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HARLING
Land off Kenninghall Road

Heritage Developments
Norfolk Tower Flr 10 48-52 Surrey St

Purcell
3 Colegate Norwich

Erection of  37 dwellings, access, services, external works (Phase 2). 

Full

3PL/2014/0620/F

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle of development
Viability
Design
Traffic

 KEY ISSUES

Permission is sought to extend a recently completed housing scheme with a second phase of
development.  The scheme would comprise the erection of 37 dwellings, public open space and
new access roads.  The application is supported by a Planning Statement, Design & Access
Statement, Ecological Assessment and a Contamination Study.  Following negotiations, the
proposed development layout has been revised.

The site forms part of a larger field located on the eastern edge of Harling.  The site is adjoined to
the south and west by existing housing and to the north and east by open fields.  The southern
and eastern boundaries of the site are marked by established hedgerows.  The site is located
outside the Settlement Boundary for Harling, as defined in the Core Strategy Proposals Map.
Nearby development is predominantly residential in character.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Nick Moys

No

 EIA REQUIRED

No Allocation
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Planning permission was granted for 40 dwellings as phase 1 of the development in 2012.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

SS1
CP.11
CP.14
DC.01
DC.02
DC.04
DC.11
DC.13
DC.14
DC.16
DC.17
NPPF

Spatial Strategy
Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Open Space
Flood Risk
Energy Efficiency
Design
Historic Environment
With particular regard to paras.6-10, 14, 49, 58

The following policies of the adopted Breckland Core Strategy and Development Control Policies
and the adopted Site Specific Policies and Proposals Document, including the Proposals Maps,
have been taken into consideration in the determination of this application.  The provisions of the
National Planning Policy Framework have also been taken into account, where appropriate 

HARLING P C -   
The application for Phase 2 to proceed was discussed at our Parish Council meeting yesterday
and the unanimous decision of The Parish Council was to object to this application, in attendance
were members of the public who also objected to this second phase of development and will be
forwarding letters of objection to yourselves in due course.

Harling Parish Council hereby object on planning grounds to the proposed development(s) as
follows:

Traffic - The Kenninghall Road that currently serves Phase 1 is already a well-used road for traffic
accessing Kerridges, Brewsters, Hamblings Piece, properties on the Kenninghall Road and of
course the village of Kenninghall itself.  The extra traffic from residents of Rusina fields is
noticeable and a further 36 dwellings will increase road safety issues by fold. Also with the new
housing developments on Lopham Road this has increased traffic along Kenninghall Road with
residents taking a short cut through Kerridges/Hamblings Piece.

Barn Owls - There are a family of Barn Owls known to nest on this area of land, there is no

A section 106 is being drafted to secure the provision of affordable housing, public open space
and contributions towards education (£6074/dwelling) and library services (£60/dwelling).

 CIL / OBLIGATIONS
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mention of this in the Ecological Assessment and as Planning Authorities have a legal duty to
consider impacts on biodiversity (NERC Act 2006) we require that this matter is looked into
further.

Local housing for local people - Many comments that have been received by the Parish Council is
that this development is not aimed at the residents of East Harling.  With a small handful of five
bedroom properties priced over half a million pounds and 40% of the remaining 29 properties
going to those requiring social housing (which appears predominately from Phase 1 to be those
from outside of the village)  there seems to be little that would suit first time buyers with a smaller
budget.  (Three bedroomed properties on Phase 1 were selling at £225,000, a price beyond that
of a first time buyer)

Impact of schooling for local children- Once again we refer to the 40% of social housing offered
and the priorities that these families' children have over local children to secure places at our
village school.  The school is already at capacity and some children in villages on the out skirts of
Harling whose siblings or even parents went to the school are having to go further afield due to
lack of spaces.

Parking - The village of Harling has little public parking and any further increase on population
would mean the limited public parking we have in our village centre would be pushed over its limit
causing congestion on our roads.

Infrastructure - As mentioned our school is already full to capacity and so is our Doctors surgery
due to the influx of patients recently from Watton surgery.  
The expansion of the village would impact upon local services, in particular the effect on surface
water drainage and sewerage, both of which are already at capacity.

Play Area - Both plans for phase 1 and 2 show a playground on the developments, no sign of this
is visible currently on phase 1 and the question is asked what provisions are being made for
those new families.

Public Transport - Bus routes in particular have been reduced in all local areas yet demand is still
high, once again an influx in residents could cause those more in need of transport to suffer. At
Larling station only 2 trains stop each day.

Electricity Wires - Currently overhead 11000 volt electricity wires are running through the
development and it appears there are no plans for the developer to pay for these to be put
underground.  We appreciate the developer does not want to incur the cost of putting these wires
underground, and states in the design and access statement that the lines will pass through the
rear gardens of the properties.  New owners will no doubt plant trees, erect sheds which are all
climbing aids, children flying kites under the lines is a serious concern.  There is also the potential
for these 11000 volt wires to snap in high winds, dropping immediately into gardens.

East Harling is a small village with a strong sense of identity, any more new developments no
matter of their size compared to the size of the village, would overwhelm it and detract from its
village appeal.

East Harling lies at the edge of Norfolk Constabularies overstretched police's patch. Expansion of
the village can only exacerbate the, albeit small, problems we currently encounter with burglary
and vandalism. How will the police cope with the extra demand for its services? 
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NORFOLK COUNTY COUNCIL HIGHWAYS    

ENVIRONMENTAL HEALTH OFFICERS    

CONTAMINATED LAND OFFICER    

ENVIRONMENT AGENCY    

HISTORIC ENVIRONMENT OFFICER    

NORFOLK WILDLIFE TRUST    

OBLIGATIONS OFFICER, NORFOLK COUNTY COUNCIL    

Whilst I maintain the view that a second point of access should be provided onto Kenninghall
Road as part of this application to safeguard potential future development that may come
forward, as previously advised taking the current application on its merits I do not feel I would
have sufficient grounds to recommend refusal.  The applicant should be aware, however, that
should they apply for future extensions of this site without a second point of access they
potentially risk a highways recommendation of refusal.

Should your Authority be minded to support the application conditions are recommended in
relation to the construction of roads/footways and construction management measures. 

No objection subject to conditions relating to drainage and construction management.  

Conditions relating to site investigation and unexpected contamination are recommended. 

No objection subject to a condition requiring detailed surface water drainage arrangements to be
agreed. 

This site has already been evaluated under archaeological conditions as part of the first phase
application 3PL/2010/0596/F.  We would therefore not make any further recommendations for
archaeological work for this next phase in the development.

No objection subject to the retention of existing trees and hedges.  

The requirements below would need to be addressed in order to make the development
acceptable in sustainable terms through the delivery of necessary infrastructure. The funding of
this infrastructure would be through: Planning obligations/condition. 
Education:- Both East Harling Primary School and Old Buckenham High School are full; however
there is some spare capacity for Nursery provision.  Therefore Norfolk County Council's
Children's Services will be seeking Developer Contributions for Primary and High School. 
Fire Service:- Norfolk Fire Services have indicated that the proposed development will require 1
hydrant per 50 dwellings (on a minimum 90-mm main) for the residential development at a cost of
£892 per hydrant. The number of hydrants will be rounded to the nearest 50th dwelling where
necessary
Library Provision:- A development of 36 dwellings would place increased pressure on the existing

The granting of this application would provide the precedent for further development of the village
eventually swamping the original village within suburban sprawl.
We shall await the Councils decision.
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Representations have been received from a number of local residents objecting to the proposed
development.  The objections raised relate to: the development outside the village boundary,
harm to the character and appearance of the area, additional traffic, the adequacy of local
services, effects on wildlife, loss of amenity.

 REPRESENTATIONS

1.0  The application is referred to Committee as a major development and because it would be
contrary to policy.

2.0  Principle of development

2.1  The site of the proposed development largely falls outside the Settlement Boundary for
Harling.  Its development for housing would therefore conflict with Core Strategy Policy CP14
which seeks to focus new housing within defined settlement boundaries.  However, as the
Council cannot currently demonstrate a 5 year supply of housing land, Policy CP14 cannot be
considered to be up-to-date insofar as it relates to the supply of housing land.  

2.2  In this situation, the presumption in favour of sustainable development set out in the National
Planning Policy Framework (NPPF) means that permission for development should be granted
unless any adverse impacts of so doing would demonstrably outweigh the benefits or specific
policies in the Framework indicate that development should be restricted.  

2.3  Harling is identified as a Service Centre Village in the Core Strategy, and has a good range

 ASSESSMENT NOTES

ANGLIAN WATER SERVICE    

library service particularly in relation to library stock, such as books and information technology.
This stock is required to increase the capacity of Thetford library. It has been calculated that a
development of this scale would require a total contribution of £2,160 (i.e. £60 per dwelling).

Confirm that the local waste water treatment plan and sewerage network has capacity to accept
additional flows from the development.

NATURAL ENGLAND -  No Comments Received 

CRIME REDUCTION & ARCHITECTURAL LIAISON OFFICER -  No Comments Received 

ENVIRONMENTAL PLANNING -  No Comments Received 

HOUSING ENABLING OFFICER -  No Comments Received 

ECONOMIC DEVELOPMENT -  No Comments Received 

NORFOLK RIVERS INTERNAL DRAINAGE BOARD -  No Comments Received 

ECOLOGICAL AND BIODIVERSITY CONSULTANT -  No Comments Received 
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of local facilities and services, including shops, restaurants, public house, various community
buildings, a primary/middle school, playing fields, a church, a medical practice and dental
surgery.  The village is also served by a number of bus services.  Accordingly, the village is
considered to be a suitable and sustainable location for modest growth.

2.4  Although outside the defined settlement limit, the proposed development would adjoin the
main built up area of the village, and would be close to other housing and within easy reach of
village amenities. The proposal would not therefore result in an isolated development in the
countryside, and would be consistent with the NPPF principle that rural housing should be located
where it will maintain or enhance the vitality of rural communities.  

2.5  The proposal would also make a positive contribution to the supply of housing in the area,
including affordable housing, and the construction of the development would have some short-
term economic benefits.  The application is a full application and there is nothing to suggest that
the development could not proceed in the short-term.  However, in order to encourage the early
delivery of the proposed housing, a two year time limit for commencement is recommended.

2.6  The considerations outlined above weigh in favour of the proposal.  The scheme would also
be sympathetic to the character and appearance of the area (see below).  Accordingly, it is
considered that the proposal would represent a sustainable form of development as defined in
paragraphs 6-10 of the NPPF. 

3.0  Development Viability

3.1  A viability appraisal was submitted in support of the application which indicated that the
provision of any affordable housing would render the development unviable.  This appraisal has
been reviewed by the District Valuer, who has suggested that whilst a policy compliant scheme
with 40% affordable housing would not be viable, a lower level of contribution of 19% could be
provided.  

3.2  Following further discussion with the applicant, additional information has been provided in
respect of development costs and a revised proposal for 5 affordable dwellings has been made.
The provision of 5 affordable units would equate to a 14% contribution based on the phase 2
proposal, or a 27% contribution if phases 1 and 2 are combined.  Discussions are on-going in
relation to this matter and a further update will be provided.  

4.0  Character and appearance

4.1  The proposal would extend the built footprint of the village into open land.  However, the site
is well screened from view from Kenninghall Road by established boundary hedgerows.  Only
glimpsed views would be available in the vicinity of adjacent properties to the west from where the
scheme would be seen in the context of existing housing.  No new openings in the existing
hedgerows are proposed and the proposed houses would be set well back from the road.  Views
from elsewhere would be limited by distance, intervening vegetation and buildings, and the
surrounding topography.  Additional landscaping and tree planting to the presently open northern
boundary of the site (which could be secured by planning condition) would further mitigate the
visual impact of the development.   Consequently, the proposal would not result in a significantly
harmful intrusion into the countryside or cause significant harm to the rural setting of the village.
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4.2  It is considered that the layout and design of the proposal, as amended, is well conceived.
The low density of the scheme (11 DPH) would enable a spacious feel to be achieved, with a
number of larger detached houses set in very generous plots.  This would be appropriate given
the edge of village location and the character of nearby development.  Open spaces would be
well integrated into the scheme, creating focal points and softening the exposed northern edge of
the development.  External materials would reflect those used elsewhere in the locality, including
red brickwork, coloured render, timber boarding, clay pantiles and slates.  House type designs
would be traditional in form and would be similar to those constructed as part of the first phase of
the development.  

4.3  Located to the south of the site, 'The Windmill' is a Grade II Listed former mill tower.  Its
significance is derived from its distinctive form, architectural feature and historic fabric.  The mill
tower is set well back from the road amongst existing buildings and would be largely screened
from view from the application site by intervening hedging and buildings.  It is considered that the
proposed development would have a minimal effect on the setting of this Listed Building.  

4.4  It is concluded therefore that the proposal would be acceptable in design terms and would
relate well to its surroundings.  The scheme would therefore accord with Core Strategy Policies
CP11 and DC16, and with the guidance set in paragraph 58 of the NPPF.

5.0  Other matters 

5.1  Access to the development would be gained via the existing entrance onto Kenninghall Road
which serves Phase 1 of the scheme and by extending the existing estate road into the site.  No
new accesses onto Kenninghall Road are proposed.  The Highway Authority has raised concerns
about this arrangement as any further development (beyond that currently proposed) would
require a second point of access.  However, this land is not allocated for housing and there are
currently no proposals for further development here.  It is also noted that the creation of a second
access would also require the removal of part of the established roadside hedging which
contributes positively to the appearance of the area.  Other concerns relating to the detailed
design of the new access roads have been addressed by the amended proposals. 

5.2  The proposed development would be adjoined directly by existing housing to the west.
However, good separation distances would be maintained between the existing and proposed
housing, and new planting is proposed to the boundary to provide additional screening.  Existing
housing to the south of the site would be separated from the proposed development by the
Kenninghall Road and well established roadside hedging.  Separation distances of around 50
metres would be maintained.  Some disturbance would be caused by additional traffic
movements to the development, but given existing traffic levels and the character of the area, it is
not considered that this would cause significant harm.  Construction activity could also cause
some disturbance, although this would be temporary and could be limited by a suitably worded
planning condition.

5.3  Some local concerns have been raised about the effects of the development on wildlife.
However, the Ecological Assessment submitted in support of the application found no evidence of
protected species and concluded that existing grassland was of low ecological interest.  Existing
trees and hedgerows provide useful habitat for wildlife, and will be retained as part of the
development.  Norfolk Wildlife Trust has raised no objection to the application subject to the
retention of these trees and hedgerows.
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Planning Permission

3007
3046
3104
3140
3404
3405
3408
3700
3702
3704
3750
3920
3943
3860
3920
3920
3994
3996
4000
2001
2014

Full Permission Time Limit (2 years)
In accordance with submitted plans
External materials to be approved
Prior approval of slab level
Surfacing of parking etc-details and construction
Fencing/walls - details and implementation
Landscaping - details and implementation
Details of roads, footways etc.
Engineering works to specification of LPA
Roads & footways to dwellings - construction
Parking/garaging provided and retained
Construction management
Contamination found during development
Surface water drainage scheme
Sustainable Homes Code Level 4
Provision of fire hydrants
Note re s106 agreement
Note - Discharge of Conditions
Variation of approved plans
Application Approved Following Revisions
Criterion E - Planning Apps Where Approved

 RECOMMENDATION

 CONDITIONS

6.0  Conclusion

6.1  Taking all of the above matters into account, it is concluded that subject to the satisfactory
resolution of the outstanding affordable housing issue, the proposal would represent a
sustainable form of development, as defined in the NPPF, to which the presumption in favour
would apply (paragraphs 14 and 49).  The proposed housing would be well related to the village,
within easy reach of local facilities and would contribute positively to the supply of housing.  No
significant harm would be caused to the character and appearance of the area or local amenity. 

6.2  It is recommended that planning permission is granted subject to conditions and the
completion of a legal agreement relating to affordable housing, open space and contributions to
local infrastructure.

6.3  Delegated authority is requested for the application to be refused by the Council's Planning
Manager if the legal formalities in respect of the Section 106 are not completed within three
months of the date of this decision or that the Planning Manager has the authority to agree
another more appropriate time scale for the completion of any such agreement.
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DEREHAM
Former Cemex Site
10 Yaxham Road

A W Scales
Trafalgar House Rash's Green

Plandescil Ltd
Connaught Road Attleborough

Proposed Discount Food Store & Car parking  

Full

3PL/2014/0934/F

N

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Planning policy
Retail
Impact
Traffic

 KEY ISSUES

Permission is sought for the erection of a new foodstore, associated car parking and landscaping.
 The foodstore, which would be operated by Aldi, would provide some 1,563 sq m of retail
floorspace (1,140 sq m net).  Access to the foodstore would be via two recently constructed new
accesses onto Yaxham Road.

The application is supported by a Retail Statement, Transport Assessment & Travel Plan, Flood
Risk Assessment and Design & Access Statement.

The application site forms part of the former Cemex concrete works site which has been cleared
and is being is being redeveloped for commercial purposes.  The site is in an out of centre
location, south of Dereham town centre.  

The immediate surroundings include both commercial uses and residential development.  There
are retail uses to the east (Lidl/Tesco) and north-west (Roys), industrial uses to the west (Rash's
Green Industrial Estate) and housing to the south along Yaxham Road.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Nick Moys
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Planning permission was granted in January 2014 for the redevelopment of the Cemex site with a
fast food restaurant, family pub/restaurant, hotel and industrial units.  The proposed foodstore
would occupy the part of the site previously earmarked for a hotel, and would adjoin the proposed
fast food restaurant and pub/restaurant.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

ENVIRONMENT AGENCY    
No objection following receipt of further information, subject to conditions relating to surface
water drainage and contaminated land.

 CONSULTATIONS

SS1
CP.07
CP.13
DC.01
DC.06
DC.14
DC.19
NPPF

Spatial Strategy
Town Centres
Accessibility
Protection of Amenity
General Employment Areas
Energy Efficiency
Parking Provision
With particular regard to paras.23-27

The following policies of the adopted Breckland Core Strategy and Development Control Policies
and the adopted Site Specific Policies and Proposals Document, including the Proposals Maps,
have been taken into consideration in the determination of this application.  The provisions of the
National Planning Policy Framework have also been taken into account, where appropriate 

DEREHAM T C -   
The Council had the following concerns. That the transport assessment was far too narrow in
only considering the impact of the development on the Yaxham Road roundabout rather than
considering congestion through to the Tavern Lane junction.  The assessment identified cars
queuing onto the roundabout but the reality is that if cars are queuing onto the roundabout it
means that it is queuing through to the Tavern Lane Junction which is why an assessment should
have been made assessing the saturation levels of all the junctions.

No

 EIA REQUIRED

Not Applicable.

 CIL / OBLIGATIONS
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HIGHWAYS AGENCY    

MID NORFOLK RAILWAY PRESERVATION TRUST    

TOWN PLANNING TECHNICIAN SOUTH EAST NETWORK RAIL    

NATURAL ENGLAND    

CRIME REDUCTION & ARCHITECTURAL LIAISON OFFICER    

NORFOLK COUNTY COUNCIL HIGHWAYS    

It is the Highway Agency's view that the traffic generated by the development is unlikely to give
rise to concern regarding the operation and safety of the A47 trunk road
In the light of further information it is understood the holding direction is to be removed.  Formal
confirmation is awaited.

No objection.

The railway lines which run adjacent to the site are not under Network Rail's ownership.
Therefore Network Rail has no further observations to make.

No objections.  

This application is in close proximity to the Badley Moor SSSI and Potter & Scarning Fens East
Dereham SSSI.  These sites also form part of the Norfolk Valley  Special Area of Conservation
(SAC). 
 
Natural England advises your authority that the proposal, if undertaken in strict accordance with
the details submitted, is not likely to have a significant effect on the interest features for which
Norfolk Valley Fens SAC has been classified.  Natural England therefore advises that your
Authority is not required to undertake an Appropriate Assessment to assess the implications of
this proposal on the site's conservation objectives.
 
In addition, Natural England is satisfied that the proposed development being carried out in strict
accordance with the details of the application, as submitted, will not damage or destroy the
interest features for which the Badley Moor SSSI and Potter & Scarning Fens East Dereham
SSSI has been notified. We therefore advise your authority that these SSSI do not represent a
constraint. 

No objection.  Various recommendations made to reduce the potential for crime.

Our original concerns broadly related to the limited study area of the original TA, the lack of clear
data and the failure to include the Hopkins Homes development on Yaxham Road which whilst it
is not committed and would not normally be included in a retail assessment, was felt would be
appropriate to be included both for the evening peak assessment and for the Saturday
assessment.

Additional modelling has been undertaken and whilst the Highway Authority still has some minor
concerns regarding the elements of the methodology, it is not felt that these would have a severe
impact on the modelling results.
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NATIONAL GRID    

ENVIRONMENTAL PLANNING    

There is known to be queuing in the area particularly on a Saturday and in the evening peak. The
Tavern Lane junction is considered to play an influential role on this queuing. The junction
benefits from a MOVA system of control, however it is felt that some reallocation of road space
could help reduce the queuing particularly from the Kingston Road roundabout towards the town
centre.

To this end, the applicant has suggested some changes to the white lining on this approach
which will increase the potential stacking space for vehicles and so should help increase the
capacity of this arm of the junction in terms of the throughput of vehicles. The Highway Authority
considers that such a scheme is an appropriate level of mitigation for the development and has
conditioned the delivery of the works below. 

Therefore in light of the above, the Highway Authority has no objection subject to conditions.  

National Grid has identified that it has apparatus in the vicinity which may be affected by the
activities specified. 

The application proposes 1,140sqm net additional A1 convenience floorspace.  Policy CP7 Town
Centres within the adopted Core Strategy includes a town centre first approach which is in
accordance with the aims of the NPPF.  This application represents a significant proportion of the
total floorspace required within the emerging Retail and Town Centre Study 2014 (1599sqm) up
to 2036 and as such will impact upon the approach to retail provision taken through the new
Local Plan.

Due to the size of the scheme and its location a sequential assessment is required with this
application in accordance with paragraph 24 of the NPPF. The retail statement includes a
sequential assessment which reviews the sites within Breckland's Retail and Town Centre Study
2010.  Policy D6 within the Council's adopted Site Specifics Policies and Proposals DPD
allocates land within Dereham's town centre for convenience and comparison floorspace.  It is
acknowledged that the sequential assessment included within the retail statement, however it
would be useful if further details were provided as to the enquiries that had been made to
consider the availability of this site.  Due to the size of the scheme involved it is below the level of
requiring an impact assessment as set out a paragraph 26 of the NPPF and Breckland's Town
Centre Policy CP7 does not include a locally set threshold.  The proposal is though likely to
impact upon the delivery of the town centre retail allocation.

Notwithstanding the above concerns regarding the sequential assessment, Policy DC19 Parking
Provision is also of relevance to this application.  The application proposes an additional 75 car
parking spaces.  The car parking standard sets out a maximum of 1 space per 20sqm which is
subject to a multiplier of 0.8.  This would create a total maximum of 65 car parking spaces for the
store.  What is more relevant to note however is the requirement for cycle parking.  The minimum
requirement is one space per 70sqm.  This would require 23 cycle spaces.  It would therefore be
appropriate if a greater number of cycle spaces were included within this application in
accordance with DC19.

The size of the application triggers the requirements set out within Policy DC14 of the adopted
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One letter of objection has been received, suggesting that there are already too many food stores
in the town and that alternative community uses, such as medical facilities, should be considered
instead.

 REPRESENTATIONS

1.0  The application is referred to Committee as a major development proposal.

2.0  Principle of development 

2.1  The National Planning Policy Framework (NPPF) identifies town centres as the preferred
location for retail uses and indicates that proposals for new development should adopt a
sequential approach to site selection and consider potential effects on existing centres.  Where a
proposed retail scheme would not satisfy the sequential test or would be likely to have a
significant adverse impact on town centre viability and vitality, the NPPF indicates that permission
should be refused.

2.2  At a local level, Core Strategy Policy CP7 seeks to restrict retail development outside town
centres unless there is a need for development, there are no sequentially preferable sites and no
negative impact on town centre viability and vitality.  This policy pre-dates the NPPF but, other
than in relation to requirement to demonstrate retail need, is considered to be broadly consistent
with the Framework. 

 ASSESSMENT NOTES

CONTAMINATED LAND OFFICER    

HEALTH & SAFETY EXECUTIVE    

Core Strategy.  This requires 10% of the energy provision to come from a renewable source.  It is
considered that this can be secured via condition. 

No objection subject to conditions. 

As the proposed development is within the Consultation Distance of a major hazard pipeline you
should consider contacting the pipeline operator before deciding the case.  There are two
particular reasons for this:  
· The operator may have a legal interest (easement, wayleave, etc.) in the vicinity of the pipeline.
This may restrict certain developments within a certain proximity of the pipeline. 
· The standards to which the pipeline is designed and operated may restrict occupied buildings or
major traffic routes within a certain proximity of the pipeline.  Consequently there may be a need
for the operator to modify the pipeline, or its operation, if the development proceeds

NORFOLK RIVERS INTERNAL DRAINAGE BOARD -  No Comments Received 

ANGLIAN WATER SERVICE -  No Comments Received 
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2.3  The sequential approach means that out of centre locations, like the application site, should
only be considered if there are no other suitable sites in the town centre or edge of centre
locations.  To demonstrate compliance with this test the applicant has undertaken a
comprehensive review of potential sites.  This has identified 3 alternative locations for more
detailed assessment: the former Inland Revenue building, land off Georges Road and land at the
Dereham TA Centre.

2.4  The former Inland Revenue building is not large enough for the proposed development and
has been dismissed for this reason.  The sites at Georges Road and the TA Centre could
accommodate a development of the size proposed, and indeed are identified in the Council's Site
Specifics Policies and Proposals DPD (Policy D6) for around 6,700 sq m of retail development.
However, these sites are significantly constrained by their irregular shape, their limited
accessibility and visibility, and by historic building/townscape considerations.  More critically, the
allocated land is in multiple ownership, in active use, including various commercial purposes and
public car parking, and is not currently available.  No other potential alternative sites have been
identified.  On this basis, it is considered that the requirements of the sequential test have been
satisfied in this instance.

2.5  The NPPF indicates that retail impact assessments should normally be required only for out
of centre schemes of more than 2,500 sq m.  The proposed Aldi store falls well below this
threshold.  Nonetheless, the applicant has provided a general assessment of the likely effects of
the proposal on the town centre.
  
2.6  Aldi's trading model is based on the sale of a limited range of products (compared to the 'big
four' supermarkets) at discounted prices, and only a limited range of comparison goods would be
provided.  There would be no sales of cigarettes, newspapers, magazines or lottery tickets; nor
would the proposed store include a specialist butcher, fishmonger, delicatessen, chemist or
bakery.  It would not compete directly therefore on a like-for-like basis with other specialist
retailers.  Impacts on larger supermarkets would also be limited as the store would not offer a
comparable 'one-stop-shop'.

2.7  Given its nature and location, the proposed store would be likely to have the greatest trading
impact on the nearby Lidl and Tesco stores.  As both these stores are out of centre, they are not
afforded protection under planning policy.  Some diversion of trade from other stores is also
likely, including Morrisons, Iceland and Co-op, but not at a level that would be likely to result in
significant effects on the town centre.  

2.8  The proposed Aldi store would have a net sales area of 1,140 sq m, of which 80% (912 sq
m) would be for the sale of convenience goods.  This compares with an anticipated total
convenience floorspace requirement for Dereham of 645 sq m at 2021, 941 sq m at 2026 and
1,599 sq m up to 2036, as forecast in the Council's draft Retail Study Update (2014).  However,
these figures are based on an assumed turnover density of a larger foodstore.  If adjusted for
lower average turnover of a limited range discount store like Aldi, these floorspace requirements
would increase to 1,021 sq m by 2021, 1,508 sq m by 2026 and 2,560 sq m by 2036.  On this
basis, whilst the proposal would absorb all of the new convenience floorspace required up to
around 2021, after that date residual expenditure would be available over the plan period to
support further development.  The proposal would have a very limited effect on comparison
spending given the limited floorspace proposed for this purpose. 

2.9  Taking into account these considerations, it is concluded that the proposal would be unlikely
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to have a significantly adverse effect on the town centre.  Nor would it be likely to significantly
affect the delivery of future retails proposals on land allocated in the town centre over the plan
period.  In addition, whilst it is considered that there is no qualitative deficiency in food store
provision, the proposal would nonetheless widen the retail offer of the town and increase
competition and customer choice.  Consequently, the proposal would accord with Core Strategy
Policy CP7 and the guidance set in paragraph 23-27 of the NPPF.

2.10  The proposal would result in the loss of land allocated for employment.  However, the
principle of an alternative commercial use of the site has been established by the previous
planning permission for redevelopment.  Moreover, the proposed store would itself provide some
30-40 new jobs. 

2.11  Core Strategy Policy DC14 requires developments of this size to secure 10% of their
energy requirements from renewable sources.  Although no detailed proposals for energy have
been provided, it is considered that this policy requirement can be secured by a suitably worded
planning condition.

3.0  Transport

3.1  Concerns were raised initially by the Highways Agency and Norfolk County Council about the
effect of the proposal on the local road network, particularly in relation to congestion at peak
times around the Yaxham Road roundabout and the Tavern Lane junction.  Similar concerns
were raised by Dereham Town Council.

3.2  In response the applicant's transport consultants have undertaken further traffic surveys and
modelling work, and two further reports have been submitted as addendums to the original
Transport Assessment to broaden its scope.  The revised assessment takes into account
proposed housing development off Yaxham Road by Hopkins Homes.  The submitted reports find
that the proposed foodstore would have only a very limited impact on existing traffic congestion
when compared to the permitted use of the site as offices/hotel. This is in part due to the fact that
a significant number of the anticipated vehicle movements would be from traffic that would
already be passing the site (20%) or would be diverted from Tesco/Lidl (60%) and so would
already be using this part of the local road network.  New trips, including trips diverted from other
parts of the town, would account for around 20% of the total traffic movements.  

3.3  On the basis of the additional traffic work undertaken the Highways Agency has indicated
that it is content that the proposal would not give rise to any concern in terms of the safe
operation of the A47 trunk road.  However, its holding direction preventing approval of the
application was maintained pending receipt of formal comments from the County Council in
relation to queuing traffic at the Yaxham Road/Tavern Lane junction.  The County Council has
subsequently confirmed that it has no objection to the proposal subject to conditions, including a
requirement to undertake some off-site highway improvements.  These improvements would
comprise the reallocation of road space in the vicinity of the Yaxham Road/Green Road junction
and should result in a reduction in queuing traffic here.  On this basis it considered that the
proposal would not have a significantly adverse effect on the operation of the local road network. 

3.4  The site is an accessible location, and would be within walking and cycling distance of much
of the existing residential development in the southern part of the town.  A number of bus
services operate along Yaxham Road.  Planning conditions are recommended to require the
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Planning Permission

3007
3047
3935
3404
3408
3941
3935
3750
HA24
HA27
HA41
3548

Full Permission Time Limit (3 years)
In accordance with submitted
Retail floorspace limit
Surfacing of parking etc-details and construction
Landscaping - details and implementation
Renewable Energy
Construction management
Off site highway improvements
Provision of parking and servicing - when shown on plan
Cycle parking
Travel plan ( agreed & forming part of the application)
Full details of external lighting

 RECOMMENDATION

 CONDITIONS

provision of cycle parking within the site and to require the implementation of a Travel Plan.  

4.0  Other matters

4.1  The proposal is considered to be acceptable in design terms.  The store would have a bold
contemporary appearance, with white rendered walls and extensive glazing, which would relate
well to its commercial surroundings and enhance the appearance of the site.  Although larger
than the proposed public house adjacent and the approved drive-through restaurant, the store
would be set well back from the road and would not have an unduly bulky appearance due to its
design.  Landscaping is proposed to soften the appearance of the development.  The proposal
would therefore accord with Core Strategy Policy DC16.

4.2  The closest residential properties are located approximately 120 metres away from the
proposed development, and would be separated from it by other proposed commercial
development.  Given this separation distance and the mixed use character of the area, it is not
considered that activity associated with the proposal would result in material harm to the living
conditions of neighbouring residents.  The proposal would not conflict therefore with Core
Strategy Policy DC1.

5.0  Conclusion

5.1  The proposed development would accord with national and planning policies relating to out of
centre retail development as there are no suitable sequentially preferable alternative sites and
because the proposal would not be likely to have a significantly adverse effect on the town centre.
 Traffic generated by the development could be accommodated with the surrounding road,
subject to some minor improvement works, and would not materially affect existing traffic
congestion at peak times.
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3920
3946
4000
3996
2000
2014

Contamination remediation
Contaminated Land - Unexpected Contamination
Variation of approved plans
Note - Discharge of Conditions
NOTE:  Application Approved Without Amendment
Criterion E - Planning Apps Where Approved
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SWAFFHAM
Land to the east of Brandon Road

Ben Bailey Homes Ltd
c/o Agent 

Geoff Armstrong Planning
The Exchange Colworth Science Park

Variation of condition 2 of 3PL/2013/0892/F to permit replan of eastern part of
the site (phases 2 and 3)

Full

3PL/2014/1154/F

N

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Design
Layout
Viability

 KEY ISSUES

Permission is sought to re-plan phases 2 and 3 of an approved housing development at
Swaffham as a minor material amendment to the original permission.  The proposed re-plan
would result in a reduction in the number of dwellings in these phases from 164 to 136 units.
When considered with already approved changes to other parts of the original scheme the effect
would be to reduce the overall number of dwellings on the development from 335 to 293.  This
reduction in proposed dwelling numbers results largely from a reduction in the number of terraced
houses and the omission of previously proposed flats in favour of more spacious family housing.
The general layout of roads and open spaces would essentially remain unchanged from the
original scheme.

The application site is located on the southern edge of Swaffham, and comprises land formerly
used for industrial purposes including the former Redland tile factory.  The site is currently being
developed for residential purposes and parts of the early phases of the scheme closest to
Brandon Road are now occupied.  Access to the site is gained via a new roundabout on the
A1065.  The site is adjoined to the south and east by open fields.  Land to the north has been
granted permission for housing and this is currently under construction.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Nick Moys

No Allocation
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Planning permission was originally granted in 2009 for approximately 391 dwellings on the whole
site (3PL/2007/1436/H). A revised proposal for 335 dwellings was subsequently approved in 2012
(3PL/2011/0868/F).

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

HISTORIC ENVIRONMENT OFFICER    
The requirements for a programme of archaeological work on Phase 3 of this development

 CONSULTATIONS

SS1
CP.01
CP.05
DC.01
DC.02
DC.11
DC.14
DC.18
DC.19
NPPF

Spatial Strategy
Housing
Developer Obligations
Protection of Amenity
Principles of New Housing
Open Space
Energy Efficiency
Community facilities, recreation and leisure
Parking Provision
With particular regard to para. 58

The following policies of the adopted Breckland Core Strategy and Development Control Policies
and the adopted Site Specific Policies and Proposals Document, including the Proposals Maps,
have been taken into consideration in the determination of this application.  The provisions of the
National Planning Policy Framework have also been taken into account, where appropriate 

SWAFFHAM TOWN COUNCIL -   
It was unanimously agreed to support the application.  The following comments were made:  The
Council is content with the reduction in the proposed number of houses but the social housing
element should be at an acceptable proportion of the entire development and be appropriate to
Swaffham's needs.

No.

 EIA REQUIRED

A Deed of Variation is being drafted to apply the planning obligations contained in the previous
section 106 agreement to the current proposal.  A variation to the tenure of the remaining
affordable housing is also proposed.  This would allow the affordable housing to be provided as
shared equity rather than shared ownership units.

 CIL / OBLIGATIONS
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None

 REPRESENTATIONS

RAMBLERS ASSOCIATION:  NORFOLK AREA    

NATURAL ENGLAND    

CRIME REDUCTION & ARCHITECTURAL LIAISON OFFICER    

PUBLIC RIGHTS OF WAY OFFICER    

NORFOLK COUNTY COUNCIL HIGHWAYS    

OBLIGATIONS OFFICER, NORFOLK COUNTY COUNCIL    

remain unchanged from our recommendations on 3PL/2011//0868/F. We request that the same
condition is applied to the amended permission if this is necessary to secure the archaeological
work. 

No objection, providing Swaffham FP62 is kept open throughout any works and any damage to it
is repaired without delay.  We note the comments of David Mills, and support measures to
safeguard the integrity of the path, but would not wish to see its essential rural character spoiled
by too much improvement.

No comment.

Concerns about natural surveillance, particularly of parking areas, and rear access to some
properties.  

The scale of the development will likely increase pedestrian traffic on the adjacent unsurfaced
Fp62 along the northern boundary of the site. In line with infrastructure improvement policies
some consideration should be given to improving the surface ( not full metalling) of this route in
order to better cope with increased footfall.

Various detailed comments about the layout and design of roads, access and parking areas.  

As this variation does not significantly alter the number of houses and therefore the S106 we
would not have any further comment to make on this application, unless the applicant is keen to
renegotiate the S106.

ENVIRONMENT AGENCY -  No Comments Received 

HEALTH & SAFETY EXECUTIVE -  No Comments Received 

GPSS -  No Comments Received 

ENVIRONMENTAL SERVICES OFFICER -  No Comments Received 

ECONOMIC DEVELOPMENT -  No Comments Received 
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1.0  This application is referred to Committee as a major development proposal.

2.0  Principle of development

2.1  The principle of the development of the site for housing is established by previous planning
permissions, including the extant permission for 335 dwellings (3PL/2011/0868/F).  The site falls
within the Settlement Boundary for Swaffham, as defined in the Core Strategy Proposals Map,
and is identified as a site with permission for housing.

2.2  The application is for material minor amendment to an approved development. The
Government's Planning Practice Guidance says that when dealing with such applications local
authorities should focus their attention on national and development plan policies, and other
material considerations, which may have changed since the original grant of permission.  It is not
considered that there have been any material changes in circumstances in this case since
permission was granted in 2012.

2.3  Whilst the proposal would result in a reduction in the amount of housing provided, the revised
density of around 30 DPH would still represent an efficient and appropriate use of the site given
its edge of settlement location.

2.4  Accordingly, the proposed development is considered to be acceptable in principle. 

3.0  Layout and design

3.1  The overall form of the development, including the arrangement of streets and open spaces,
would remain unchanged.  The overall design concept for the site based on a series of
interconnected streets of varying character punctuated by open spaces would thus be
maintained.  

3.2  The proposed reduction in the number of terraced houses in favour of detached and semi-
detached dwellings would generally give the scheme a more open and spacious character.
Houses would generally be set back further from the road to give a more suburban character, and
most car parking would be provided on individual plots rather than in parking courts. House type
designs would be simple but traditional in form, and would be arranged to create varied street
scenes.  The proposed house type designs would be compatible with the early phases of the
development.

3.2  A number of detailed amendments have been made to the layout of access and parking to
address comments made by the Highway Authority.  Changes have also been made in response
to concerns raised by Norfolk Police to increase levels of casual surveillance of parking areas.

3.4  Accordingly it is considered that the proposals would be acceptable in design terms and
would accord with Core Strategy Policy DC16 and the guidance set out in paragraph 58 of the
NPPF.

4.0  Development viability

 ASSESSMENT NOTES
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Planning Permission

3006
3047
MT03
PD09
3380
3403
3408
3414
3920
HA01
HA02
HA03
A
3750
3750
3750
3920
3949

Full Permission Time Limit (3 years)
In accordance with submitted
External wall and roof materials to be agreed
No alterations to garage
Archaeological work to be agreed
Screen fencing &/or walling to be built
Landscaping - details and implementation
Fencing protection for existing trees
Biodiversity
Standard estate road conditions
Standard estate road condition
Road Surfacing

Parking/garaging
Travel Plan
Construction Method Statement
Fire hydrants
Contaminated Land - Site Investigation/Remediation

 RECOMMENDATION

 CONDITIONS

4.1  A viability appraisal was submitted with the application to support a suggested reduction in
the provision of affordable housing.  However, following consideration of the appraisal by the
District Valuer, it is now proposed to maintain the level of affordable housing at 20% in
accordance with the terms of the current section 106 agreement.  In order to enable this provision
to be delivered, a minor change is proposed to the tenure of the affordable dwellings from shared
ownership to shared equity.  The Council's Housing Enabling Officer is content with this change.

5.0  Other matters

5.1  The comments of the Rights of Way Officer in relation to the increased use of the existing
public footpath adjacent to the northern site boundary are noted.  However, no requirements to
improve this footpath were requested or agreed on previous permissions.  The footpath has a
strongly rural character, which could be adversely affected by upgrading/re-surfacing works.  

6.0  Conclusion

6.1  The proposed changes to the approved residential development are considered to be
acceptable in design terms and would improve the appearance of the scheme by creating a more
spacious character.  Approval is recommended subject to conditions and the completion of a
Deed of Variation to transfer the current planning obligations to the new permission.
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3943
3860
3860
3992
3996
4000
2014

Contamination found during development
Surface water drainage system
Pollution control
Non-standard note re: S106
Note - Discharge of Conditions
Variation of approved plans
Criterion E - Planning Apps Where Approved
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ICKBURGH
The Old Rectory
Ashburton Road

Simco Homes
Hamilton House 25 High Street

EJW Planning Limited
Lincoln Barn Norwich Road

Erection of eight detached dwellings  

Full

3PL/2015/0001/F

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle of development
Amenity
Design, character and appearance
Highway safety

 KEY ISSUES

This application proposes eight detached contemporary homes comprising 3, 4 and 5 bed
detached houses each with a double garage. The houses are to be sustainably constructed using
a system-build method of construction in which the majority of the building's component parts are
manufactured in Germany, transported to the UK and assembled on site. This allows for the
buildings to be constructed with speed and precision with minimum disruption and maximum
efficiency. 

Access to the proposed dwellings will be taken via an existing access and follows the
access arrangements agreed as part of the previous permission.
The site already benefits from a permission for 4 large detached dwellings, and this revised
scheme now proposes 8 substantial detached dwellings.

The application site extends to 0.96 hectares, and comprises a rectangular parcel of previously
developed land that is formed of hardstanding and contains a number of industrial, storage and
office buildings. It is located to the south of Ashburton Road, Ickburgh to the rear of The Old
Rectory. The site is wholly outside the Settlement Boundary.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Gary Hancox

No Allocation
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Ickburgh lies to the east of the A1065, 5.5 kilometres south of Swaffham and 3
kilometres north of Brandon.

The site has until recently been in industrial use since 1964 and has been used variously for boat
construction, pallet manufacturing, the construction of mobile homes and a variety of storage
uses. The site has been vacant for more than two years.
3PL/2013/0908 - Four dwellings and garages - Refused - 25/11/13
3PL/2014/0244/F - Four dwellings and garages - Approved - 8/9/14

Approved September 2014 (subject to a S106 legal agreement requiring contributions towards
open space, affordable housing, and the restriction of further development to the paddock at the
rear of the site).

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

CP.01
CP.10
CP.11
CP.14
DC.01
DC.02
DC.14
DC.16
NPPF

Housing
Natural Environment
Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Energy Efficiency
Design
With particular regard to paras. 8, 12, 49, 59, 63

The following policies of the adopted Breckland Core Strategy and Development Control Policies
and the adopted Site Specific Policies and Proposals Document, including the Proposals Maps,
have been taken into consideration in the determination of this application.  The provisions of the
National Planning Policy Framework have also been taken into account, where appropriate 

No

 EIA REQUIRED

In light of recent changes to paragraph 12 of the Planning Obligations section of the National
Planning Policy Guidance (NPPG), schemes for 10 or less dwellings, and less than 1000m2 of
floor area, no longer trigger the requirement to provide affordable housing and open space
contributions, as previously required under Policies DC4 and DC11 of the Breckland Core
Strategy.  As the combined floor area of the proposed dwellings is more than 1000m2, then either
on site provision of affordable housing, or an agreed financial contribution is required.  This can

 CIL / OBLIGATIONS
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NORFOLK COUNTY COUNCIL HIGHWAYS    

CONTAMINATED LAND OFFICER    

ENVIRONMENTAL HEALTH OFFICERS    

ECOLOGICAL AND BIODIVERSITY CONSULTANT    

TREE AND COUNTRYSIDE CONSULTANT    

Community and Environmental
The current submission seeks to double the number of dwellings approved under ref
3PL/2014/0244.  However since this involves the re-development of a brownfield site which
generated a number of HGV movements there are no concerns with the principle of eight
dwellings in this location.

As part of the previous proposal the applicant agreed to carry out localised widening in the form
of two passing places, between the site and the church, where the carriageway would be
widened to a minimum of 4.5 metres.  Given the increase in vehicular traffic I consider a third
passing place should be provided beyond the church.  In addition I would require some minor
amendments to the layout plan. I should therefore be obliged if you would obtain a revised
drawing including
- The potential location of three passing places where the carriageway will be widened to 4.5m
- A size three turning area at the end of the private drive to enable delivery vehicles to turn
- A bin collection point within the site at the junction with Ashburton Road
- The In/Out legs being widened to 3.7 to allow access to fire tenders
- The In/Out legs being clearly signed as such.

Comments on amended plans awaited.

No objection, subject to conditions re:-
Site Investigation/Remediation
Unexpected Contamination

No objections.

No objection. 

No objection, subject to appropriate conditions.

 CONSULTATIONS

ICKBURGH P C -  No Comments Received 

be secured by way of a S106 legal agreement.  It has been agreed that a financial contribution of
£84,000 is appropriate in this case.

The Section 106 Legal Agreement in connection with the current permission on the site includes a
clause restricting any further development on the paddock to the rear of the site.  It is appropriate
that the revised S106 in respect of any new permission be subject to the same obligation.



BRECKLAND COUNCIL - PLANNING COMMITTEE - 13-04-2015

DC131_new

10 letters of support:- 

- The erection of high-tech housing is needed
- This form of energy efficient and environmentally friendly construction is the way forward
- Perfect location
- Ickburgh & Breckland would benefit greatly from a high quality development such as this
- Can only be a good thing for the area

 REPRESENTATIONS

1.0  The application is referred to Planning Committee as it is contrary to the Development Plan
and due to its recent planning history

1.1  For decision making purposes, as required by Section 38(6) of the Planning & Compulsory
Purchase Act 2004, the Development Plan comprises the Adopted Core Strategy and
Development Control Policies Development Plan Document, together with the Site Specific
Allocations DPD. Material considerations in respect of national planning policy are the NPPF and
the more recently published National Planning Policy Guidance.

2.0  Principle of development

2.1  The application site is located outside the established settlement boundary. For this reason
the proposal conflicts in principle with Policies DC2 and CP14 of the Core Strategy and
Development Control Policies Development Plan Document (2009), which seeks to focus new
housing within defined Settlement Boundaries.  However, paragraph 49 of the National Planning
Policy Framework (NPPF) states that where an authority does not have an up to date five year
housing land supply (at present the District figure is 3.3 years), the relevant local policies for the
supply of housing as referred to above should not be considered up-to-date and that housing
applications should be considered in the context of the presumption in favour of sustainable
development.

2.2  The Government defines sustainable development as having three roles:

- economic, in terms of building a strong economy and in particular by ensuring that sufficient
land of the right type is available in the right places

- social, by supporting, strong vibrant and healthy communities by providing the supply of housing

 ASSESSMENT NOTES

NORFOLK FIRE AND RESCUE    
No objection, subject to  a condition requiring the provision of a fire hydrant on the site.

ENVIRONMENTAL PLANNING -  No Comments Received 

PRINCIPAL PLANNER MINERAL & WASTE POLICY -  No Comments Received 

NATURAL ENGLAND -  No Comments Received 



BRECKLAND COUNCIL - PLANNING COMMITTEE - 13-04-2015

DC131_new

required to meet future need in a high quality environment with accessible local services and

- environmental, through the protection and enhancement of the natural, built and historic
environment

2.3  Paragraph 8 of the NPPF also stresses that these roles should not be undertaken in isolation
because they are mutually dependent; therefore a balanced assessment against these three
roles is required.

2.4  In terms of the economic and social criteria, the proposal would provide eight dwellings for
market sale.  The development of this site would therefore make a positive, albeit modest,
contribution to the housing supply shortfall and provide some short-term economic benefits
through its construction.

2.5  The application site already benefits from an existing planning permission for 4 detached
dwellings, and the principle of housing development has been established.  This is a strong
material consideration in support of the application.  Ickburgh is identified as a rural settlement
through the spatial strategy within the adopted Core Strategy and Development Control Policies
DPD.  The spatial strategy clarifies that these settlements have a lack of essential services and
facilities to support development.  In addition to this, the site proposed is distant from Ickburgh
village being located approximately 600m from the edge of the village.  The site is approximately
4.5 miles from Swaffham and 2.5 miles from Brandon.  The nearest service centre village would
be Mundford, approximately 2 miles away which offers some services.  In this respect the
proposed residential scheme would not represent an accessible form of development.

2.6  However, taking into account the current planning permission for 4 large dwellings on this
site, the principle of development has been established, and a further four dwellings on the site
could be supported, subject to an assessment of the environmental impacts of the scheme.

3.0  Amenity

3.1  Although the proposed dwellings are fairly large in terms of scale, their orientation and
window positioning results in no overlooking of the one neighbouring property to the north of the
site (The Old Rectory).  The north elevation of plot 1 has only high level windows serving
bathrooms and a stairwell.  The dwellings themselves all have their own private amenity space.
The proposal accords with the requirements of Core Strategy Policy DC.01.

4.0  Design, Character & Appearance

4.1  The proposed dwellings are of a unique design (Huf Haus), developed in Germany in the
tradition of Bauhaus.  The construction of the dwellings will be to a high standard of thermo-
insulation and also provide flexible layouts in order to meet the 'lifetime homes' standards.  Due to
the high levels of insulation the need for mechanical heating and cooling is significantly reduced.
Each dwelling has a south facing elevation to maximise solar gain.

4.2  Although contemporary in appearance, and therefore not reflective of the design of the
traditional dwelling adjacent the site, the significant levels of existing tree screening and proposed
landscaping will allow for the built form of the development to be assimilated into the wider
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landscape. 

4.3  The overall design of the scheme, comprising a low-density development of highly
contemporary energy efficient detached two-storey homes, will enable a high quality development
in a unique setting to be achieved.

4.4  The proposal represents a 100% increase in the number of dwellings proposed from the
previously approved scheme on the site (4 dwellings). However, the size and nature of the site
can still successfully accommodate 8 dwellings without harming the character and appearance of
this rural area. The proposal also makes best use of a Brownfield site, as encouraged by the
NPPF, and does not extend into open countryside or 'Greenfield' land.

4.5  The proposal would not harm the character and appearance of the area and is of a design
appropriate for its context, and therefore accords with the requirements of Core Strategy Policy
DC16 as well as paragraphs 59 and 63 of the NPPF.

5.0  Highway Safety 

5.1  Access to the site is as per the previous approved scheme, which also included localised
road widening in the form of two passing places on the Ashburton Road.  Taking into account the
removal of an industrial use involving significant HGV movements, the principle of development is
acceptable in terms of highway safety.  However, given the doubling in the number of dwellings
now proposed, NCC Highways requested an additional passing place beyond the church.  Some
minor amendments to the internal layout of the scheme were also requested.  The applicants
have agreed to provide all of the required off-site highway works and have provided an amended
plan addressing the minor layout concerns.  Comments area awaited on the amended plans,
however no objection has been raised to the principle of development on the site.

6.0  Other matters

6.1  No objections have been received from the Ecological Consultant and the Tree and
Landscape Consultant.  However, the site is within the Breckland SPA  and therefore Natural
England have been consulted.  The Consultant Ecologist has also been asked to consider the
impact of the proposal on the protected species within the SPA.  Given the site's former industrial
use and the presence of significant tree and hedge screening it is unlikely that a development of
8 dwellings would have a significant impact on the SPA.  However, comments from Natural
England and the consultant Ecologist are awaited and Members will be verbally updated at
Planning Committee.  Subject to these comments not raising any issues of concern, and subject
to appropriate conditions, the application accords with the biodiversity requirements of the NPPF
and Core Strategy Policy CP10.

6.2  The comments raised by local residents have been taken into account in the determination of
this application where appropriate.  It is noted that there is a significant amount of support from
local residents.

7.0  Conclusion
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Planning Permission

3006
3046
3106
3140
3302
3304
3450
3720
3736
3750
3770
3760
3946
3949
3460
3470
3992
4000
3996
2000
2014

Full Permission Time Limit (3 years)
In accordance with submitted
External materials and samples to be approved
Prior approval of slab level
No P.D. for extensions, roof alterations, porches
No P.D. rights for extensions, sheds, etc
Landscaping condition
Provide access and parking
Visibility splays
Access (TBC)
Access (TBC)
Access (TBC)
Contaminated Land - Unexpected Contamination
Contaminated Land - Site Investigation/Remediation
Ecology CEMP
Fire hydrant
Non-standard note re: S106
Variation of approved plans
Note - Discharge of Conditions
NOTE:  Application Approved Without Amendment
Criterion E - Planning Apps Where Approved

 RECOMMENDATION

 CONDITIONS

7.1  The principle of development on the site is established under the planning permission ref
3PL/2014/0244/F which provides for the residential development of four detached dwellings with
garages.

7.2  The scheme will contribute towards the five-year supply of housing, generate some economic
activity, offer a degree of support to existing village amenities and can be developed without
causing harm to the character and appearance of the area.

7.3  The scheme will deliver an innovative, high-quality sustainable development of a brownfield
site in accordance with national and local policy.

7.4  It is considered therefore that, on balance, the adverse effects of the proposal in terms of its
remote location and lack of sustainable transport options would not significantly and
demonstrably outweigh its benefits, and that overall the development is sustainable and can be
approved subject to conditions and a S106 legal agreement.

7.5  Delegated authority is requested for the application to be refused by the Council's Planning
Manager if the legal formalities in respect of the Section 106 are not completed within three
months of the date of this decision or that the Planning Manager has the authority to agree
another more appropriate time scale for the completion of such agreement.
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5

LYNFORD
No 1 Wooden Bungalow
West Tofts

Mr & Mrs S Sayer
No 1 Wooden Bungalow West Tofts

Adrian Morley Architectural Design
Kingsfold Watton Road

Demolish workshop/storage building and erection of bungalow 

Outline

3PL/2015/0097/O

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : REFUSAL 

Principle  
Design
Amenity
Highways 
Contaminated Land

 KEY ISSUES

The application seeks outline planning permission including access for the construction of a
detached bungalow following the demolition of an existing workshop/storage building on land to
the south of 1 Wooden Bungalow.  All other matters are reserved for future determination. 

The site lies outside of any defined Settlement Boundary within the village of Lynford to the south
of the application site.  The site lies 3.9 km from the nearest Settlement Boundary of Mundford.
The site itself lies immediately adjacent to the south-east boundary of the West Tofts Army Camp.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

 RELEVANT SITE HISTORY

CASE OFFICER: Jayne Owen

No

 EIA REQUIRED

No Allocation
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No relevant site history

 POLICY CONSIDERATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS    

CONTAMINATED LAND OFFICER    

ECOLOGICAL AND BIODIVERSITY CONSULTANT    

NATURAL ENGLAND    

The site is located remote from local services and public transport and residents would therefore
be reliant on travelling by car.  Given the adequacy of the adjacent highway network I consider it
would be difficult to substantiate a highway objection on the grounds of the traffic generated by a
single dwelling.  The site itself is access from a private road which is some distance from the
public highway. On that basis I would not wish to restrict the grant of permission.

No objection subject to condition in resepct of unexpected contamination

The Consultant Ecologist advises that an ecological walkover survey should be conducted.

The application is in close proximity to the Breckland Forest Site of Special Scientific Interest
(SSSI) and the Stanford Training Area SSSI.  These SSSIs form part of the Breckland Special
Area of Conservation (SAC) and the Breckland Special Protection Area (SPA).  

Natural England advises that the proposal, if undertaken in strict accordance with the details
submitted, is not likely to have a significant effect on the interest features for which the Breckland
SAC and the Breckland SPA have been classified.  Natural England therefore advises that your
Authority is not required to undertake an Appropriate Assessment to assess the implications of

 CONSULTATIONS

DC.01
DC.02
DC.16
DC.19
NPPF

Protection of Amenity
Principles of New Housing
Design
Parking Provision
With particular regard to paragraphs 6-14,
17,34,35,35,47,49,50,55,56,129,131, 132,135

The following policies of the adopted Breckland Core Strategy and Development Control Policies
and the adopted Site Specific Policies and Proposals Document, including the Proposals Maps,
have been taken into consideration in the determination of this application.  The provisions of the
National Planning Policy Framework have also been taken into account, where appropriate 

LYNFORD P C -  No Comments Received 

Not Applicable

 CIL / OBLIGATIONS
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None

 REPRESENTATIONS

1.0  The application is referred to Planning Committee as it is contrary to Policies DC.02 and
CP.14 of the Breckland Core Strategy 2009. 

2.0  Principle of development

2.1  The application seeks consent for a single detached single storey dwelling outside of any
defined Settlement Boundary.  For this reason the proposal conflicts in principle with Policies
DC02 and CP14 of the Core Strategy and Development Control Policies Development Plan
Document (2009), which seek to focus new housing with defined Settlement Boundaries.
However, paragraph 49 of the National Planning Policy Framework (NPPF) states that where an
authority does not have an up to date five year housing land supply (at present the District figure
is 3.3 years), the relevant local policies for the supply of housing as referred to above should not
be considered up to date and that housing applications should be granted permission unless any

 ASSESSMENT NOTES

ENVIRONMENTAL HEALTH OFFICERS    

TREE AND COUNTRYSIDE CONSULTANT    

this proposal on these sites conservation objectives.  

In addition, Natural England is satisfied that the proposed development being carried out in strict
accordance with the details of the application, as submitted, will not damage or destroy the
interest features for which the Breckland Forest SSSI and the Stanford Training Area Norfolk
SSSI have been notified.  The Authority is therefore advised that these SSSIs do not represent a
constraint in determining the application.

Natural England has published standing advice on protected species and Natural England has
therefore not assessed the application for impacts on protected species.

No objection.
 
However, the plan shows various buildings and a machinery/vehicle storage compound adjacent
to the proposed bungalow associated with the current gardening operation carried out by the
family and, should this proposed bungalow be sold or occupied separately to the main site, there
could be complaints regarding noise from the existing buildings.  In order to avoid this a condition
tying this new development to the existing may be advisable.

No Comments

PRINCIPAL PLANNER MINERAL & WASTE POLICY -  No Comments Received 

R S P B -  No Comments Received 
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adverse impacts would significantly outweigh the benefits.

2.2  The NPPF identifies three dimensions of sustainable development:
- Economic, in terms of building a strong economy and in particular by ensuring that sufficient
land of the right type is available in the right places
- Social, by supporting, strong vibrant and healthy communities by providing the supply of
housing required to meet future need in a high quality environment with accessible local services
and
- Environmental, through the protection and enhancement of the natural, built and historic
environment.

2.3  Paragraph 8 of the NPPF also stresses that these roles should not be undertaken in isolation
because they are mutually dependent; therefore a balanced assessment against these three
roles is required.

2.4  In terms of the economic and social criteria, the proposal would provide a single dwelling for
market sale, would make a positive, albeit modest, contribution to the housing supply shortfall
and provide some short-term economic benefits through its construction. 

2.5  Having regard to environmental impact, the site lies outside of any Settlement Boundary.
There are three detached dwellings to the north together with 4 polytunnels, stables and a
building used for the storage of car parts.  The bungalow would replace an existing
workshop/storage building constructed of fair faced blockwork walls with a profiled sheet roof.
Immediately to the east of where the proposed bungalow would be sited is a further storage
building.  In addition, there are existing dwellings to the north of the site and to the west lies the
West Tofts Army Camp.  It is not considered that the proposed development would have a
significant impact on the environment having regard to the fact that the proposed bungalow would
replace an existing storage building on the site.    

2.6  Footnote 11 of the NPPF confirms that the site should be in a sustainable location, available
now, and have a realistic prospect of being developed within five years.

2.7  The application is in outline and the applicants have confirmed that the site is available now.
However, if Members are minded to approve the application, it would be appropriate that the time
limits are reduced and this would be in accordance with other applications in Breckland approved
under the five year supply.  It is considered appropriate to impose a two year period for
commencement of development in order to reaffirm the deliverability of the scheme.

2.8  In regard to whether this is a suitable location, Lynford is classified as a rural settlement
through Policy SS1 (Spatial Strategy) of the adopted Core Strategy and Development Control
Policies Development Plan Document. These villages contain limited services and facilities and
the spatial strategy states that these villages are not capable of supporting consequential growth
as they rely on higher order settlements for the majority of these services and facilities.
Paragraph 55 of the NPPF states that housing should be located where it will enhance and
maintain the vitality of existing rural communities and help sustain facilities in the surrounding
settlements. 

2.9  Lynford does not have a Settlement Boundary and is without any services and facilities.
Mundford is the nearest settlement benefitting from services and facilities and is set 3.9 km to the
north-west and the surrounding road network comprises narrow unlit roads without footpaths.  In
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this respect the scheme would not represent an accessible form of development and residents
would be largely dependent on travel by car to access services.  Accordingly the opportunity for
the proposal to contribute to maintaining or enhancing the vitality of the existing rural community
would be limited.  
  
2.10  The applicants have put forward the following personal circumstances in justification for the
proposal.  The applicants both suffer from ill health which is becoming a concern for their
daughter.  Currently their daughter, who lives in Mundford, is visiting them on a daily basis to
provide much needed care and assistance as required.  She is currently separating from her
partner and the proceeds from her current home would not provide sufficient funds to enable her
to purchase a new home but would allow a modest property to be built at the site without having
to purchase a building plot.  A home for her on site would make caring for her parents much
easier.     

2.11  A letter has been submitted from Mrs Sayer's GP which states that it would be of great
benefit to Mrs Sayer to have her daughter move to the smallholding.  

3.0  Impact on SPA Stone Curlew

3.1  The site lies within the stone curlew buffer zone.  Natural England and the Consultant
Ecologist have been consulted on the proposal.  

3.2  Natural England comment that the application is in close proximity to the Breckland Forest
Site of Special Scientific Interest (SSSI) and the Stanford Training Area Norfolk SSSI.  These
SSSIs form part of the Breckland Special Area of Conservation (SAC) and the Breckland Special
Protection Area (SPA).  

3.3  Natural England advises that the proposal, if undertaken in strict accordance with the details
submitted, is not likely to have a significant effect on the interest features for which the Breckland
SAC and the Breckland SPA have been classified.  Natural England advises that an Appropriate
Assessment to assess the implications of this proposal on these sites' conservation objectives is
not required.

3.4  In addition, Natural England is satisfied that the proposed development being carried out in
strict accordance with the details of the application, as submitted, will not damage or destroy the
interest features for which the Breckland Forest SSSI and the Stanford Training Area Norfolk
SSSI have been notified.  Therefore, these SSSIs do not represent a constraint in determining
this application.  

3.5  With respect to protected species the Local Planning Authority is referred to Natural
England's Standing Advice.  The Consultant Ecologist has been consulted and comments that
further information is required for the above planning application prior to determination by way of
an ecological walkover survey.  However, having regard to the existing uses and activities carried
out on the application site, this is not considered reasonable or necessary in this instance.  

4.0  Design

4.1  Appearance is a reserved matter and would therefore be considered at the detailed stage
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should outline planning permission be granted.  

5.0  Amenity 

5.1  To the north of the site lies No 1 Wooden Bungalow which is within the ownership of the
applicant.  The indicative site plan satisfactorily demonstrates that a dwelling can be
accommodated in this location without giving rise to significant overlooking, overshadowing, loss
of amenity or outlook with respect to this dwelling. 

5.2  However, to the west and to the south there are various buildings including four polytunnels,
stables and storage buildings and a machinery/vehicle storage compound associated with the
current gardening operation carried out by the applicants.

5.3  The Environmental Health Officer has raised concerns that should the proposed bungalow
be sold or occupied separately to the main dwelling, there could be complaints regarding noise
from the existing buildings.  In order to avoid this, should Members be minded to approve the
application, a condition is recommended tying the new dwelling to the existing dwelling and
associated business premises. 

6.0  Trees and Landscaping

6.1  Landscaping would be a reserved matter should outline planning permission be granted.
However, the submitted Design and Access Statement states that all existing trees, hedges and
shrubs are to be retained with the exception of a 7 m length of leylandii hedge.  

7.0  Highways

7.1  Norfolk County Council Highways comment that the site is located remote from local services
and public transport and residents would therefore be reliant on travelling by car.  However, given
the adequacy of the adjacent highway network it is considered that it would be difficult to
substantiate a highway objection on the grounds of the traffic generated by a single dwelling.
The site itself is accessed from a private road which is some distance from the public highway.  

8.0  Contaminated Land

8.1  The Contaminated Land Officer has been consulted on the proposal and raises no objection
subject to a condition in respect of unexpected contamination.

9.0  Conclusion

9.1  The personal circumstances of the applicant and her daughter are noted.  However, it is a
general principle of the planning system that such considerations will only be relevant in
exceptional circumstances, and will rarely outweigh more general planning considerations.  In this
instance, it is considered that the care needs of the applicant could be achieved by alternative
means, for example, by way of a suitably designed extension to the existing dwelling/linked
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Refusal of Outline Planning Permission

3047
9900
2002
2009

In accordance with submitted
Unsustainable Location
Application Refused Following Discussion - No Way Forward
Criterion E - Planning Apps Where Refused

 RECOMMENDATION

 REASON(S) FOR REFUSAL

annexe accommodation, which should also address the concerns raised by the Environmental
Health Officer with respect to the potential for noise nuisance associated with the current
gardening operation/use of existing outbuildings should planning permission be granted for a
separate independent dwelling. 

9.2  In the light of the above, the personal needs of the applicant are not in this case considered
to be sufficient to justify a departure from normal planning policies.   The site lies outside of any
Settlement Boundary remote from local service centre provision and the application site is
considered to be in an unsustainable location for a separate independent dwelling.  

Refusal is recommended on the following grounds:

It is considered that the personal circumstances outlined by the applicant are in this instance not
sufficient to outweigh the identified harm resulting from the proposed development.  The proposal
is remote from local service centre provision conflicting with the aims of sustainable development,
the need to minimise travel and the ability to encourage walking, cycling, use of public transport
and reduce the reliance on the private car as represented in national and local policy.  The
application site is in an unsustainable location without footpath provision and would bring limited
economic and social benefits to the area.  The benefits of the development would not outweigh
the identified harm and the proposal is contrary to Core Strategy policies CP11, CP14, DC2 and
paragraphs 7, 17, 34 and 55 of the NPPF.
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GREAT ELLINGHAM
Shiloh
Deopham Road

Mr Colin Hales
Archers Lodge 36 Long Street

Mr Colin Hales
Archers Lodge 36 Long Street

Proposal for outline planning permission for a two storey detached dwelling inc
garage 

Outline

3PL/2015/0104/O

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle of development
Scale and landscape impact
Highway safety
Impact on residential amenity

 KEY ISSUES

This application seeks outline planning permission to construct a two-storey detached dwelling
and garage on 0.06 hectare of land adjacent to a property known as Shiloh on the corner of
Attleborough Road and Deopham Road.  

Whilst an indicative layout plan has been included showing positioning of the proposed dwelling,
garage and access, all matters have been reserved for future consideration.  

Access to the site would be via an existing shared access off Deopham Road.  

The site lies outside the designated Settlement Boundary for Great Ellingham.  The established
Settlement Boundary lies on the opposite side of the Attleborough Road directly to the south of
the site.   

The site currently comprises a parcel of garden land which serves the adjacent property.  The site
is currently surrounded by established hedging to on three sides, with a new hedge/fencing
proposed between the existing property and the plot.   Residential properties lie to the north, east

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Viv Bebbington

No Allocation
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and south with a triangular parcel of land used as a bus stop to the west. 

3PL/2003/0028/F- Full planning permission for the erection of a single-storey pre-fabricated
garage - Approved on 28th February 2003.  

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

CP.01
CP.09
CP.10
CP.11
CP.14
DC.01
DC.02
DC.04
DC.11
DC.12
DC.16
DC.19
NPPF

Housing
Pollution and Waste
Natural Environment
Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Open Space
Trees and Landscape
Design
Parking Provision
With particular regards to paragraphs 7, 8, 47, 49 and 55.

The following policies of the adopted Breckland Core Strategy and Development Control Policies
and the adopted Site Specific Policies and Proposals Document, including the Proposals Maps,
have been taken into consideration in the determination of this application.  The provisions of the
National Planning Policy Framework have also been taken into account, where appropriate 

GREAT ELLINGHAM P C -   
No objections subject to the existing driveway being used.

No

 EIA REQUIRED

In light of recent changes to paragraph 12 of the Planning Obligations section of the National
Planning Policy Guidance (NPPG), schemes for 10 or less dwellings no longer trigger the
requirement to provide affordable housing and open space contributions, as previously required
under Policies DC4 and DC11 of the Breckland Core Strategy.  

 CIL / OBLIGATIONS
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None

 REPRESENTATIONS

1.0  This application is referred to Planning Committee as it is contrary to Policies DC2 and CP14
of the Breckland Core Strategy 2009.  

2.0  Principle of development

2.1  The application seeks outline consent for the construction of one dwelling on land outside of
the defined Great Ellingham Settlement Boundary.  For this reason the proposal conflicts in
principle with Policies DC2 and CP14 of the Core Strategy and Development Control Policies
Development Plan Document (2009) which seek to focus new housing within defined Settlement
Boundaries.    However, paragraph 49 of the National Planning Policy Framework (NPPF) states
that where an authority does not have an up to date five year housing land supply (at present the
District figure is 3.3 years), the relevant local policies for the supply of housing as referred to
above should not be considered up to date and that housing applications should be granted
permission unless any adverse impacts would significantly outweigh the benefits.  

2.2  The Government defines sustainable development as having three roles:
- economic, in terms of building a strong economy and in particular by ensuring that sufficient
land of the right type is available in the right places

 ASSESSMENT NOTES

NORFOLK COUNTY COUNCIL HIGHWAYS    

CONTAMINATED LAND OFFICER    

ENVIRONMENTAL HEALTH OFFICERS    

TREE AND COUNTRYSIDE CONSULTANT    

No objection subject to the imposition of conditions in respect of access, visibility and parking
arrangements.

It should be noted that an element of existing boundary hedging may need to be removed to
accord with the visibility requirements (on the corner adjacent to Attleborough Road).  

Recommends conditions in respect of unexpected contamination and informative regarding
asbestos

No objections in principle.  However no details of the drainage system have been included and
should the proposed development intend to use a shared system or a septic tank for the disposal
of foul water, I would require further information to ensure that sufficient capacity and any shared
responsibility is conditioned if necessary.

No objection in principle.  If trees are to be retained then an arboricultural impact assessment and
tree protection plan will be required.



BRECKLAND COUNCIL - PLANNING COMMITTEE - 13-04-2015

DC131_new

- social, by supporting, strong vibrant and healthy communities by providing the supply of housing
required to meet future need in a high quality environment with accessible local services and
- environmental, through the protection and enhancement of the natural, built and historic
environment

2.3  Paragraph 8 of the NPPF also stresses that these roles should not be undertaken in isolation
because they are mutually dependent; therefore a balanced assessment against these three
roles is required.

2.4  In terms of the economic and social criteria, the proposal would provide one dwelling for
market sale, would make a modest contribution to the housing supply shortfall and provide some
short term economic benefits through its construction.  

2.5  Having regard to the environmental impact, although outside the Settlement Boundary, the
site avoids encroachment into the countryside as it is surrounded on all sides by either existing
development or by the Attleborough and Deopham Road carriageways, and would be
predominantly screened by the existing established boundary hedging. The designated
Settlement Boundary also lies directly to the north of the site on the opposite side of Attleborough
Road.  

2.6  Footnote 11 of the NPPF confirms that the site should be in a suitable location, available
now, and have a realistic prospect of being developed within five years.  

2.7  With regard to availability and deliverability, whilst this is an outline application, the agent has
confirmed that the site is available making the development deliverable within 5 years to meet the
housing shortfall.  Should members be minded to approve the application, it is recommended that
the time limit is reduced to 2 years for commencement in accordance with other applications in
Breckland approved under the five year supply.  

2.8  With regard to whether this is a suitable location, the site lies outside the designated
Settlement Boundary.  Great Ellingham is however classified as a Local Service Centre through
Policy SS1 (Spatial Strategy) of the adopted Core Strategy and Development Control Policies
Development Plan Document.  These villages contain a level of key services and facilities and
are considered suitable for growth.  Great Ellingham benefits from facilities such as a primary
school, village hall, post office/store and playing fields, has good access to the A11 and is served
by a limited bus service linking it to other settlements including Attleborough and Norwich.  The
proposed development would also be modest in scale.  Paragraph 55 of the NPPF states housing
should be located where it will enhance and maintain the vitality of existing rural communities and
help sustain facilities in the surrounding settlements.    

2.9  It is therefore considered that due to the range of facilities available within the village, its
close proximity to higher order settlements such as Attleborough where a wider range of facilities
and services including doctors can be accessed, the proposal would not result in an isolated
development in the countryside, and would be consistent with the NPPF principle that rural
housing should be located where it will maintain or enhance the vitality of rural communities.  The
scheme would also provide additional housing, generate some economic activity, and be
developed without causing harm to the character and appearance of the area.

3.0  Design, scale and landscape impact 
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3.1  Whilst the scheme is in outline only with all matters reserved, it is considered that the
indicative plan provided demonstrates that it would be possible to accommodate a suitably
designed detached dwelling and garage on the site, in a manner which would reflect the existing
character of the development in the vicinity and would not be significantly detrimental to the wider
landscape.  The scheme has been assessed by the Tree Consultant who has raised no objection
in principle, subject to an Arboricultural assessment and tree protection plan forming part of any
reserved matters application.

3.2  Therefore, it is considered that the scheme accords with the requirements of Policies CP11,
DC12 and DC16 of the Breckland Core Strategy.    

4.0  Highway safety

4.1  Access to the site would be via an existing access off Deopham Road shared with two
existing properties.  

4.2  Whilst the matter of access has been reserved, the views of the Highway Authority have
been sought and no objection has been raised subject to the imposition of conditions in respect of
access, visibility and parking arrangements.  Whilst it is acknowledged that the provision of the
required visibility splays would result in the removal of an element of boundary hedging, this is
likely to only impact on the corner of the site adjacent to Attleborough Road.

5.0  Impact upon residential amenity

5.1  Whilst matters of design and layout will form part of any Reserved Matters application,
subject to careful consideration being given to the need to adequately address and mitigate
against any impacts on the residential amenities of the adjacent development, it is considered
that the development can adequately safeguard residential amenity. 

5.2  Furthermore, the plot is considered to be of sufficient size to provide future occupants with
adequate levels of amenity, as well as retaining adequate levels for the occupants of the existing
property.  

5.3  Therefore, it is considered that the scheme accords with the requirements of Policy DC1 of
the Breckland Core Strategy.   

6.0  Other issues

6.1  The site lies adjacent to an area of identified contaminated land.  The Council's
Contaminated Land Officer recommends a condition in respect of unexpected contamination and
an informative in relation to asbestos.

7.0  Conclusion

7.1  In conclusion, it is considered that, on balance, the proposal would constitute a sustainable
form of development as defined in paragraph 7 of the NPPF, which would help to support the
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Outline Planning Permission

3005
3058
3060
3047
MT03
HA10
HA20
HA20
HA24
3800
3804
3920
AN61
4000
3996
2000
2014

Outline Time Limit (2 years)
Standard Outline Condition
Standard outline landscaping condition
In accordance with submitted
External wall and roof materials to be agreed
Existing access - widened or improved
Provision of visibility splays - conditioned
Provision of visibility splays - conditioned
Provision of parking and servicing - when shown on plan
Services to be placed underground
Precise details of foul water disposal
Any contaminated land condition
NOTE NCC Inf 2 When Vehicular access works required
Variation of approved plans
Note - Discharge of Conditions
NOTE:  Application Approved Without Amendment
Criterion E - Planning Apps Where Approved

 RECOMMENDATION

 CONDITIONS

local rural community, would not compromise local amenity, and would not cause detriment to
highway safety.  Furthermore, it is not considered that the scheme would adversely impact upon
the character of the surrounding area or the wider landscape. 

7.2  Approval is recommended subject to conditions.
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GUIST
Packe House
Watery Lane

Mr. John Shewring
Little Farm Twyford

Mr. John Shewring
Little Farm Twyford

Change of use from holiday home back to residential  

Change of Use

3PL/2015/0120/CU

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle of development
Impact upon amenity
Impact upon highways

 KEY ISSUES

This application seeks planning permission to change the use of Packe House from a holiday let
to a residential dwelling. Planning permission was granted, under reference 3PL/1997/0863/F, for
the conversion of a disused school to two holiday cottages and the below condition was imposed:
The development hereby permitted shall be occupied solely as holiday accommodation and shall
not at any time be occupied as independent residential dwellings without the previous written
consent of the Local Planning Authority.

The application site forms part of an old school which was granted permission to be converted
into two holiday cottages. The second unit, Keeler Cottage, has since had this condition removed
and is a residential dwelling, under reference 3PL/2013/0925/CU. The site lies outside of the
Settlement Boundary for Guist and is bounded to the east and west by residential dwellings to the
north by the highway and beyond agricultural land, and to the south by an access track and
beyond the A1067 Norwich Road.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

 RELEVANT SITE HISTORY

CASE OFFICER: Heather Byrne

No

 EIA REQUIRED

No Allocation
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3PL/1997/0863/F - Conversion of disused school to two holiday cottages - Approved.

 POLICY CONSIDERATIONS

None

 REPRESENTATIONS

1.0  The application is referred to Planning Committee as it is contrary to Policy DC.02 and CP.14
of the Breckland Core Strategy 2009.

2.0  Principle of development

2.1  This application seeks planning permission to change the use of Packe House from a holiday
let to a residential dwelling. Planning permission was granted, under reference 3PL/1997/0863/F,
for the conversion of a disused school to two holiday cottages and the below condition was
imposed:

The development hereby permitted shall be occupied solely as holiday accommodation and shall
not at any time be occupied as independent residential dwellings without the previous written
consent of the Local Planning Authority.

2.2  The site lies outside of any defined Settlement Boundary and for this reason the proposal
conflicts in principles with Policies DC02 and CP14 of the Core Strategy and Development
Control Policies Development Plan Document (2009), which seeks to focus new housing within

 ASSESSMENT NOTES

NORFOLK COUNTY COUNCIL HIGHWAYS    
No objection subject to the imposition of a condition relating to parking.

 CONSULTATIONS

CP.14
DC.01
DC.02
DC.20
NPPF

Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Conversion of buildings in the countryside
With particular regard to paragraph 55

The following policies of the adopted Breckland Core Strategy and Development Control Policies
and the adopted Site Specific Policies and Proposals Document, including the Proposals Maps,
have been taken into consideration in the determination of this application.  The provisions of the
National Planning Policy Framework have also been taken into account, where appropriate 

GUIST PARISH COUNCIL -  No Comments Received 

Not Applicable

 CIL / OBLIGATIONS
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defined Settlement Boundaries. 

2.3  Paragraph 55 of the National Planning Policy Framework states that local planning
authorities should avoid new isolated homes in the countryside unless there are special
circumstances.  One such circumstance is where the development would re-use redundant or
disused buildings.  Policy DC20 of the Core Strategy also makes provision for the conversion of
buildings in the countryside.

2.4  Policy DC20 indicates that the re-use of buildings in the countryside for residential purposes
will only be permitted where the commercial use of the building has been shown to be unviable.
However, given its proximity to other residential properties, it is not considered that this building
would be suited to commercial use.  The principle of the use of the building for non-commercial
purposes has already been established by its authorised use as holiday accommodation.  

2.5  Guist is classified as a rural settlement through Policy SS1 (Spatial Strategy) of the adopted
Core Strategy and Development Control Policies Development Plan Document. These villages
contain limited services and facilities and the spatial strategy states that these villages are not
capable of supporting consequential growth as they rely on higher order settlements for the
majority of these services and facilities.  Whilst future occupants of the development would be
largely reliant on higher order settlements for day-to-day requirements, Guist does include a
public house, restaurant, Post Office and shop, which are all within walking distance of the site.
The village also benefits from a regular bus service to Fakenham and Norwich. The proposal
would also make a positive, if modest, contribution to the supply of housing.

2.6  Accordingly, it is considered that the principle of the proposed development is acceptable. 

3.0  Design, layout and scale

3.1  There are no external alterations proposed to facilitate this development.  In terms of design,
scale and massing the building already has the appearance of a dwellinghouse and the site also
benefits from adequate turning, parking and amenity space. 

3.2  In summary, it is considered that the proposed use of the existing building as a separate
dwelling unit would have no significant impact on the visual amenity of the area or within the
established streetscene and therefore satisfactorily accords with Policies DC01 and DC16 of the
Core Strategy.

4.0  Amenity

4.1  The site is bounded to the east and west by existing residential dwellings and it is considered
the existing relationships and boundary treatments, which provide a degree of screening, that the
proposal would not result in any significant impacts in relation to existing levels of residential
amenity to the adjacent dwellings.

4.2  Permitted development rights will also be removed to maintain and protect neighbour
amenity.
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Planning Permission

3007
3047
PD07
HA25
4000
3996
2000
2014

Full Permission Time Limit (3 years)
In accordance with submitted
No PD for classes A B C D & E
Provision of parking - achievable
Variation of approved plans
Note - Discharge of Conditions
NOTE:  Application Approved Without Amendment
Criterion E - Planning Apps Where Approved

 RECOMMENDATION

 CONDITIONS

5.0  Highway Impact

5.1  The Highway Authority was consulted and stated whilst they have no objections in principle
to the proposal, the area to the rear of the property, the former playground, is completely
surfaced and provides more than adequate space for on site car parking. They therefore
recommend the imposition of a condition relating to parking to ensure sufficient space is retained
to park at least two vehicles, should any new owners wish to landscape the area.

6.0  Other matters

6.1  In light of recent changes to paragraph 12 of the Planning Obligations of the National
Planning Policy Guidance (NPPG), schemes for 10 or less dwellings no longer trigger the
requirement to provide affordable housing and open space contributions, as previously required
under Policies DC.4 and DC.11 of the Breckland Core Strategy.

7.0  Conclusion

7.1  In conclusion, it is considered that, on balance, the proposal would constitute a sustainable
form of development as defined in paragraph 7 of the NPPF, would not compromise existing
neighbours/future occupiers amenity and would not adversely impact upon the character and built
form of the surrounding area.  In addition, Members should also recognise the ability of the
scheme to support the existing services and facilities in the village.

7.2  Approval is recommended subject to conditions.


