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GREAT ELLINGHAM
Land at Attleborough Road

Orbit Homes (2020) Limited
c/o agent 

Mrs Erica Whettingsteel
Lincoln Barn Norwich Road

Residential development for 39 dwellings (Revised scheme) 

Full

3PL/2014/0683/F

N
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ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle of development
Landscape impact/local character
Highway safety

 KEY ISSUES

This application seeks full planning permission for a development of 39 two storey dwellings and
associated public open space and access roads.  The housing would comprise 8 x 2-bedroom
houses, 4 x 3-bedroom houses and 27 x 4-bedroom houses.  A total of 15 dwellings would be
provided as affordable housing.  Access to the development would be gained via a new estate
road onto Attleborough Road (B1077).  Two secondary accesses would be constructed onto
Hingham Road.  An area of public open space would be provided in the south-eastern corner of
the site adjacent to the B1077.   

Subsequent to the submission of the application, a number of amendments have been made to
the design and layout of the scheme.  These revisions were made in response to concerns raised
about the effects of the proposal on the character and appearance of the area and highway, and
were subject to re-consultation with interested parties and local residents.

The application is supported by a Planning Statement, Design & Access Statetment, Flood Risk
Assessment, Ecological Survey Report, Contamination Study, Landscape & Visual Impact
Assessment and Archaeological Assessment.

The application site is located on the northern fringe of the village of Great Ellingham, on the
corner of Hingham Road and Attleborough Road. The site comprises some 1.9 hectares of open
farmland, and forms part of a larger parcel of agricultural land which extends to the north and

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Nick Moys

No Allocation
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east.  The site is bounded to the east by open land, to the south by residential development, to
the west by the local primary school and to the north by a dwelling and further open land.  The
site is located outside but adjacent to the Settlement Boundary for Great Ellingham, the closest
part of which is some 10 metres away.

No relevant site history.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

CP.01
CP.05
CP.09
CP.10
CP.11
CP.14
DC.01
DC.02
DC.04
DC.05
DC.11
DC.12
DC.13
DC.14
DC.16
DC.17
DC.19
NPPG
SS.01
NPPF

Housing
Developer Obligations
Pollution and Waste
Natural Environment
Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Affordable Housing on Exception Sites
Open Space
Trees and Landscape
Flood Risk
Energy Efficiency
Design
Historic Environment
Parking Provision
National Planning Practice Guidance
Spatial Strategy
With particular regard to paras. 47, 49, 58, 32, 14, 112, 109

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

A section 106 agreement is proposed to secure the provision of public open space and
contributions towards local schools and library services.

 CIL / OBLIGATIONS
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 CONSULTATIONS

GREAT ELLINGHAM P C -   
19/9/14
Great Ellingham Parish Council strongly objects to the application for the following reasons:

1.Great Ellingham has previously been identified as a village incapable of supporting large
housing development. Contrary to the statements made in the application, Great Ellingham does
not have a regular bus service or the level of amenities implied. There is a shortage of primary
school places; there is no Doctor's surgery in the village; minimal local employment and the only
practical means of getting to nearby towns or villages is by car. Therefore the GEPC feels that
this size of development is unsustainable.

2.The land, subject to this application, is outside the Local Development Boundary and was
identified as being undeliverable for development in the 2011 Strategic Housing Land Availability
Assessment Review. The Parish Council believes this situation to be unchanged.

3.The land, subject to this application, is good quality arable land producing much needed
agricultural produce. To allow the proposed development to take place would fly in the face of the
Government's stated policy of protecting Green Belt land. i.e. "The fundamental aim of Green
Belt policy is to prevent urban sprawl by keeping land permanently open; the essential
characteristics of Green Belts are their openness and their permanence."

4.The Parish Council is very concerned about the detrimental impact, of the proposed application,
upon vehicle and pedestrian safety on the Attleborough (B1077) and Hingham Roads plus at the
staggered junction of these two roads and Chequers Lane and Watton Road.

Access/egress Attleborough Road: This would serve House Nos. 34-39 but fails to provide
acceptable visibility splays. There is also no provision for a footpath beside the B1077. (see
Footpaths below) The B1077 is a very busy road and, despite a 30mph limit, suffers badly from
illegal speeding. All previous applications for new accesses/egresses or additions to existing
properties on this stretch, have been refused on safety grounds. The GEPC believes the level of
visibility at the proposed access/egress falls considerably short of the recommended guidance
and the likely increase in slowing, stopping and turning movements at this point is likely to cause
danger and inconvenience to the detriment of highway safety.

Access/egress Hingham Road: The location of this access/egress would be particularly
problematic as it is only 35 metres from the gates of the Great Ellingham Primary School. At
school opening and closing times this part of Hingham Road is chaotic with school buses; parent
vehicles; pedestrian parents and children plus traffic not concerned with the school. There have
been many near misses and some minor accidents. The GEPC believes that anything that might
add traffic to this location should be avoided. 

Staggered junction of Attleborough/Watton/Hingham Roads and Chequers Lane: This is a very
busy, complicated and thus dangerous junction already. The development, if approved, would
exacerbate these problems dramatically with both accesses/egresses being so close to the
staggered junction. In addition to commuter, local and school traffic; the junction is used by a
large number of large articulated vehicles (commercial and agricultural) with the majority turning
off the B1077 onto the Hingham Road and vice versa. Again, the GEPC believes anything that
adds traffic to this location should be strenuously avoided; indeed the GEPC believes that some
of the land subject to this application should be subject to a compulsory purchase by NCC in
order to provide space to create a safe junction, which the current junction patently is not.
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Footpaths: the application seems to indicate the presence of pedestrian pathways beside the
Hingham Road on the side adjacent to the proposed development - there are no pedestrian
pathways on that side of the Hingham Road presently. Similarly there is no footpath along the
Attleborough Road adjacent to the proposed development site. Thus, even if the village had the
bus services identified by the applicant - which it does not (see below), residents of the
development would have to cross either or both of the Hingham and Attleborough Roads. Indeed
residents of the development wishing to access any of the village's amenities on foot would have
to cross one, two or three busy roads so to do. The GEPC believes that this further points toward
this location being unacceptable for such a development. 

Safety of schoolchildren: the safety of children, and their parents, walking to and from the GE
Primary School (capacity 157 - current roll 157) has been of great concern for years. The speed,
arrogance and lack of consideration portrayed by motorists and commercial drivers alike has
rendered the role of 'lollipop person' impossible to fill. The GE Primary school is, as is the
proposed development, on the 'wrong side' of the B1077 for the major part of Great Ellingham. In
recent years there have been numerous incidents and "near-misses" between vehicles both on
the Hingham and Attleborough Roads. The GEPC believes these safety concerns must not be
ignored and as it is certain that the proposed development would add to not only the traffic but
also to the pedestrian movements in the immediate vicinity, the application should be refused. 

Safety of Schoolchildren: it is noteworthy that a school bus for High School children is provided in
the village - despite the village lying less than three miles from Attleborough High School -
precisely because Norfolk County Council understands that there is no safe pedestrian or cycle
route between the village and Attleborough.

5. The proposed development is out of keeping with the character of the rest of the village. It is
felt that the housing planned is both too dense and their design not in keeping with the housing
close to the proposed location and the rest of the village generally.

6. The location of the site means that it is effectively an isolated development, cut off from the
main part of the village. Whilst the Parish Council recognises that there is a need for some
affordable housing in the village, it feels that that this would be more suited to smaller "in-fill"
developments comprising fewer houses, located within the bulk of the village, where the fabric
and character of the village could be maintained.

7. Great Ellingham has been awarded the status of a "Milky Way Dark Sky Discovery Site" by the
Science and Technologies Facilities Council. The village is so dark that the highest rating has
been awarded; this means that light pollution is a major concern. The proposed development,
being approx. 250 metres from the observatory, could threaten the parish's 'dark sky' status and
thus the future of the Great Ellingham Observatory. The GEPC believes it would be inappropriate
for any development in the village to include street lighting.

8. The proposed development doesn't appear to allow adequate provision for parking; with most
households now owning two or more vehicles there are concerns regarding how these additional
vehicles will be accommodated. Access for emergency vehicles could be impeded if proper
parking provision is not provided. It can also be assumed that the development would be used by
parents requiring temporary parking whilst dropping off and picking up their children from the GE
Primary School thus adding to the residential parking issue and the amount of pedestrian
movements across the Hingham Road.

9. Great Ellingham is a quiet, rural village. This development would inevitably lead to increased
noise and light pollution should it be allowed to go ahead.
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10. The proposed development would result in loss of amenity (privacy) for many residents
whose properties overlook the field, which is subject to this application. Additionally, the
spectacular view across the landscape to Deopham Church would be lost to the village as a
whole.

11. The archaeological report submitted as part of the application is dismissive of the recent
archaeological find and excavation of one of the biggest Anglo/Roman burial sites in the region,
which took place just across the road from the proposed development. The GE Parish Council
believes further burials on the proposed site are probable, particularly as bodies were found just
across the field from the site when works were carried out to the Old Police House.

12. The Parish Council would also like to bring to Breckland Council's attention the strength of
local opposition to this development. At the last Parish Council meeting forty-nine parishioners
were in attendance - only two of whom were in favour of the proposed application.

13. The documents supporting this proposal contain many inaccuracies and misrepresentations
these are listed in the document attached to this submission.

Finally, the Great Ellingham Parish Council wishes to state that it is not against all residential
development in the village. It appreciates there is a need for additional housing nationally and
locally; we have young people who were born in the village, would like to stay in the village but
have no opportunity to buy due to a lack of affordable housing. We also have a general store /
post office which is struggling to survive and a village pub that has recently been purchased by
local people who have invested heavily and need all the regular business they can attract.
Therefore, the PC would be willing to support acceptable applications for residential development
and indeed there are currently several planning proposals for sites within the village.
Unfortunately the above mentioned application is completely unacceptable for the reasons
itemised above.

23/6/15
The GEPC has reviewed the latest revision of the planning application mentioned above and
believes it still to be inappropriate. In fact the GEPC believes the changes proposed by the
applicant, in its 3rd revision, would make matters worse not better.

As will know from our previous submissions, one of our major concerns regarding this proposal is
the likelihood that it will add to the already dangerous situation at the staggered junction of the
Attleborough/Watton/Hingham Roads and Chequers Lane.

The applicant's answer to this seems to be: 1. to add crossing points on the Hingham and
Attleborough Roads; 2. a pedestrian refuge in the Attleborough Road and 3. a footpath along the
front of the site to the bus stop at the junction of Attleborough and Deopham Roads. Each of
these so called improvements is flawed for the following reasons:
1. The location of the proposed crossing points are too close to the staggered junction, will often
have lorries stationary - waiting to turn - upon them and, as a consequence, be unsafe.
Additionally, their presence would encourage children to cross at points other than where a
School Crossing Officer is stationed - we only have one brave fellow, who puts his life at risk
twice daily.
2. As has been stated previously, the residents of Chequers Lane and Home Close take
deliveries of heating oil via their side and rear gardens respectively. This can only be effected by
the delivery vehicle parking in the Attleborough Road at exactly the point where the applicant
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HISTORIC ENVIRONMENT OFFICER    

NATURAL ENGLAND    

No objection subject to conditions.

An archaeological trial trenching evaluation has been carried out and the results submitted to
Norfolk Historic Environment Service which identified archaeological features relating to Anglo-
Saxon and medieval settlement activity within the proposed development site. Consequently
there is a high potential that further heritage assets with archaeological interest (buried
archaeological remains) will be present at the site and that their significance will be adversely
affected by the proposed development.  Therefore a condition is requested in respect of
archaeological work.  

LITTLE ELLINGHAM P C -   

proposes to put the pedestrian refuge.
3. Whilst a footpath along the Attleborough Road would be a good addition, it will do little to assist
the prospective residents of the proposed development as the regular bus service, mentioned so
often by the applicant's agent, is limited to: two early morning buses and two late evening buses -
suitable for commuters only with very regular working hours; there are not many of those these
days.

The applicant's agent states to you, in her letter of the 22nd May, that the revised proposal
contains 'improvements suggested by County Highways'. This is very alarming for, as I have
described above, the improvements (sic) suggested and seemingly approved by NCC Highways,
will only serve to exacerbate an already unsafe situation. I, and my colleague councillors, are at a
loss when, as recently as 2008, NCC highways objected to an additional access onto the
Attleborough Road on the grounds of highway safety. This proposed new access was nowhere
near a junction and had good visibility. It is in view of this that we feel some sympathy for you,
Nick, as you are clearly being let down by your NCC Highways colleagues; they should have the
courage to tell you it is an unsafe proposal, rather than hiding behind theoretical guidelines, which
do not take account of the physical conditions present here.

Little Ellingham Parish Council has reviewed the above planning application and object to this
planning application for the following reasons: 
 
1. The Parish Council feel that road safety on both the Hingham and Attleborough Roads would
be seriously compromised should this development be allowed to go ahead. Much of the traffic
from the new development would exit on to the Hingham Road where there have already recently
been several "near-misses" particularly at school dropping-off and picking up times. The Hingham
Road is also used by HGV's travelling to and from the Kerry Foods site which makes the
Hingham/Attleborough Road junction a particularly dangerous one, particularly in that parents and
children cross the road adjacent to this junction to get to the Primary School. 
2. The Parish Council are also concerned that the infrastructure is not in place to support these
additional homes, and that this will further stretch the local Doctors' surgeries and local schools. 
 
 
Mrs E Ground 
For and behalf of Little Ellingham Parish Council.
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NORFOLK WILDLIFE TRUST    

CRIME REDUCTION & ARCHITECTURAL LIAISON OFFICER    

NORFOLK COUNTY COUNCIL HIGHWAYS    

NORFOLK COUNTY COUNCIL HIGHWAYS    

Statutory nature conservation sites - no objection as unlikely to affect any statutorily protected
sites.

Protected species - Standing advice offered in respect of protected species.

No objection subject to conditions.

The ecological survey has flagged up the presence of a population of great-crested newt, within
200m of the development site.  If approved, conditions should be included as set out in section
5.3 of the ecological survey in order to comply with requirements of the European Protected
Species licence. This should include provision of alternative habitat (5.3.6). In addition we
strongly recommend further conditions to ensure that there is biodiversity enhancement in line
with section 40 of the NERC Act (5.4.2)

Amended scheme - From a crime prevention perspective, the new layout is much better than the
first proposed layout, with the omission of the under croft and parking court. There are a still few
areas of concern to be addressed relating to surveillance of on plot parking and rear access.  

The revised proposals address earlier concerns relating to pedestrian access and
incorporate a continuous footway between the site and local public transport connections, a
pedestrian refuge crossing facility across Attleborough Road as well as amending the crossing
facilities on Hingham Road.

The developer has also agreed to fund the implementation of part-time 20mph signs on the
approach to the adjacent primary school.

Notwithstanding the above the Highway Authority would offer the following design
comments:
a) The proposed tactile crossing on the main estate road (adjacent plot 36) should be relocated
to the back of the bellmouth of the new junction
b) Adjacent the Hingham Road junction it may be better to realign the proposed footway such
that it follows the existing highway boundary i.e. diagonally across the corner, rather than
continue along the kerb line. It is considered this would better follow the likely pedestrian desire
line towards the school and may result in a slight relocation of the proposed pedestrian crossing
across Hingham Road.
c) The proposed footway along the northern side of Attleborough Road should continue onto the
island and link directly with the existing bus stop, which itself should be upgraded with DDA
compliant kerbing.

Should your Authority support the application technical approval will be required for all highway
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OBLIGATIONS OFFICER, NORFOLK COUNTY COUNCIL    

HISTORIC BUILDINGS CONSULTANT    

TREE AND COUNTRYSIDE CONSULTANT    

works and the Highway Authority consider the above detail issues could be resolved via
condition. 

In the event the application is approved it is recommended the developer be required to produce
a Construction Traffic Management Plan to ensure matters such as the how and when delivery
vehicles will access the site, temporary wheel washing facilities during the construction period
and on-site parking for construction vehicles can be agreed prior to works commencing on site.
Given the proximity of the site to the adjacent primary school it is recommended that deliveries be
limited to times out-side of school drop off and pick
up times.

In light of the above it is the considered view of the Highway Authority that the residual traffic
impacts of the development will not be severe in terms of National Planning Policy Framework
such that adverse highway comments could not be substantiated in response to this application.
The earlier highways holding objection is withdrawn.

No objections subject to the following County Council infrastructure requirements being delivered
through S106 and/or condition. 

Although there is pressure for Secondary and 6th form places at Attleborough Academy, there is
some spare capacity at the local Primary School.  Therefore Norfolk County Council's Children's
Services will be seeking Developer Contributions as follows:

Attleborough Academy 11-16:  £17,546 x 6 = £105,276
Attleborough Academy 16-18:  £19,029 x 1 =   £19,029
Total Education Contribution = £124,305

Identified Projects
The above contributions will be put towards identified projects as follows;
" Attleborough Academy (11-16)- contribute to a new classroom  to increase school
capacity(Project A)
" Attleborough Academy Sixth Form (16-18)- contribute to a new classroom to increase school
capacity (Project A)

Library Provision - A development of 39 dwellings would place increased pressure on the existing
library service particularly in relation to library stock, such as books and information technology.
This stock is required to increase the capacity of the library. It has been calculated that a
development of this scale would require a total contribution of £2,340 (i.e. £60 per dwelling)
towards Attleborough Library.

No comments.

No objection or conditions requested.
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ENVIRONMENTAL PLANNING    

HOUSING ENABLING OFFICER    

The proposed development site is situated outside the settlement boundary of Great Ellingham.
The site is situated immediately adjacent to the settlement boundary where the B1077 route runs
through the service centre village. The proposal is in advance of the plan-led process, however,
Great Ellingham is classified as a Local Service Centre in accordance with the Core Strategy
policy SS1 which means it is a settlement that contains an element of sustainable services and
facilities to accommodate for some potentially sustainable development. 

It is important to note that some of the spatial strategy policy SS1 is not considered to be
consistent with the National Planning Policy Framework (NPPF) (March 2012). In particular, local
policy SS1 when it was adopted in December 2009 sought to allow growth around the service
centre village in line with the need and identified capacity at the time; however, no positive
housing allocation for the remainder of the plan period was sought. It is identified the NPPF
encourages growth and development in more sustainable settlements such as local service
centres as these settlements already contain a good element of existing sustainable services and
facilities in place to meet day-to-day needs. Furthermore, the NPPF encourages a proactive
approach in accommodating new sustainable development that could contribute to housing need.
Providing the proposed development does not create any adverse impacts and/or there are no
other significant material considerations. As a result there may be potential the presumption is in
favour of sustainable development in accordance with paragraph 14 of the NPPF (2012). 

The emerging updated Strategic Housing Land Availability Assessment (2014) (SHLAA) evidence
base document suggests key services and facilities that will be used for the purpose of site
assessment include those settlements that contain a primary school, health care facility and
convenience shop. In addition, the emerging Local Plan (which is still to go out to public
consultation on Issues and Options stage) also identifies a synopsis of essential services and
facilities for Service Centre Villages as identified within adopted Policy SS1 Spatial Strategy.
Great Ellingham contains a school, shop and post office, community facility, some employment
and public transport, therefore, meeting sustainability criteria. That said, it is important to note
both the emerging Local Plan and SHLAA evidence base are in the early stages of preparation
which means limited weight can be applied to their assistance in the determination of a decision.
However, the services and facilities mentioned above are fact based, i.e. they already exist in
Great Ellingham.  

It is also worth nothing Great Ellingham parish is adjacent to the parish of Attleborough one of the
main Market Towns in the district strategically planned for substantial growth. Therefore, the
movement pattern for additional day-to-day needs and further employment opportunities would
be closer and more accessible for potential new residents because of the Attleborough road
(B1077) that links directly south east onto the A11 bypass route. 

Conclusion:  In conclusion this application is a fine balance between accommodating for housing
need, protecting and enhancing local distinctiveness and determining whether Great Ellingham is
sustainable enough currently to accommodate for larger development such as the proposed in
advance of the plan-led process. 

(Comments provided before changes to the requirements in respect of schemes of 10 or less
dwellings)

The application site is situated outside of the development boundary and therefore should be
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In excess of 100 representations letters have been received from local residents objecting to the
planning application on the following grounds:

* Outside settlement boundary and therefore contrary to policy.  Other applications in village
refused for this reason. LDF states that village is unsustainable location for new development.
* Approval may lead to further applications on the adjacent field and other sites in the village.
* Lack of public consultation pre application by the developers or post application by the Council,
despite the large scale of development being proposed.
* Impact on traffic flow onto Hingham road, increase in traffic, close proximity of site to school,
detrimental impact on highway safety and conflict with traffic from school opposite.
* Detrimental impact on rural open views across the field towards church, Deopham Green
Airfield.
* More development would spoil character of rural village.
* No streetlights in village as designated as dark area, due to planetarium near village hall.

 REPRESENTATIONS

CONTAMINATED LAND OFFICER    

ENVIRONMENT AGENCY    

ECOLOGICAL AND BIODIVERSITY CONSULTANT    

provided as 100 percent affordable housing.  However, if the principle of development is
established then Breckland Council's Adopted Core Strategy Policy DC4 requires a contribution
to affordable housing on any site with a size of 0.17ha and above, or 5 or more units.  As this
application exceeds 5 units, the affordable housing requirement is triggered.  The overall offer of
15 units appears to meet this requirement. 

Currently, the main demand on the housing register is for small units.  This scheme offers a
number of larger, 3- and 4-bed units.  On the basis of the assessed need in the area, I would
prefer to see some smaller, 1-bed units included.  For example, 3no 1 beds, 8no 2 beds, 3no 3
beds, 1no 4 bed, for a total of 15.   

Overall, I am happy for the exact mix to be dealt with as part of the Affordable Housing Scheme.
Overall, the proposed development will bring affordable housing to the district and help to meet
the needs identified in the Strategic Housing Market Assessment (SHMA).

No objection to the original or amended schemes on the grounds of contamination subject to the
development being carried out in accordance with the Brown2Green Desk Study Ref 1302/RPT
1v1 August 2014 and the imposition of conditions/informatives in respect of gas protection
measures and contaminated land.  

No objection subject to condition requiring a detailed surface water drainage scheme to be
agreed based on the submitted Flood Risk Assessment.  

Comments awaited.

NORFOLK RIVERS INTERNAL DRAINAGE BOARD -  No Comments Received 
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* Overdevelopment, Scale and massing of scheme inappropriate on edge of village.
* No pavement link either side of proposed access.
* Inaccuracies throughout supporting documents. 
* Whilst village will benefit from affordable housing and new residents, this is the wrong site.
* School lacks capacity to cater for additional children. Also doctors etc.
* Not a sustainable site, due to lack of public transport, occupants will be reliant on cars to travel.
* Impact on local archaeology.
* Lack of local employment opportunities.
* Scheme will impact on residential amenities of nearby properties, including overshadowing,
increased noise and disturbance and loss of view. 
* Effects on drainage

A letter has also been received from George Freeman MP, which draws attention to the strong
local opposition to the proposal.  Particular reference is made to the sustainability criteria set out
in the NPPF and the fact that these may justify refusal of proposals despite the lack of a 5 year
housing land supply.  Other issues raised include the likely effects on residential amenity,
highway safety, capacity of local infrastructure, nature conservation, loss of green space, local
character and lighting.

Representations have been made by the Breckland Astronomical Society who have observatory
on the village recreation ground.   The Society object to the proposal on the grounds that it would
increase the risk of light pollution, and that this would have a detrimental effect on dark skies
around the village and hamper the observatory's deep sky work.    

One letter has also been received stating that the development could benefit the village by
making a financial contribution to a much needed new village hall.

1.0 This application is referred to Committee as the proposal is contrary to the Development Plan.

2.0 Principle of development

2.1 The site of the proposed development falls outside the Settlement Boundary for Great
Ellingham.  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 and can be given
little weight.

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 significantly and demonstrably outweigh the
benefits or specific policies in the Framework indicate that development should be restricted.  

2.3 In order to promote sustainable development in rural areas, the NPPF indicates, in paragraph
55, that housing should be located where it will enhance or maintain the vitality of rural
communities.  Isolated dwellings in the countryside should be avoided unless justified by special
circumstances.  More generally, the NPPF defines sustainable development in broad terms by
reference to economic, social and environmental considerations.

2.4 Although outside the defined settlement limit, the proposed development would adjoin the

 ASSESSMENT NOTES
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main built up area of Great Ellingham and would be close to other housing and the village centre.
The proposal would not therefore result in an isolated development in the countryside.  The
effects of the proposal on the character and appearance of the area are considered below.

2.5 Great Ellingham is identified in Core Strategy Policy SS1 as a Service Centre village.  Such
settlements are considered by definition to contain adequate services and facilities to meet the
day-to-day requirements of existing residents.  However, not all Service Centres are identified as
being suitable for significant housing growth, and Policies SS1 and CP1 do not make provision
for the strategic allocation of land in Great Ellingham.  However, as this element of local policy is
essentially concerned with the supply of housing land, it can be given little weight (for the reasons
set out above).  The adopted strategy for all Service Centre villages is primarily concerned with
service protection/enhancement and development to meet local needs. 

2.6 Great Ellingham is one of the smaller Service Centre villages in the District, but nevertheless
benefits from a number of local facilities, including a small general store/post office, primary
school, public house, village hall, playing fields, church and chapel.  These facilities would be
within easy reach of the development and would be very likely to derive some additional support
from future residents of the proposed development.  Guidance set out in the NPPG indicates that
rural housing is essential to ensure viable use of such local facilities.  Several businesses are
located within and close to the village providing some, albeit limited, opportunities for local
employment.  Taking these matters into account, it is concluded that the proposal would be
broadly consistent with the NPPF principle that housing should be located where it will help to
maintain or enhance the vitality of existing communities.  It would also accord with the Spatial
Strategy's drive to support existing facilities in Service Centres.

2.7 However, notwithstanding this conclusion, it is clear that the level of service provision in the
village and the limited availability of local jobs, are such that future residents would be largely
dependant on higher order settlements for most shopping, employment and leisure purposes.
Although existing bus services link the village to Norwich via Attleborough, and there are bus
stops close to the site, these services are very limited in scope and frequency.  Currently there
are three outbound services to Norwich all of which leave early in the morning, and two return
services at the end of the working day. It is reasonable to assume therefore that most trips by
future residents would be made by car.  

2.8 Consequently, the proposal would conflict to a degree with the objective of the NPPF to
minimise the need to travel and to maximise opportunities for sustainable transport.  However,
given that some day-to-day requirements could be met locally and bearing in mind the close
proximity of the village to Attleborough, which is identified for significant growth and where a wide
range of services are available, it is not considered that the resulting harm to sustainability would
be substantial.  The NPPF also recognises that opportunities to maximise sustainable transport
solutions will vary from urban to rural areas.  

2.9 The proposal would 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.  These considerations must be given significant weight given the
emphasis in Government policy on the need to significantly boost the supply of housing. The
NPPG also stresses the importance of these issues and the role of housing in supporting the
broader sustainability of villages and a prosperous rural economy.  

2.10 Reference has been made in a number of representations to the fact that the application site
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forms part of a large potential allocation which has been found previously to be undeliverable by
the Council through its Strategic Housing Land Availability Assessments (SHLAA).  The 2014
SHLAA notes that the capacity of the overall site to accommodate housing is constrained by a
number of factors, including its landscape sensitivity (particularly the northern part), school
capacity, the remoteness of the site to the rest of the village, the limited range of facilities
available, and the quality of the agricultural land.  However, the site considered under the SHLAA
was considerably larger than the current application site, extending further northwards and having
a potential capacity of more than 300 dwellings.  Whilst the constraints identified in the SHLAA
remain relevant to this application,  given the difference in the scale of the proposals and the high
level nature of the SHLAA assessment process, it would not be appropriate to place significant
weight on its conclusions in the determination of the current application. 

2.11 In line with Core Strategy Policy DC4, 40% of the development would be provided as
affordable housing.  Public open space would be provided on site in line with Policy DC11, and
contributions would be made to local schools and transport infrastructure. These elements could
be secured by suitably worded planning conditions and a Section 106 agreement. Compliance
with Policy DC14 relating to renewable energy could also be secured by condition. 

2.12 Full planning permission is sought and the applicant has indicated that should permission be
granted, the development would be started as soon as practicable.  Moreover, there is nothing to
suggest that there any technical constraints which would prevent the development coming
forward in the short term.  However, in order to encourage the early delivery of the proposed
housing, a two year limit for commencement is recommended.   

2.13 It is considered that the matters set out above generally weigh in favour of the proposal,
particularly in the light of the drive in national policy to significantly boost the supply of housing.
However, a range of other factors need to be considered in the planning balance, including local
character and highway safety.  These matters are dealt with below.

3.0 Landscape impact/local character

3.1 The application site comprises part of a larger parcel of agricultural land located just to the
north of the main body of Great Ellingham.  Although close to the village centre, the site has a
predominantly open aspect and, together with adjoining farmland, affords wide ranging views
from adjacent roads across open countryside to the north (including some distant views) and
towards other parts of the village to the south and west.  

3.2 Both local and national planning policies require careful consideration to be given to the
impact of new development on the character of its surroundings.  Core Strategy Policy CP11
says, amongst other things, that the countryside will be protected for its intrinsic beauty and rural
character, and that the design of new development should be sympathetic to landscape
character, informed by the Council' s Landscape Character Assessment (LCA).  Core Policy DC2
deals with housing mix and density, whilst Policy DC16 promotes good design.  The NPPF
indicates that planning should contribute to the protection and enhancement of valued rural
landscapes and that the design of new development should respond to local character and use
streetscapes and buildings to create attractive places to live.  

3.3 Great Ellingham is located with the Wayland Plateau landscape character area (Type E4) as
defined in the Council's Landscape Character Assessment. The overriding character of this area
of countryside is that of a productive and managed arable landscape, with fields of varying sizes
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interspersed with small blocks of woodland, big skies and open views.  Distant views across the
countryside are a key feature due to the relatively elevated land form, although hedgerows and
woodland provides a degree of visual containment.  In landscape terms the application site is
considered to have a moderate sensitivity to change.

3.4 Due to its scale and nature, the proposed development would substantially change the
appearance of the site and immediate locality, giving them a much more built up character,
diminishing the present sense of openness and obscuring some views to open countryside.
Given the defining landscape characteristics referred to above, it is considered that the proposal
would in these respects be harmful to the character and rural setting of this part of the village,
and would conflict with Policy CP11 and the guidance in paragraph 109 of the NPPF.

3.5 However, due to the screening effects of nearby development, the visual impact of the
development would be largely confined to the immediate vicinity of the site and would not extend
into the wider rural landscape.  From the immediate locality the scheme would be seen alongside
neighbouring development and against a backdrop of buildings, including housing on the
opposite side of the B1077 and Attleborough Road to the south and development on Hingham
Road which extends to the north  In this context the scheme would not appear as a significant
intrusion into open countryside; although, as noted above, it would result in harm to local
character due to loss of openness.  

3.6 Concerns have been raised locally about the location of the development on the northern side
of Attleborough Road.  However, it is not considered that this would in itself be harmful to the
character of the village.  Whilst the majority of the village is located to the south, existing
development to the north of the B1077 is not insiginficant and includes the village school, village
hall and housing on Hingham Road.  Although the proposal would consolidate this pattern of
development, it would immediately adjoin the main body of the village and would maintain its
relatively compact and nucleated form hereabouts.  

3.7 Development in the area comprises a mixture of houses and bungalows of a variety of styles
and ages, arranged both in linear fashion along local roads and in small cul-de-sac estates.  The
proposed housing scheme would reflect this established pattern of development, with houses
facing directly onto adjacent roads and further development extending to the rear as a small
estate.  The overall density of the development would not be high at around 20 DPH.  Most of the
proposed houses would be detached, and those proposed on the existing road frontages would
be set well back and reasonably well spaced.  Ample space would be available for landscaping to
plot frontages and site boundaries, and the visual impact of the scheme would be further softened
by the provision of public open space on the Attleborough Road.  The denser elements of the
scheme would be set back into the main body of the development.  The proposed houses would
be of broadly traditional design and materials, well proportioned and simple in form, and would be
arranged to create well defined and varied street scenes.  It is considered therefore that the
layout and design of the proposal would relate well to character of existing development and
would thus accord with Core Strategy Policies DC2 and DC16 and paragraph 58 of the NPPF.

4.0 Highway safety 

4.1 The proposal has given rise to considerable local objection in respect of highway safety, due
primarily to concerns about the speed and volume of traffic on the Attleborough Road and to
problems of congestion and conflicting traffic movements at the staggered crossroad junction of
Hingham Road, Chequers Lane and the B1077, especially at peak times.  Concerns have also
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been raised about the safety of pedestrians crossing local roads, particularly school children.
However, the local Highway Authority has no raised no objection to the proposal as revised,
subject to the imposition of conditions and some very minor amendments to the design of the
new footways. 

4.2 The proposed development would clearly result in increased traffic on local roads.  The
submitted Transport Statement estimates that during the morning and evening peak hours (8-
9am and 5-6pm) the development would generate around 17 and 16 vehicular traffic movements
respectively.  The majority of this traffic would gain access to the development via the proposed
access onto Attleborough Road, with only 6 dwellings proposed to have access directly off
Hingham Road. Whilst clearly not immaterial, this level of additional traffic is considered unlikely
to result in a significant impact on road conditions given that Attleborough Road is a busy 'main
distributor route' and that both Hingham Road and Chequers Lane are well used local routes.
Paragraph 32 of the NPPF indicates that development should only be prevented on transport
grounds where the residual cumulative impacts of development would be severe.

4.3 The proposed main access onto Attleborough Road has been designed to meet appropriate
highway standards, both in terms of its layout and the provision of visibility splays, and is
considered to be suitable to serve the proposed development.  The accesses proposed onto
Hingham Road would also meet appropriate standards, although it is noted that visibility for
emerging traffic at the junction of Hingham Road with the B1077 is substandard. However, the
scheme would add only marginally to traffic movements here and some improvement to the
junction would be secured as part of the development.  

4.4 A number of other highway improvements are proposed to ensure safe access to the
development, including new pedestrian footways along Hingham Road and Attleborough Road,
together with a new pedestrian refuge on Attleborough Road and new crossing points on
Hingham Road to improve access to the school and village.  These proposals have been subject
to a safety audit and have been found to be acceptable.  A new footway would extend eastwards
along the northern side of Attleborough Road to link the development to the local bus stop.  The
applicant has also agreed to fund the erection of part-time 20mph signs on the approach to the
primary school.

4.5 The concerns of local residents in relation to the volume and speed of traffic are
acknowledged and understood.  Whilst the proposal would not necessarily resolve these
problems, it would not add materially to them either, and would at least provide some benefits in
terms of improved pedestrian facilities.  It is also noted that official accident records show only
one 'slight' accident in the vicinity of the site since 2009.

4.5 Overall, the proposal is considered to be acceptable in highway terms, having been designed
in accordance with relevant technical standards and in line with the recommendations of the
Highway Authority.

5.0 Other matters

5.1 Residential amenity - The layout of the proposed development is such that adequate
separation distances would be maintained to existing residential properties to ensure that no
significant overlooking or overshadowing would occur.  The closest residential property is located
to the north of the site and is well screened by existing boundary planting.  Generous separation
distances would be maintained to properties on the opposite sides of Hingham Road and the
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B1077.  The proposal would give rise to additional traffic and general activity, but bearing in mind
existing traffic levels on local roads and the character of the area, it is not considered that this
would result in significant disturbance.  Noise from construction work could be regulated by
planning condition and would be temporary in any event.  

5.2  Ecology - The Ecological Survey submitted in support of the application has identified a
significant population of great crested newts in two ponds around 200 metres to the east of the
application site.  Although the site itself is not considered to provide a favourably habitat for
newts, given the proximity of the site to the ponds, it is considered that newts could sometimes be
present.  A mitigation strategy is therefore proposed to exclude newts from the site during
construction and to provide alternative compensatory habitat following completion. Neither
Natural England nor Norfolk Wildlife Trust have objected to the application.  Having regard to this
and to Natural England's standing advice on protected species, it is considered that the proposal
would not be likely to adversely affect the local population of great crested newts.  A condition is
recommended to require the proposed mitigation measures and other biodiversity enhancements
to be agreed and implemented.

5.3 Agricultural land -  The NPPF states that local authorities should take into account the
economic and other benefits of the best and most versatile agricultural land, particularly in plan
making when decisions are made on which land should be allocated for development. Where
significant development of agricultural land is demonstrated to be necessary, local planning
authorities should seek to use areas of poorer quality land in preference to that of a higher
quality.  As the application site is classified as Grade 2 agricultural land, the proposal would result
in the loss of high quality farmland.  However, due to the relatively small size of the site it is not
considered that the harm caused as a result would be significant.  Natural England has a
statutory role in advising local planning authorities about land quality issues, and has raised no
objection to the proposal in these or other terms.

5.4 Archaeology - Following the submission of the application, and in response to concerns
raised initially by the Norfolk Historic Environment Service (NHES), additional archaeological
evaluation has been undertaken by trial trenching.  This has identified features relating to Anglo-
Saxon and medieval settlement.  Consequently, there is a high potential for further finds and a
further programme of investigation is recommended by NHES.  This could be secured by a
suitably worded planning condition.  

5.5 Local infrastructure - Concerns have been raised locally about the capacity of the local
primary school to accommodate additional pupils.  However, Norfolk County Council has
confirmed that the school has sufficient capacity to accommodate children from the proposed
development.  As there is a lack of capacity at Attleborough Academy, contributions are sought to
fund additional high school and sixth form places.  This would be secured by the proposed
section 106 agreement.  There is no substantive evidence to suggest that the proposal would
result in significant adverse effects on local health infrastructure.

5.6 External lighting - Concerns have been raised by the Breckland Astronomical Society about
the potential effects on additional lighting on the nearby observatory.  However, there is no
requirement for the development to have street lighting, and a planning condition could be
imposed to prevent this and to limit other external lighting from the development.  Subject to
these controls, and given the presence of intervening development between the site and the
observatory, it not considered that the proposal would have any material effect in terms of light
pollution.    
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5.7 Drainage - The application site is located within Flood Zone 1 (low probability of flooding).  It
is proposed that surface water be discharged into the local ditch system, following
attenuation/storage on site to limit the flow to the normal greenfield run off rate.  The Environment
Agency has raised no objection to the application subject to a condition requiring detailed
drainage proposals to be agreed.

5.8 Heritage assets - The site is not located within or adjacent to a conservation area.  There
several listed buildings in the surrounding area, including the parish church.  However, given the
separation distances involved and the presence of intervening screening and buildings, it is
considered that the proposal would have a minimal effect on the setting of nearby listed buildings.

6.0 Conclusion

6.1 Given the current shortfall in the supply of housing land in the District, local planning policies
which seek to prevent development outside settlement boundaries can be given little weight.  In
this situation, the NPPF states permission should be granted unless any adverse of so doing
would significantly and demonstrably outweigh the benefits or policies in the Framework indicate
that development should be restricted.

6.2 For the reasons set out above, it is considered that the proposal would cause harm in two key
respects: firstly, to transport sustainability due to the need for residents to travel by car to access
a wide range of services, and secondly, to the character of the area due to the loss of openness.
However, in both cases this harm would be offset to a degree by local considerations; particularly
the presence of some local services in the village, which would reduce the need to travel and
would be likely to derive support from the scheme, and the localised visual impact of the proposal
on the surrounding rural landscape.   

6.3 The development would also result in some loss of better quality agricultural land, but again
the harm would not be significant given the size of the site.  It must also be acknowledged that
given the current need to provide more housing land, some loss of undeveloped countryside is
inevitable.

6.4 The proposal would also make an important contribution to the supply of housing, including
affordable housing; a factor which must be given considerable weight given the thrust of national
planning policy to significant boost the supply of housing. The development would also be
appropriately designed and would not result in any severe residual impacts on the local highway
network.

6.5 It is acknowledged that there is considerable local objection to the proposed development.
However, local opposition in itself is not a reason for refusing planning permission.  As with all
planning applications, rejection of proposals must be based on valid planning reasons, which can
be supported by evidence.  Taking the principal matters of local concern in turn, it is considered
in relation to highway safety that substantiating a ground of refusal would be challenging in the
absence of an objection from the Highway Authority or other technical evidence.  As far as other
issues are concerned, particularly the suitability of the village to accommodate additional
development and the effects of development on local character, these clearly depend on matters
of judgement on which it would be possible to arrive at conclusions different to those set out
above.  However, it is the professional view of officers that in this case the balance of arguments
on these matters does not fall decisively against the scheme, such that refusal of permission
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Planning Permission

TL01
3047
MT03
3940
3920
3920
3920
3940
3941
HA01
HA02
HA03
A
HA20
HA29
A
HA29
B
HA39
A
HA39
B
HA50
4000
3996
2001
2014
3994

Time Limit - 2 year
In accordance with submitted
External wall and roof materials to be agreed
Affordable housing
Archeaology condition
EA drainage condition
Ecology condition
External lighting
Renewable Energy
Standard estate road conditions
Standard estate road condition
Road Surfacing

Provision of visibility splays - conditioned
Construction traffic management and routing/ exceptional wea

Construction traffic management and routing/ exceptional wea

Highway improvements-offsite A

Highway improvements off-site B

Non standard highway condition
Variation of approved plans
Note - Discharge of Conditions
Application Approved Following Revisions
Criterion E - Planning Apps Where Approved
Section 106

 RECOMMENDATION

 CONDITIONS

could be justified.  

6.6 Taking all of these matters into consideration it is concluded that the harm to likely to be
caused by the proposal would not be such that it would significantly and demonstrably outweigh
the benefits of the development.  In accordance with paragraph 14 of the NPPF, it is therefore
recommended that permission is granted subject to conditions  and to the completion of a section
106 agreement. However, delegated authority is also requested to rfuse the application if the
legal formalities in respect of the Section 106 are not completed within three months of the date
of this decision of that the Planning Manager has the authority to agree another more appropriate
time scale for the completion of any such agreement.



BRECKLAND COUNCIL - PLANNING COMMITTEE - 20-07-2015

DC131_new

2

WATTON
Land at Thetford Road
Thetford Road

Gladman Developments Ltd
c/o Agent 

Pegasus Group
Pioneer Court Chivers Way

Residential development of up to 180 dwellings, provision of recreational
facilities, site access & associated works

Outline

3PL/2014/1253/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 

It is noted that there has been a significant amount of objection to the proposal from local
residents raising a number of issues. Watton Town Council and Thompson Parish Council object
to the development of the site. Taking these comments into account, the main issues that need to
be considered are:

Development plan and material considerations
Principle of development and deliverability
Access and highway impact
Impact on the landscape character and appearance of the area
Ecology
Indicative design and layout
Residential smenity
Drainage and flood risk
Affordable housing, viability and deliverability

 KEY ISSUES

This is an outline application for up to 180 dwellings and associated works, comprising the
following:

· Up to 180 residential dwellings (average net density of 34 dwellings per hectare), of which 40%
will be affordable housing
· Two main vehicular access points to the site, both taken from Thetford Road (one being a new
roundabout)
· Retained and enhanced public footpaths
· Public open space including a LEAP (Local Equipped Area of Play)

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Gary Hancox
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The application has been submitted with the following accompanying information:

· Design and Access Statement
· Development Framework Plan
· Site Location Plan
· Affordable Housing Statement
· Air Quality Screening Report
· Noise Screening Report
· Transport Assessment
· Travel Plan
· Landscape & Visual Impact Assessment
· Archaeological Assessment
· Foul Drainage Report
· Arboricultural Report
· Rural Settlement Report
· Socio-Economic Report
· Ecological Report
· Phase 1 Site Investigation Report
· Flood Risk Assessment and Drainage Strategy
· Utilities Report
· Statement of Community Involvement
· Energy Statement 

All matters, save for access, are reserved.

The application site comprises approximately 7.4 hectares of agricultural land and lies at the
southern edge of the town. The northern boundary of the site backs on to existing residential
properties at Canon Close. The eastern edge of the site is bound by large trees to the north and
an existing footpath which extends south to a ditch spanning west to east of the site centrally. The
ditch forms part of Flood Zone 3a. The southern boundary of the site is adjacent the A1075
Thetford Road. The site comprises two parcels of land, with the northern portion having direct
access from Thetford Road. Building is currently underway on land to the west of the application
site where permission exists for 110 dwellings on a 4.37 ha site (3PL/2013/0510/F refers). This
neighbouring site was allocated for residential development in the Core Strategy.

The site is wholly outside but adjacent to the Settlement Boundary. The market town of Watton is
identified in the adopted Core Strategy as being of mid-size and providing a good range of
services for residents' day-to-day needs but with limited capacity for expansion.

The site is located approx. 240 metres away from the statutory-designated Wayland Wood Site of
Special Scientific Interest (SSSI) and 1.89 km from Breckland Special Protected Area (SPA) and
Breckland Farmland SSSI.

 SITE AND LOCATION

 EIA REQUIRED
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No relevant site history

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

SS1
CP.11
CP.13
CP.14
DC.01
DC.04
DC.11
DC.13
DC.14
DC.16
NPPF
NPPG

Spatial Strategy
Protection and Enhancement of the Landscape
Accessibility
Sustainable Rural Communities
Protection of Amenity
Affordable Housing Principles
Open Space
Flood Risk
Energy Efficiency
Design
With particular regard to paras.47, 49, 8, 14, 32, Section 7, 118, 47, 141
National Planning Practice Guidance

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 

WATTON TOWN CLERK -   

THOMPSON P C -   

Town Council object on grounds of the development being unsuitable and unsustainable for the
area. 
There are concerns regarding increased traffic and the fact that the development would encroach
on an SSSI site. Felt to generally be a totally unsuitable development.

Object on the grounds of road safety and impact on the doctors surgery.

No

40% affordable housing - 70:30 ratio of rented / shared ownership tenure

Education contributions towards infant, junior and high schools totalling £1,096,920.
Contributions towards libraries of £10,800.

 CIL / OBLIGATIONS
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HOUSING ENABLING OFFICER    

HISTORIC ENVIRONMENT OFFICER    

RAMBLERS ASSOCIATION:  NORFOLK AREA    

The application site is situated outside of the development boundary and therefore should be
provided as 100 percent affordable housing. However, if the principle of development is
established then Breckland Council's Adopted Core Strategy Policy DC4 requires a contribution
to affordable housing on any site with 5 or more units, although this was effectively modified to 11
or more units by the national planning guidance issued on November 28th 2014.  As the site size
for this application is 180 units, this application exceeds the threshold, and will be required to
make a contribution. 
 
The 72 units offered in the affordable housing statement would appear to meet the 40%
affordable housing provision required by planning policy.  However, the split of units does not
quite meet the 70/30 rented/intermediate split required by the policy.  For full compliance, this
should be 50 units for affordable rent and 22 for intermediate housing. 
 
The units should be transferred to an RP to ensure affordability in perpetuity, at a price which
assumes no public subsidy is available.  The comment in para 1.17 about distributing the housing
in small groups is welcomed, and meets the requirements of our affordable housing policy. 
 
Overall, we would prefer to see some additional 1-bed homes, including a small number of
intermediate provision.  We would prefer to see a smaller number of 3-bedroom homes,
particularly in the intermediate tenure, as the main current demand is for smaller accommodation.
 A small number of 4-bedroom homes would also be welcome on larger sites such as this, as
there is a small but persistent demand for this type of accommodation which is hard to meet on
other sites. 
 
Finally, our normal method of securing the affordable homes is via S106 agreement, with a final
scheme of affordable housing to be approved by the Council.

An archaeological evaluation (geophysical survey) has been carried out at the proposed
development site. The survey identified few anomalies that may relate to buried archaeological
features, however similar results were obtained from a geophysical survey on the opposite side of
the road, where trial trenching subsequently revealed prehistoric settlement evidence. The site
also lies to the north of a possible medieval to early post-medieval market site of unknown extent
and coins of this period have previously been found at the proposed development site. Evidence
relating to a former market may only exist as an artefact scatter in the ploughsoil and might not
be associated with buried archaeological features. Consequently the paucity of possible
archaeological features indicated by the geophysical survey does not necessarily indicate
genuine absence and there is potential that heritage assets with archaeological interest will be
present at the site and that their significance will be adversely affected by the proposed
development. 
If planning permission is granted, we therefore ask that this be subject to a programme of
archaeological work in accordance with National Planning Policy Framework para. 141. 

No objection to the development.  We welcome the proposal to create an internal footpath from
the southern site entrance to link to Watton FP13, and note the changes to bring the entrance
much closer to FP7, which we welcome.  It would be particularly welcome if the new footpaths
could be dedicated as public rights of way.
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NATURAL ENGLAND    

NORFOLK WILDLIFE TRUST    

CRIME REDUCTION & ARCHITECTURAL LIAISON OFFICER    

MINISTRY OF DEFENCE    

NORFOLK COUNTY COUNCIL HIGHWAYS    

Natural England considers that insufficient information has been provided with the application to
enable an assessment of whether the application, as submitted, is likely to damage or destroy the
 interest features for which Wayland Wood, Watton Site of Special Scientific Interest (SSSI) has 
been notified.  This application is 200m from Wayland Wood, Watton SSSI. There is a public
footpath which leads directly from the proposed development to the woodland; the woodland has
public access.  It seems likely that there will be an increased number of visitors to the wood as
this  is the nearest open space from the proposed development.  The woodland is a Norfolk
Wildlife Trust (NWT) reserve which is currently in unfavourable recovering condition.  We
suggest that the  applicant contacts NWT to discuss their current visitor management strategy
and any further  measures that might need to be put in place to ensure that the condition of the
woodland is not  damaged by increased recreational disturbance and damage arising from the
proposed 
development.  
 
We note the intention to link pedestrian routes within the site to existing public rights of way.
However, we advise that the provision of open space and green infrastructure should be
designed to provide a high quality environment which also encourages recreational activities
within the application site.   
 
Cumulative impacts on Wayland Wood, Watton SSSI from other proposed or permitted but not
started developments should also be taken into account.  
 
Should the application change, or if the applicant submits further information relating to the
impact of this proposal on the SSSI aimed at reducing the damage likely to be caused, Natural
England will be happy to consider it, and amend our position as appropriate. 

Object to this proposal because it hasn't demonstrated that impacts on Wayland Wood SSSI
have been properly considered.  The planning proposal needs to take full account of impacts on
Wayland Wood and unless it is able to show that recreational impacts can be fully mitigated it
should not be approved.

No objection, although has suggested improvements to the indicative layout.

No objection.

The revised access strategy for the site is appropriate for this location. Most of the development
will be served off a single point of access off Thetford Road via a 40m ICD roundabout at the
junction with the C402, the road signed to Merton and Thompson. In this way traffic speeds on
the urban section of Thetford Road would be significantly reduced, a gateway feature into Watton
will be provided as well as an appropriate access to the site. Secondary access will be provided
off Thetford Road via a T-junction north west of the new roundabout.
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OBLIGATIONS OFFICER, NORFOLK COUNTY COUNCIL    

TREE AND COUNTRYSIDE CONSULTANT    

ENVIRONMENTAL PLANNING    

It is intended to extend the 30 mph speed limit out to the new roundabout which will require a
traffic regulation order that will be covered by condition.
A shared-use footway/cycleway will be provided along the site frontage and along the existing
verge from the T-junction access point up to the toucan crossing near Monkhams Drove as part
of improved facilities for pedestrians and cyclist and to provide a safe route to school.

The site will need to have a Travel Plan which will be secured by condition as well as a travel plan
performance bond which will need to be secured by S106 Agreement that should be secured
before any planning permission is granted.

Request contributions towards education provision as there is insufficient capacity at local
schools.

Assuming a multi bed house development, 180 dwellings would generate a requirement for a
contribution of £1,252,080.

No objection in principle.  A tree protecton plan and arboricultural impact assessment in
accordance with BS5837:2012 will be required based upon finalised layout.

This application proposes 180 new dwellings on land outside of the Settlement Boundary in
Watton. The site has been put forward based on the Council's inability to demonstrate a five year
supply of housing land as required through paragraph 47 of the NPPF. In instances where an
authority cannot demonstrate a five year supply paragraph 49 of the NPPF is of relevance to the
determination of this application. This states that the policies around housing numbers can not be
considered to be up to date. 

Watton is designated as a mid-sized market town through the adopted Core Strategy and
received a positive housing allocation. The Core Strategy specifically states at Policy SS1 that
the town provides a good range of services and facilities for the resident's day to day needs but
has limited capacity for expansion. As Breckland is unable to demonstrate a five year supply of
housing land (the last calculation in July 2014 showed a 3.3 year supply) applications need to be
assessed having due regard to footnotes 11 and 12 to paragraph 47. Footnote 11 states that 'to
be considered deliverable, sites should be available now, offer a suitable location for
development now, and be achievable with a realistic prospect that housing will be delivered on
the site within five years and in particular that development of the site is viable.' Footnote 12
expands on the term developable stating 'sites should be in a suitable location for housing
development and there should be a reasonable prospect that the site is available and could be
viably developed at the point envisaged.  Each of these factors is considered individually below:

Available now: This application is put forward in outline. Ideally to show deliverability an
application would be full plans. Paragraph 4.11 of the planning statement does raise concerns
around whether this site can be considered to be available now. It states that the applicants will
only start to market the site to a developer following the grant of outline approval.  If you do
decide to recommend this application for approval we would request a shortened time condition
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ENVIRONMENTAL HEALTH OFFICERS    

CONTAMINATED LAND OFFICER    

AIR QUALITY OFFICER    

as has occurred on other applications across Breckland. 

Offer a Suitable Location: As has already been stated Watton is a mid-sized market town which
has been considered suitable to accommodate the growth levels set out within the Core Strategy
and Site Specifics. Further consideration is needed on the appropriateness of this site. The site is
located within close proximity (less than 300m) to Wayland Wood, which is designated both as a
Site of Specific Scientific Interest and also as Ancient Woodland. Paragraph 118 of the NPPF
regarding potential deterioration to ancient woodland is therefore of relevance to this application,
and the Tree and Countryside Officer is likely to advise further. 

In relation to suitable location, this can also be considered to relate to a suitable design solution
for the scheme. Whilst it is acknowledged that the majority of these matters are reserved, it does
have an implication on the quantum of development proposed.  Policy DC16 Design within the
adopted Core Strategy is also of relevance to this application. The policy states that a new
development cannot be divorced from their surroundings or their relationship to each other. The
density of the development proposed, when excluding the areas which can't be developed,
equates to approximately 35 dwellings per hectare. This compares to the Hopkins Home site
opposite which is being developed at an average density of 25 dwellings per hectare.
Furthermore the development in Canon Close is also approximately 25 dwellings per hectare.
The dwellings directly adjoining the site on Thetford Road have a lower density of approximately
10 dwellings per hectare.

Alongside the density of the development, the scale, height and massing also needs to be taken
into consideration. The majority of surrounding dwellings are bungalows and consideration should
be given to the fact that the applicant is proposing some two and a half storey dwellings. 

Achievable: The applicant has stated that the scheme will be policy compliant, including 40%
affordable housing as required under Policy DC4 Affordable Housing Principles. I cannot see a
viability study included with this application. Is the applicant able to confirm in writing that the
scheme is viable?

Notwithstanding the above, Policy CP10 Natural Environment is of relevance to this application.
Through the Site Specifics Policies and Proposals DPD, the Access and Bird monitoring and
implementation framework sought s106 money for monitoring and mitigation for impact upon
Woodlark and Nightjar. This is considered relevant to this site, as the other sites allocated within
Watton sought these contributions.

No objection, subject to appropriate conditions.

No objection. Subject to appropriate conditions.

I agree that there is unlikely to be a significant rise in NO2 from traffic emissions at the
development site however I would like to see basic screening for NO2 for the town centre (High
Street) using the traffic figures in the Transport statement and the measured data available from
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Over 200 letters of objection have been received from local residents raising the following main
points of concern:

- Development not sustainable
- Drainage
- Increased demand on already stretched facilities, including the school and the surgery
- Infrastructure will not be able to cope
- Additional traffic would cause further congestion
- Road safety
- Not right location for development
- Housing not needed
- Development is high density outside the settlement boundary
- School is already over-subscribed
- Impact on local wildlife and Wayland Wood
- No jobs available for the new occupants
- No facilities available for the youth

 REPRESENTATIONS

ECOLOGICAL AND BIODIVERSITY CONSULTANT    

ANGLIAN WATER SERVICE    

ENVIRONMENT AGENCY    

N H S EXECUTIVE    

Annual Air Quality reports on the Breckland Website.

It is considered that the information provided by FPCR (November 2014) is sufficient and
adequately assesses the ecological issues on site. However, the following should be set as
conditions: 
-  All retained trees should be protected by BS5837:2012 Trees in Relation to Design, Demolition
and Construction Recommendations.  
-  The external lighting scheme within the development should be designed to ensure that light
spill onto vegetated areas is minimised in order to reduce any potential disturbance to retained or
newly-planted habitats. Where lighting is absolutely necessary in areas of tree/shrub planting,
this should be low-level, directional lighting that includes cowls where necessary.  
-  Vegetation removal should be undertaken outside of the bird nesting season (March to August,
inclusive). Where this is not possible, a nesting bird check should be undertaken by a suitably
qualified/experienced ecologist immediately prior to removal. 

No objection subject to the provision of a suitable scheme of foul drainage improvement works.

No objection, subject to appropriate conditions.

Object unless contribution towards funding of additional GP and increase in surgery floorspace is
provided.
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- Environmental impact

(Note: the above is only a summary representation of the key objections to the development from
local residents. The full objections can be viewed on the Council's website.)

1.0  This application is before Planning Committee as it is a major application, contrary to policy
and of significant local interest.

2.0  Development Plan and Material Considerations
 
2.1  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 Practice Guidance.

2.2   The site is located outside the Settlement Boundary in an area of open countryside (as
defined by policies SS1, DC2, CP1, and CP14 of the Core Strategy and Development Control
Policies Development Plan Document 2009), where development is restricted.  The application is
clearly contrary to these policies.  Furthermore, the site is not being put forward for 100%
affordable housing under the rural exceptions policy DC5.  The proposal should therefore be
refused unless there are material considerations that dictate otherwise.  The lack of a 5-year
housing supply within Breckland district carries significant weight in the consideration of the
application.

2.3  Paragraphs 47 and 49 of the National Planning Policy Framework (NPPF) state 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.

3.0  Principle of Development and Deliverability

3.1  The Government defines sustainable development as having three dimensions.  These
dimensions give rise to the need for the planning system to perform a number of 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
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. 

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

 ASSESSMENT NOTES
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dimensions is required.

3.3  In terms of economic and social sustainability, the Core Strategy has identified Watton as
having a good range of services and facilities with the potential for limited growth.  Whilst it is
acknowledged that the town has issues with traffic congestion at times, Core Strategy Policy SS1
expects that Watton will deliver 900 dwellings over the plan period (2001- 2026).  Taking into
account dwellings already built and permitted as at April 2009, a total of 300 dwellings are
required to be provided.  The Core Strategy identifies 4 sites for development, 2 of which have
permission.  A further 2 unallocated sites at Cley Lane and Griston Road have recently been
permitted.  This means that approximately two-thirds of Watton's planned housing has been
permitted.  However, as stated above, the Council's lack of a five-year housing land supply
means that housing land supply policies, including the remaining housing allocation for the Town,
are no longer up to date.  The following sections of this report deal with the environmental
considerations.

3.4  It is important that new homes are delivered in the right places to meet the needs of the
district.  Watton has been allocated more modest development, proportionate to its existing level
of facilities and infrastructure limitations, and in this case has been allocated 300 dwellings to be
delivered over the remainder of the plan period.  Approximately 200 of these dwellings have
already been permitted.  Whilst these figures should not be seen as a maximum, regard should
be had to the desirability of avoiding significantly exceeding the allocations so early in the plan
period and where significant environmental harm can be demonstrated.  However, the weight
given to the lack of a 5 year land supply of housing, and the presumption in favour of sustainable
development are material considerations that temper this concern.

3.5  In terms of location there can be little argument that the site is sustainable, particularly given
its close proximity to the existing built form of the town and being within easy reach of the town
centre and local facilities and services.  However the NPPF still requires the environmental
impacts of the proposal to be acceptable when balanced against the benefits.  Although the
NPPF's presumption in favour of sustainable development is a relevant material consideration,
paragraph 14 of the NPPF states that permission should be granted unless any adverse impacts
of doing so would significantly and demonstrably outweigh the benefits, when assessed against
the policies of the Framework taken as a whole; or, specific policies in the Framework indicate
that development should be refused.  A site needs to be acceptable in terms of highway access,
impact on highway infrastructure, flood risk, design, impact on landscape character and
ecological impact.  These issues are considered later in this report.

4.0  Access and Highway Impact

4.1  Although the site is well located in relation to the existing highway network, it is located close
to an area of the A1075 where accidents have occurred in the past.  Original plans indicated two
standard vehicle junctions onto the Thetford Road, however following discussions with the Local
Highway Authority, it was agreed that most of the development should be served off a single
point of access off Thetford Road which should be a roundabout at the junction with the C402,
the road signed to Merton and Thompson.  In this way traffic speeds on the urban section of
Thetford Road would be significantly reduced and a gateway feature into Watton would be
created.  A secondary access will be provided off Thetford Road via a T-junction north west of the
new roundabout.
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4.2  A shared use footway/cycleway will be provided along the site frontage and along the
existing verge between the T-junction and the toucan crossing as part of improved facilities for
pedestrians and cyclists and to provide a safe route to school. A Travel Plan will further help to
mitigate the highway impact of the proposal.

4.3  NCC: Highways have been consulted and, subject to the above highway improvement works
being provided, raise no objection.  The application is therefore considered to accord with
paragraph 32 of the NPPF, which states that 'development should only be refused on transport
grounds, where the residual cumulative impacts of development are severe'. 

5.0  Impact on the Landscape Character and Appearance of the Area

5.1  One of the core planning principles in the NPPF is that planning should 'take account of the
different role and character of different areas, and this includes recognising the intrinsic character
and beauty of the countryside and supporting thriving rural communities within it' (paragraph 17).

5.2  Policy CP11 of the Core Strategy seeks to ensure that the landscape of the District will be
protected for the sake of its own intrinsic beauty and its benefit to the rural character.
Development within the District is also expected to be of the highest design quality in terms of
both architecture and landscape. It should have regard to good practice in urban design and fully
consider the context within which it sits.  It should embrace opportunities to enhance the
character and appearance of an area and contribute to creating a sense of local distinctiveness.

5.3  Clearly, owing to its scale, the proposal would represent a significant change in the nature
and appearance of the land and the assessment to be made is whether the impact on the land
would be significantly harmful to the local area.

5.4  The Breckland Landscape Character Assessment (2007) indicates that the site is located
within an area known as the 'Wayland Plateau'.  Land within this area is predominantly farmland
interspersed with small blocks of woodland or farm coverts and occasional paddocks.  Blocks of
Ancient Woodland are also a distinctive feature , e.g. Wayland Wood, approximately 240 metres
to the east of the site.  The Settlement Fringe analysis of Watton highlights the open edge to the
town adjacent to Canon Close, but concludes that the area in general has a low sensitivity to
change.  The Character Area Study does however highlight the need to conserve and continue to
manage a functional agricultural landscape to this edge of Watton, and the aim should be to
conserve and enhance Wayland Wood, which is sensitive to further development that would
adjoin or increase recreational pressure within the wood.  Overall, it is suggested that any new
development should seek to create a well integrated settlement edge with the adjacent farmland.

5.5  The indicative layout plan submitted with the application shows a scheme with quite a strong
landscaping strategy and one that includes some planting to the southern frontage with Thetford
Road.  It also maintains and enhances the existing screening and vegetation to the east boundary
of the site.  A 'SUDS corridor' is also shown running through the site, which has the potential to
be an attractive biodiversity feature.  

5.6  Taking into account the extent of the Hopkins Homes development to the west of the site, it
would be difficult to argue that the development would protrude into the open countryside to a
significant degree, however, it does bring development closer to Wayland Wood, increasing the
recreational pressure on it, and further eroding the existing gap between a significant landscape
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feature and the built form.  Although the applicants' Landscape Visual Impact Assessment (LVIA)
concludes that the development has reacted positively to its context, to a large extent it overlooks
the importance of this landscape feature.

5.7  Although the proposed density of development, as depicted in the indicative layout plan,
would appear to be in line with the established development and development under construction
to the north and west of the site, the layout only appears to show approximately 110 dwellings,
not the 180 dwellings stated in the application.  Although it is appreciated that the layout plan is
only indicative, it is felt that in reality the development would appear much denser than shown,
perhaps between 35 - 40 dph.  This site is located in a prominent edge of town location adjacent
to a significant positive landscape feature (Wayland Wood) where a sensitive transition of built
form to open countryside is required.  The level and density of development proposed is not
considered to be reflective of its context, is likely to create a hard settlement edge, and would not
enhance the character and appearance of an area, but would have a significant and harmful
impact on the setting of the town.  It has not been satisfactorily demonstrated that a development
of 180 dwellings can be accommodated successfully on the site without harming the landscape
character and appearance of the area.  The application is, therefore, contrary to the NPPF and
Core Strategy Policy CP11.

6.0  Indicative Design and Layout

6.1  Both Core Strategy Policy DC.16 and Section 7 of the NPPF require high quality design, and
great importance is attached to the design of the built environment, with it seen as a key aspect
of sustainable development.  The Design and Access Statement submitted with the application
explains how the scheme has been influenced by a contextual and character appraisal of the site
and the surrounding area. 

6.2  As stated above, the layout has merit in terms of its landscaping strategy, however it is not
reflective of the maximum 180 dwellings proposed, which is likely to appear much denser.  The
applicants have indicated that the design solution for the site reflects the variety in townscape
form that can be seen in the area but is also reflective of its edge of town location where some
streets could incorporate a more open aspect with elevations set back behind more traditional
front gardens.  They state they will provide for a mix of house types, styles and tenures, however
it is disappointing to note that no single storey dwellings are proposed, which is not reflective of
the existing mix of dwellings within the town.  The pedestrian links and connectivity with the
existing development are good and overall, the landscape proposals do seek to provide a green
setting for the edge of Watton and the development, and to assimilate the development into the
local context,  However, given that the density of the indicative layout appears to be lower than
that required to accommodate 180 dwellings, and taking into account the proximity of Wayland
Wood and the potential detrimental impact on its contribution towards the landscape character
and the setting of the town, it has not been demonstrated that a scheme capable of complying
with Policy DC.16 of the Core Strategy and Section 7 of the NPPF can be achieved. 

7.0  Landscaping and Ecology

7.1  Both Core Strategy Policy CP10 and the NPPF require development to contribute to a net
gain in biodiversity with an emphasis on improving ecological networks and linkages where
possible.  Furthermore, in order to accord with Section 40 of the 2006 Natural Environment &
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Rural Communities (NERC) Act, paragraph 118 of the 2012 National Planning Policy Framework
(NPPF) and Policies CP6, CP8, CP10 and CP11 of the 2009 Breckland Adopted Core Strategy &
Development Control Policies Development Plan, all of which promote the conservation and
enhancement of biodiversity through sustainable development, the applicant must do more to
ensure that the scheme constitutes sustainable development and that the existing natural
features are conserved in a way that guarantees their long-term viability.

7.2  An ecological survey of the site has been carried out and assessed by an Ecology
Consultant, Norfolk Wildlife Trust (NWT)and Natural England.

7.3  Both Natural England and the Ecology Consultant agree that the proposed development is
unlikely to have any significant impact on the nearby SAC or SPA sites.  However, Natural
England has raised concerns with regard to the potential increase in visitor numbers to Wayland
Wood, a SSSI.  They recommend that contact be made with NWT to discuss the visitor
management strategy for the wood, and how the development might impact on it.  The County
Wildlife Sites (located over 500 metres from the site to the south) do not have public access and
would be unlikely to be affected by the development. 

7.4  Norfolk Wildlife Trust, who maintains Wayland Wood, object to the development and state
that Wayland Wood is already subject to regular damage and disturbance from those accessing
the site from Watton and further development even closer to the wood will only exacerbate this.
This includes anti social behaviour and has taken the form of fly tipping, leaving of needles and
cans and damage to ground flora, as a result of fires and trampling.  Although some aspects of
the woodland habitats are fairly robust a party fire site can lead to long term damage to stands of
sensitive woodland plants such as bluebell, for many metres around the site.

7.5  Discussions have been on-going with the applicants and NWT in respect of mitigating the
potential impact on Wayland Wood, and indeed it was suggested and accepted by NWT that the
provision of alternative public rights of way could discourage some walkers from entering the
wood.  However, NWT maintains their view that these measures will not be sufficient to mitigate
for adverse recreational impacts.  The public footpath from the development, which is already
used by existing Watton residents, still approaches the corner of the wood at the point where
walkers currently access the wood.  As a result the position regarding access to Wayland Wood
remains very much the same, even with these measures in place.

7.6  NWT has suggested that all of the land in between the wood and the development would
need to be enhanced as a buffer, ideally through new woodland planting.  However, the
applicants have indicated that they do not have control of the land in order to provide for this.

7.7  Without satisfactory mitigation acceptable to NWT, the risk of harm to the SSSI remains and
the application is contrary to Core Strategy Policy CP10.

8.0  Amenity

8.1  The direct impact on the amenity of local residents is limited to the northern boundary of the
site where proposed housing would adjoin existing residential development.  The indicative layout
shows that appropriate separation distances to existing dwellings can be achieved, although the
full impact on residential amenity can only be assessed at the reserved matters stage.
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8.2  There will be a moderate degree of harm to the amenities of local residents in terms of
increased vehicular traffic along Thetford Road, as well as a reduction in the general landscape
amenity enjoyed by existing residents.  However, officers do not consider these impacts to be so
severe as to substantiate a reason to refuse the application.

9.0  Affordable Housing, Viability and Deliverability

9.1  Core Strategy Policy DC4 requires that to meet District housing needs the Council will
require 40% of the total number of housing units to be provided and maintained as affordable
housing within all new residential development on sites which the Local Planning Authority
determines has a capacity for 5 or more dwellings; or comprises an area of 0.17 ha or more.
Recent changes to National Planning Practice Guidance (NPPG) now mean that only
developments of 11 or more are required to provide affordable housing and tariff based
obligations.

9.2  As the application has been put forward based on a lack of 5-year housing supply, and not
as an exception scheme for 100% affordable housing, it is appropriate to assess the scheme
against the requirements of this policy.  The applicants are offering 40% affordable housing and
are willing to enter into a S106 legal agreement to secure its provision.  Information on tenure mix
has not been provided with the application, so compliance with Policy DC4 in this regard can not
be confirmed.  Without the offer of a 70:30 ratio of rented to shared ownership tenure to be
delivered by a S106, the application is contrary to the requirements of Core Strategy Policy DC4.

9.3  Paragraph 47 of the NPPF requires new sites for housing development to be deliverable,
which is defined as being available now, suitable in terms of location, and be achievable in
respect of housing being developed on the site within the next five years.  It is understood that
the applicant has a legal option to purchase the land on receipt of planning permission, and the
required highway improvement works have been agreed in principle with the Local Highway
Authority.  Although there are no known barriers to development coming forward relatively quickly
on the site, the significant financial contributions towards education (in excess of £1 million)and
the cost of providing the roundabout brings into question the viability of the scheme. As no
financial viability appraisal has been submitted with the application, there is some degree of
uncertainty as to the viability of a fully policy compliant scheme, and this counts against the
proposal. To ensure the deliverability of the development a planning condition would require a
reduced permission time period.

10.0  Archaeology

10.1  The application is supported by a desk based archaeological assessment, which has been
reviewed by Norfolk Historic Environment Services (Norfolk HES).  They state that the survey
identified anomalies that may relate to buried archaeological features.   However similar results
were obtained from a geophysical survey on the opposite side of the road, where trial trenching
subsequently revealed prehistoric settlement evidence.  The site also lies to the north of a
possible medieval to early post-medieval market site of unknown extent and coins of this period
have previously been found at the proposed development site.  The paucity of possible
archaeological features indicated by the geophysical survey does not necessarily indicate
genuine absence and there is potential that heritage assets with archaeological interest will be
present at the site and that their significance will be adversely affected by the proposed
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development.
 
10.2  In accordance with para. 141 of the NPPF, Norfolk HES therefore request that a
programme of archaeological work be undertaken prior to the commencement of development.
This can be secured by way of an appropriately worded condition.

10.3  Subject to the above, the application is capable of according with paragraphs 128 and 141
of the NPPF and Policy DC17 of the Core Strategy.

11.0  Drainage and Flood Risk

11.1  The site is generally located within Flood Zone 1 (low risk), however some parts of site (to
the west) are at medium risk of flooding (Flood Zone 2). However, the applicants' submitted Flood
Risk Assessment indicates that this relates to topographical low points as opposed to water
courses.  The outline surface water strategy is to control the surface water runoff from the
development prior to discharge into the drainage ditch that connects into Black Water River
approximately 1.5km to the north of the site.  The indicative proposals also indicate the use of
SUDS around the area of the small stream that cross the site east to west. 

11.2  Following discussions with the applicants, the Environment Agency are satisfied that for the
purposes of an outline application it has been demonstrated that the site has sufficient space to
accommodate the potential surface water attenuation volumes on site through SUDS, subject to
the submission of detailed design proposals at reserved matters stage. 

11.3  Anglian Water have commented in respect of foul drainage and are content that, although
the development will lead to a risk of flooding downstream, improvements to the existing foul
drainage system in the area can be agreed, and these can be required to be agreed and
implemented before the occupation of any dwelling by condition.

11.4  Subject to the above conditions, it is the view of relevant agencies and officers that the
application can be undertaken without unacceptably increasing the flood risk to the proposed
development, and in accordance with paragraph 9 of the Technical Guide to the NPPF and Core
Strategy Policy DC13.

12.0  Other Matters

12.1  The comments raised by Watton Town Council, Thompson Parish Council and local
residents have been taken into account in the consideration of the application where applicable.
The level of concern expressed by local residents is acknowledged, particularly in respect of the
impact on local infrastructure and the doctors' surgery.

12.2  In respect of the doctors' surgery, an objection has been received from NHS England on the
grounds that the applicant has not proven that the application fully delivers sustainable
development, as it does not assess the likely healthcare impacts of the development or provide
for the necessary mitigation.  They have assessed that a development of 180 dwellings would
generate the requirement for an additional 0.27 doctors and 35 square metres of additional floor
space to meet growth.  A developer contribution of £70,200 is sought, which the developer has
agreed to pay in principle, subject to the completion of a S106 agreement.
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12.3  However, it is questionable that this contribution is neither 'required to make the
development acceptable in planning terms' or indeed 'directly related to the development', and
therefore is likely not to accord with Section 122 of the CIL Regulations, as the overriding factor
driving the concerns expressed by residents and the surgery is a lack of GPs at Watton Surgery.
On this basis, whilst the contribution is offered and can be accepted, it is not appropriate to
include it as a planning requirement.

13.0  Conclusion

13.1  It is accepted that there is not a five year housing supply within the Breckland District.  The
NPPF is clear and explicit that in such circumstances Local Planning Authorities should consider
favourably sustainable development that would address that deficit.  The lack of a five year
supply and the requirements of the NPPF are a very strong material consideration in favour of
this application.

13.2  The benefits of the development include the provision of a significant number of new
dwellings that will contribute towards the Council's five-year housing land supply, 40% affordable
housing, job creation during construction phase and enhanced local expenditure.  However,
balanced against this are a number of harmful impacts, including a degree of detrimental
landscape impact having regard to the loss of existing green fields and the encroachment on the
setting of Wayland Wood, an increase in the level of traffic on the local highway network and
increase in recreational pressure on Wayland Wood (a SSSI).

13.3  The site is in a sustainable location, close to existing facilities and local employment, and
subject to the highway improvement works required by the Highway Authority, the pedestrian,
cycle and vehicular traffic likely to arise from the scheme can be accommodated on the local
highway network without a significantly harmful impact.  However, a development of 180
dwellings would conflict with the existing pattern and grain of the built form of this edge of town
location. Whilst acknowledging that the site lies within a wider character area judged to have a
low sensitivity to change, it would not enhance the character and appearance of the area as
required by Core Strategy Policy CP11.  It would however have a significant and harmful effect,
by eroding the existing gap between a significant landscape feature and the built form.  Although
the applicants' Landscape Visual Impact Assessment (LVIA) concludes that the development has
reacted positively to its context, in the opinion of officers it does not give enough weight to the
importance of Wayland Wood as a landscape feature and the contribution it makes to the
character of the landscape and the setting of this area of the town.  The setting of this landscape
feature would be harmed, as would the contribution it currently makes to the setting of the town
and the character of the area.

13.4  The impact on the local infrastructure, particularly in respect of schools, doctors and traffic
has been strongly expressed by local residents, the Town Council and Thompson Parish Council.
 However, responses from relevant statutory consultees indicate that the impacts of the
development in this regard are either acceptable or can be made acceptable by conditional
requirements and/or S106 contributions.  The applicant has expressed a willingness to enter into
negotiations to provide the relevant contributions.  However, until such an agreement is entered
into the application remains contrary to Core Strategy Policy CP5.  Responses from NHS
England indicate that the issues at the doctors' surgery are connected to a shortage of doctors,
the procurement of which is considered to be outside the remit of planning.    
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Refusal of Outline Planning Permission

9900
9902
9904
9906

Impact on character and appearance / setting of Town
Impact on Wayland Wood SSSI
No S106 agreement - education contributions
No S106 agreement - affordable housing provision

 RECOMMENDATION

 REASON(S) FOR REFUSAL

1.5  For the reasons set out in this report, I have concluded that the benefits of the housing
provision proposed, taking into account the development plan and the policies of the NPPF as a
whole, are clearly outweighed by the significant harmful impacts of the development.  The
application does not represent sustainable development and the principle of development is
therefore not accepted.

14.0  RECOMMENDATION

REFUSE for the following reasons:

1. The Breckland Landscape Character Assessment (2007) highlights the need to conserve and
enhance Wayland Wood, which is sensitive to further development that would adjoin or increase
recreational pressure within the wood.  Overall, it is suggested that any new development should
seek to create a well integrated settlement edge with the adjacent farmland.

This site is located in a prominent edge of town location adjacent to a significant positive
landscape feature (Wayland Wood) where a sensitive transition of built form to open countryside
is required.  The level and density of development proposed is not considered to be reflective of
its context, is likely to create a hard settlement edge, and would not enhance the character and
appearance of an area, but would have a significant and harmful impact on the setting of the
town.  It has not been satisfactorily demonstrated that a development of 180 dwellings can be
accommodated successfully on the site without harming the landscape character and appearance
of the area; the application is therefore contrary to the NPPF and Core Strategy Policy CP11.

2. Without satisfactory mitigation having been agreed that is acceptable to Norfolk Wildlife Trust,
the risk of harm to the SSSI from increased recreational pressure from the development remains
and the application is contrary to Core Strategy Policy CP10.

3. Without a Section 106 legal agreement or unilateral undertaking from the applicant no
provision has been made for a financial contribution to be made towards education facilities within
Watton where there is a recognised shortage of school spaces, contrary to Core Strategy Policy
CP5.

4. Without a Section 106 legal agreement or unilateral undertaking from the applicant no
provision has been made ensuring the delivery of 40% affordable housing and the securing of an
appropriate tenure mix and affordability in perpetuity.
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3

CASTON
Co-Dunkall Ltd
The Barn

Mr Rob Lond-Caulk
Billhams Cottage The Street

ADM Architectural
Flint Cottage Shropham Road

Erection of storage building with offices (Retrospective)  

Full

3PL/2015/0180/F

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

Dukes Lane 

 RECOMMENDATION : APPROVAL

Principle
Highways
Design
Amenity
Trees and Landscaping
Contaminated Lane

 KEY ISSUES

The application seeks retrospective planning permission for the permanent retention of a building
used as offices (160 square metres) and storage (240 square metres).  The new steel building
has been erected at the end of Dukes Lane, a private road with no public right of way over it.  
The building is of a steel frame design with profiled steel cladding in forest green.   The building
measures 24 m in length by 12 m in width, 5 m in height with a shallow pitched roof to a maximum
height of 6.4 m.

The site lies outside the Settlement Boundary of the village of Caston and the building is located
approximately 100 m from the end of Dukes Lane.  The site is served by a concrete road which
provides for 24 hour access to the Anglian Water Pumping Station which is located to the south-
west of the building which has been constructed.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Jayne Owen

 EIA REQUIRED

No Allocation
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Adjacent site to west of application site

3PL/2013/0255/F Variation of condition 2 on pp 3PL/2007/1420/F number of new houses reduced
to 3 and amend design Plot 1 Approved 

3PL/2005/1538/F Residential development for 3 detached houses with garages (re-design of
appeal approval ref APP/F2605/A/04/1148854) Approved 

3PL/2004/0211/F Residential development (3 houses) Approved

3PL/2003/1611/F Two storey dwelling and garage Refused 

3PL/2002/0303/D Four bedroom bungalow and garage Approved 

3PL/2001/1269/O Removal of existing coach depot/garage and erection of residential
development Approved 

Subject Site

3PL/2015/0613/F Residential development of three dwellings (including the removal of a
temporary structure used as a site office and store) Not yet determined

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

CP.14
DC.01
DC.12
DC.13
DC.16
DC.19
NPPF

NPPG

Sustainable Rural Communities
Protection of Amenity
Trees and Landscape
Flood Risk
Design
Parking Provision
With particular regard to paragraphs 7,8,9,10,11,12,13,14,15,17, 18-21, 28,
56-66,93,94,99,100,109.

National Planning Practice Guidance

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
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NORFOLK COUNTY COUNCIL HIGHWAYS    

ENVIRONMENT AGENCY    

ECOLOGICAL AND BIODIVERSITY CONSULTANT    

No objections subject to conditions.

No objection.  The modelling completed as part of the Flood Risk Assessment (plandescil ref:
13254) is in broad agreement with the outputs of the new Eastern Rivers model, which will soon
replace the flood map in this area.  Both models show that in extreme events, the majority of
flood waters will remain within the channel, with the southern boundary of the site being at
highest risk during the largest events.

An ecology survey has been undertaken with an associated Ecology report.  The report details
the site as having varying levels of potential suitability to support great crested newt;
foraging/commuting bats and nesting birds.  It is unknown what habitats were present on site
prior to works commencing and therefore whether the site has suitable terrestrial habitats to
support great crested newt.  For example, the remaining vegetation and rubble mounds visible in
the ecology report which have not been removed by the machinery appear to be of a suitable
nature to support terrestrial great crested newts on the site and wider area.  A single great
crested newt presence/absence survey has also been conducted, detailed in the Addendum to
the Ecology Report dated 14th May 2015.  The recommendations in Section 8 of the Ecology
Report should have been adhered to including general wildlife mitigation measures and
precautionary measures for nesting birds should have been conducted.  

The presence/likely absence survey for great crested newt detailed in the Addendum to the
report involved a single survey on one pond within the site ownership.  The survey should have

 CONSULTATIONS

CASTON P C -   
Object to the proposal on the following grounds:

Suggest the building remains as a temporary building in the short term for a fixed perod, say 4
years during which time both residential sites should be finished being developed condition to
provide additonal vegetative screening; traffic and materials for the applicants other building
works should be kept to an absolute minimum from this base and the site and the access road,
Dukes Lane, maintained in a tidier condition; traffic movements generated by the buidlng is very
different to the traffic movements when it was a coach depot; not in keeping with the area; it is a
commercial business run from a residential site; previous business was very small just one or two
cars and a small coach going out a couple of times a day; highway safety; trees have been taken
down and a hard surface laid obviously intended for more than just the servicing of the two
buidling sites which are being operated from it; building oversized for the purpose of storing
building materials, its height is particularly obtrusive; the erected building is b eing used fo rthe
purpose of storing equipment and vehicles used for his floor screeding business; increased noise
nuisance arising from increased vehicular movements; a date should be set for its eventual
removal and in the meantime its use for industiral activities not connected with the building of the
approved dwellings in The Street and Dukes Lane should be suspended.

Not Applicable

 CIL / OBLIGATIONS
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Over 35 representations have been received, including one letter on behalf of nine of the
owners/residents of properties in Dukes Lane, raising the following issues:

* Outside settlement boundary 
* Highway safety, Dukes Lane is a narrow single track unadopted road with a dangerous road
turning  unsuitable for commercial traffic
* Noise, pollution and damage to road surface and grass verges
* Impact on residential amenity by virtue of noise and disturbance from building and traffic 
* Need for such a large structure 
* Form, scale and character of development - out of keeping/scale with existing built form
* Industrial area would be more appropriate location
* Adverse effect of the development on the character and appearance of the adjacent
conservation area 
* Application describes site as former coach depot, however, a copse of trees was destroyed to
make  way for the development
* Impact on protected species 
* Factual inaccuracies in submitted documents
* Unlikely such a large building was ever intended to be a temporary site office 
* Area subject to flooding
* During the course of the land clearance the seed of Giant Hogweed has been moved around
constantly, soil which is contaminated with this seed has inevitably been moved off this site on
vehicle tyres, the dispersed seed can still be viable after laying dormant for many years
* Precedent
* The footprint of the building is greater than that of a five four bedroomed detached house 
* Metal clad industrial design unacceptable and out of keeping with character of residential
dwellings

 REPRESENTATIONS

TREE AND COUNTRYSIDE CONSULTANT    

been conducted prior to the start of works on site and followed relevant guidelines and included
carrying out four survey visits on all ponds connected to the site within at least 250 m of the site
boundary.

Biodiversity Enhancement 
In line with the NPPF in aiming to achieve sustainable development and the obligations on public
bodies to conserve and enhance biodiversity as required by the Natural Environment and Rural
Communities (NERC) Act 2006, it is advised that the following recommendations should have
been implemented:

Low lighting levels as per Section 8.4, as well as directional lighting away from hedgerows and
tree lines and motion censored lighting where possible; bat and bird boxes as per Section 8
recommendations.

If any alterations are undertaken to the existing access then it may be necessary to provide a tree
survey.  Other than this, no comments.

CONTAMINATED LAND OFFICER -  No Comments Received 
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* The footprint of the industrial building and the 3 acre field in which it is located did not form part
of  the former coach depot, it was a small family concern and any activity was minimal with
regards to  vehicles and noise

1.0  The application is referred to Planning Committee at the request of the Ward Member. 

2.0  Principle

2.1  The site is located outside of any Settlement Boundary where new development is restricted
except in exceptional circumstances.  The applicant seeks retrospective planning permission to
permanently retain a building which has been constructed for office and storage use.

2.2  Core Strategy Policy DC7 (Employment Development Outside of General Employment
Areas) provides that proposals for employment uses outside the identified General Employment
Areas and allocated sites will only be permitted where: it is demonstrated that there are no other
suitable sites available on identified or allocated employment sites; there are particular reasons
for the development not being located on an established or allocated employment site including
the expansion of an existing business; businesses that are based on agriculture, forestry or other
industry where there are sustainability advantages to being located in close proximity to the
market they serve or industries and/or businesses which would be detrimental to local amenity if
located in settlements, including general employment areas; the development of the site would
not adversely affect the type and volume of traffic generated.

2.3  In addition, Paragraph 28 of the National Planning Policy Framework (NPPF) states that to
promote a strong rural economic, local and neighbourhood plans should support the sustainable
growth and expansion of all types of business and enterprise in rural areas, both through
conversion of existing buildings and well designed new buildings.

2.4  In this case, the applicant advises that 5 full time employees and three part time employees
would be employed (total full-time equivalent 6.5) and that the building was designed to provide
for temporary site offices (160 square metres) and storage facilities (240 square metres) needed
to service two residential developments Co-Dunkall Ltd are undertaking on Dukes Lane.  The
offices are open plan at ground floor level with a mess room and toilet facilities with a meeting
room and accounts and directors offices at first floor.  The storage area has industrial racking to
support small plant and vulnerable construction materials associated with a small builders
practice with floor space available for the parking of wheeled plant and vehicles. 

2.5  The applicant operates a floor screeding business alongside his building business and
utilising the same office personnel to administrate both.  The plant used in connection with the
floor screeding operation is stored overnight in the new building for security, the site personnel
would normally return the floorscreed pumps at the end of the day and collect them again in the
morning.

2.6  Whilst the proposal conflicts with Core Strategy Policy DC7 in that it has not been
demonstrated that there are no other suitable sites available on identified or allocated sites or that
there are particular reasons for the development not being located on an established or allocated
employment site, in this case several site specific factors have been taken into account namely

 ASSESSMENT NOTES
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that the area of the site where the building is located was originally a part of the site purchased
from C S Pegg in February 2000 who operated a coach depot in Dukes Lane and that the effect
of the building for offices and storage of vehicles and pumps associated with the applicants floor
screeding business would not generate sufficient traffic to be considered detrimental to highway
safety.

3.0  Highways 

3.1  Norfolk County Council Highways have been consulted on the proposal.  In their view, the
effect of the use of the building for offices (in the way currently operated by the applicant) could
not be considered severe in highway terms as, based on the information supplied by the
applicant, the vehicle generation connected with this would amount to approximately 18
movements per day.  

3.2  Equally, it is not considered that the use of the building to store vehicles and pumps
associated with the applicants other businesses would generate sufficient traffic to be considered
detrimental to highway safety.  However, there would be concerns if an open permission were
granted which enabled another operator who could feasibly generate higher volumes of traffic, to
take over the site at some point in the future.  It would also be unacceptable for a use to be
established where the site operates as a builders yard where materials are delivered for storage
and use elsewhere.

3.3  The applicant is able to provide a turning head at the end of Dukes Lane which would be to
the benefit of all residents as it is understood that refuse vehicles currently reverse down the
lane.  The applicant has also agreed to provide a passing place further down the lane on land
within his ownership.  

3.4  In the light of the above, the applicant has been asked to provide an amended plan providing
for a passing place and a turning area.  It should be stressed that this is to be provided in the
interests of residential amenity as opposed to being a highway safety requirement.  The applicant
has confirmed that there is an existing Type 3 Turning Head at the termination of the private track
(currently used by Anglian Water accessing the pumping station and this will remain in place.  An
amended plan has been received (602/02 showing a 6 m wide passing bay to be provided on the
access track at Dukes Lane.   

3.5  In summary, it is considered that the proposal is acceptable in highways terms subject to
restricting the use to offices and for the storage of equipment and vehicles connected with the
applicant's screeding business.  On receipt of the requested plan a condition is recommended
that provision of a turning head and passing bay is to be provided within three months of the
grant of consent and that the turning head and passing bay remain available for that specific use
thereafter in the interests of residential amenity.  

4.0  Design 

4.1  The building is of a steel frame design with profiled forest green external cladding.  Whilst
the building is of a significant size and scale and does have an impact within this location, it is not
uncommon to find buildings of this scale and design in rural areas, albeit normally used for
agricultural purposes.  The green colour of the external walls and shallow roof pitch is typical of
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many similar buildings in rural locations.  Further screening can be required by condition.  

4.2  The Conservation Area boundary lies approximately 168 m to the west of the site.  It is not
considered that the proposal has a significant impact on views into or out of the conservation
area sufficient to warrant a refusal in this respect.

4.3  A condition that no external storage of goods or materials shall at any time take place outside
the buildings, unless otherwise agreed in writing with the Local Planning Authority is considered
appropriate in the interests of the character and appearance of the area and in the interests of
the amenities of adjoining residents. 

5.0  Amenity

5.1  The building as constructed does not have a significant impact on existing levels of
residential amenity enjoyed by any neighbouring properties by way of significant overlooking,
overshadowing, loss of privacy or outlook.

5.2  With regard to the potential for noise and disturbance, it is considered that the effect of the
use of the building (in the way currently operated by the applicant)would not give rise to
significant noise disturbance as a result of vehicular movements or the use itself.  However,
conditions restricting the hours of operation to the hours of 07:30 am to 6.00 pm and at no time
on Saturdays, Sundays or Bank Holidays would be appropriate.

6.0  Trees and Landscaping 

6.1  Whilst the building is of a significant size and scale, there are some existing trees which
provide a degree of screening comprising ash, sycamore and willow trees together with an earth
bund measuring 15 m in length and 4 m in height which is sited to the north of these trees.
Should planning permission be granted a condition could be attached requiring that additional
planting be carried out within a specified period to supplement these existing trees to provide
further screening.

7.0  Ecology 

7.1 An ecology survey and Ecology report has been undertaken.  The report details the site as
having varying levels of potential suitability to support great crested newt, foraging/commuting
bats and nesting birds.  

7.2  Following further information provided by the applicant, the Consultant Ecologist has taken
into account that the application is retrospective and therefore that the works have already been
completed and the habitats removed/disturbed.  It is recommended that if any further works are
proposed to that have the potential to impact on great crested newt habitat in the area that a
method statement is submitted.   

8.0  Contaminated Land
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Planning Permission

3007
3047
3920
3502
3534
3508
3920

Full Permission Time Limit (3 years)
In accordance with submitted
Highway improvements
No other use within Use Classes Order
Hours restriction and no Sunday working
No external storage
Landscaping

 RECOMMENDATION

 CONDITIONS

8.1  The Contaminated Land Officer has been consulted and comments are currently awaited.
Members will be verbally updated regarding this at the Planning Committee Meeting. 

9.0  Other Matters 

9.1  Members will note from the History section of this report that the applicant has also submitted
an application for three houses on this site (currently undetermined).  

10.0  Conclusion 

10.1  Whilst the proposal conflicts with Core Strategy Policy DC7 in that it has not been
demonstrated that there are no other suitable sites available on identified or allocated sites or that
there are particular reasons for the development not being located on an established or allocated
employment site, in this case several site specific factors have been taken into account namely
that the area of the site where the building is located was originally a part of the site purchased
from C S Pegg in February 2000 who operated a coach depot in Dukes Lane and that the effect
of the building for offices and storage of vehicles and pumps associated with the applicant's floor
screeding business would not generate sufficient traffic to be considered detrimental to highway
safety. 
 
10.2  Norfolk County Council raise no objections to the proposal subject to conditions.  Amenity
impacts can be appropriately mitigated by conditions in relation to operational hours, restricting
the use to offices and the overnight storage of floor screeding pumps and two vans and the
provision of a turning head and passing bay.

10.3  The building is of a steel frame design with profiled forest green external cladding.  Whilst
the building is of a significant size and scale and does have an visual impact within this location, it
is not uncommon to find buildings of this scale and design in rural areas, albeit normally used for
agricultural purposes.  The green colour of the external walls and shallow roof pitch is typical of
many similar buildings in rural locations.  Further screening can be required by a suitably worded
landscaping condition should planning permission be granted.   On balance, approval is
recommended subject to conditions.
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3996
4000
2000
2014

Note - Discharge of Conditions
Variation of approved plans
NOTE:  Application Approved Without Amendment
Criterion E - Planning Apps Where Approved
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4

THETFORD
Charles Burrell Museum
Minstergate

Breckland Council
Elizabeth House Walpole Loke

Daniel Connal Partnership
The Glass House Kings Lane

Replacement of windows, doors, timber cladding, brickwork and re-pointing to
various elevations

Listed Build Consent

3PL/2015/0204/LB

Y

Grade II

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Impact upon the character and appearance and historic fabric of a Listed Building.
Impact upon the character and appearance of the Thetford Conservation Area.

 KEY ISSUES

The application seeks Listed Building Consent for the replacement of windows and doors to the
eastern elevation, replacement of timber cladding and support structure to the eastern and
southern elevations, repointing of flintwork and walls to the eastern and western elevations and
replacement of brickwork to the southern elevation of the Charles Burrell Museum, Minstergate,
Thetford.

The Charles Burrell Museum is a Grade II Listed Building within the Thetford Conservation Area.
Access to the site is gained via Minstergate.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

No relevant site history.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

CASE OFFICER: James Platt

No

 EIA REQUIRED

Primary Shopping
Are
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Planning (Listed Buildings and Conservation Areas) Act 1990

None

 REPRESENTATIONS

1.0 The application is referred to Planning Committee as the applicant is Breckland Council.

2.0  Character and Appearance of the Listed Building and Thetford Conservation Area 

2.1  The proposal seeks to maintain and replace existing elements of the building, with
maintenance works and replacement windows, doors and cladding to match the existing building.
The proposed works would preserve the existing character of the building, its setting and the
Thetford Conservation Area.  The proposal is in accordance with Policy DC.17 of the Core
Strategy.

2.2  Section 66 the Planning (Listed Buildings and Conservation Areas) Act 1990 states that;
special regard shall be paid to the desirability of preserving the building or its setting or any
features of special architectural or historic interest which it possesses

 ASSESSMENT NOTES

HISTORIC BUILDINGS CONSULTANT    
Whilst the extent of repointing is acceptable, the proposed replacement of lime pointing with
1:3:12 is not. This mix, together with the likes of 1:2:9 and 1:1:6, is often specified and is not at all
appropriate. I would specify 1:2 (1 part non hydraulic lime and 2 parts sharp sand) the aggregate
will need to be selected for the joint width and this will differ between brick and flint work.
Typically, max. aggregate particle size is equal to 1/3 of joint width (so, 10 mm joint has 3mm
sharp) graded down evenly to 150 microns).

 CONSULTATIONS

DC.17
NPPG
NPPF

Historic Environment
National Planning Practice Guidance
With particular regard to paras.126, 127 and 131

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 

THETFORD T C -   
Town Council request that an independent historic buildings officer complete a report on this site,
as there are reservations about the proposed work.

Not Applicable

 CIL / OBLIGATIONS
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Listed Building Consent

3008
3047
3114
3996
2000
2014

Listed Building Consent - Time Limit (3 years)
In accordance with submitted
Mortar
Note - Discharge of Conditions
NOTE:  Application Approved Without Amendment
Criterion E - Planning Apps Where Approved

 RECOMMENDATION

 CONDITIONS

2.3  Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that;
special attention shall be paid to the desirability of preserving or enhancing the character or
appearance of that area.  The requirement of these Acts has been met.
 
2.4  The Historic Buildings Consultant raises no objection, subject to agreement with respect to
the proposed mortar mixes and the extent of the masonry renewal and repointing.  The applicant
provided additional information to clarify these details and agrees to comply with the
recommended mortar mixes.  Subsequently the information was considered to be acceptable.
The required mortar mix can be secured by planning condition.

3.0  Conclusion

3.1  The proposed works would preserve the character and appearance of the Listed Building and
Conservation Area, in accordance with Policy DC.17 of the Core Strategy, the NPPF and sections
66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990.
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WHISSONSETT
Land Adjacent Mill Lane

Mr J Daniels
3 Northview Drive Whissonsett

J H Building Design
4 Ashside Syderstone

Erection of 2 storey dwelling house with detached garage & workshop 

Full

3PL/2015/0401/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

Planning policy 
Local character impact
Amenity impact
Highway safety

 KEY ISSUES

Full planning permission is sought for the erection of a four bedroom detached dwelling and single
garage on the northern side of Mill Lane.  A new vehicle access would be provided onto Mill Lane
to serve the development.  The development is of traditional design, form and appearance
incorporating a red brick plinth, render finishing and pitched red concrete pantile roof.  The
application is supported by a Design and Access Statement.

The proposed plans indicate a possible future road accessing a possible future village hall site to
the rear of the application site.  These elements are indicative only and do not form part of the
current application and are not considered further in this report.

The application site consists of a largely undeveloped field which forms part of the grounds of an
adjacent landholding known as 'Marvantz' which is currently used for horse grazing.  The site is
located on the western edge of the village of Whissonsett and outside of the village's Settlement
Boundary.  The site's eastern boundary forms a part of the Settlement Boundary.  The proposed
plot is adjoined on its eastern side by an existing two storey dwelling.  Land to the west and south
comprises open countryside.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Hamish Lampp

No Allocation
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Planning permission 3PL/1990/1164/F was granted in October 1990 for the erection of a
residential caravan.

Planning permission 3PL/2008/1109/F was refused in September 2008 for the removal of
condition 4 (personal)on planning permission 3PL/1990/1164/F.  The application states that the
caravan was removed in 2008.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS    
No objections subject to the imposition of conditions relating to access, gates, visibility splays and

 CONSULTATIONS

CP.11
CP.14
DC.01
DC.02
DC.12
DC.16
NPPF

NPPG

Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Trees and Landscape
Design
With particular regard to paragraphs 14, 47 and 49

National Planning Practice Guidance

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 

WHISSONSETT P C -   
The Parish Council recently held a meeting and the above planning application was discussed.
The Parish Councillors unanimously voted to accept this application.
The applicant is a local man, born in the village of Whissonsett and a fourth generation.  His
children are a fifth generation.  Mr and Mrs Daniels are always active and participate in many of
the village's Clubs and Associations.  It is the Parish Council's view that these are the kind of
families we need to retain in our village to prevent more local families moving away, because of a
lack of suitable or affordable housing in the parish.  
The Parish Council would respectfully ask the Planning Department to take these comments into
consideration upon determining their decision and approve this application.

No.

 EIA REQUIRED

Not Applicable.

 CIL / OBLIGATIONS
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Three objections have been received from local residents.  A summary of the objection grounds
are as follows:
- Site is outside the Settlement Boundary;
- Unacceptable precedent;
- Overlooking of Hill Farm House;
- Plot is unnecessarily long;
- Future use of neighbouring land;
- Future use of existing implement storage area to the rear of the site;
- Reference in application to a farming dwelling;
- Loss of views;
- No consultation with the local community.

 REPRESENTATIONS

1.0  The application is referred to Planning Committee as a departure from the Development
Plan.  

2.0  Principle of development

2.1  The application site lies on the outside of the defined Settlement Boundary of Whissonsett.
The development of the site 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 and can be given
little weight.  

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 significantly and demonstrably outweigh the
benefits or specific policies in the Framework indicate that development should be restricted. 

2.3  The NPPF indicates that rural housing should be located where it will enhance or maintain

 ASSESSMENT NOTES

CONTAMINATED LAND OFFICER    

RAMBLERS ASSOCIATION:  NORFOLK AREA    

access and parking areas.

No objections subject to the imposition of conditions relating to the topsoil, unexpected
contamination and ground gas.

No comment

PRINCIPAL PLANNER MINERAL & WASTE POLICY -  No Comments Received 
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the vitality of rural communities and that isolated houses in the countryside should be avoided.
Additionally, the Government's Planning Practice Guidance (NPPG) notes that all settlements can
play a role in delivering sustainable development and that blanket policies restricting housing in
some rural settlements and preventing other settlements from expanding should be avoided
unless their use can be supported by robust evidence.

2.4  Although outside of the Settlement Boundary, the proposed dwelling would adjoin the
Settlement Boundary and the main built up part of the village. The plot is bounded on its eastern
side by existing housing.  Land diagonally opposite the site on the southern side of Mill Lane is
occupied by existing housing.  The plot is framed by vegetation along its rear (northern) and side
(eastern) boundaries.  An outbuilding is located in the rear northeastern corner of the plot.  These
landscape elements reduce the sense of openness at this location.  This contrasts with the much
more expansive open field directly across the road which has a distinctly more open, rural
countryside feel.  Given the relationship of the site to neighbouring eastern development and the
more limited openness at this location, the proposed dwelling will not appear unduly prominent or
visually intrusive.  The site-specific context is such that the proposal will not present as an
isolated development in the countryside.    

2.5  The proposal would make a positive, albeit modest, contribution towards the provision of
housing in the area, and its construction would provide 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.  The proposal would avoid
harm to the character of the area and raises no highway safety concerns.  These considerations
weigh in favour of the proposal.

2.6  Whissonsett benefits from limited and infrequent bus services and does not have a local
shop.  Whilst it does have a village hall, church and post office, future occupants of the
development would be largely reliant on the private car to access day-to-day requirements
including shopping and community facilities.  Whilst this consideration weighs against the
proposal, given the small scale of the proposal, it is considered that the harm caused to
sustainability would be small.  It is also acknowledged that a wider range of facilities, such as
schools and a pub, are available a short trip away in the nearby villages of Brisley and Colkirk
which would be likely to derive some support from the development.  In addition, four miles north
is the town of Fakenham which has a much broader range of local services.  The NPPF
recognises that opportunities to maximise sustainable transport solutions will vary from urban to
rural areas.  

2.7  To conclude on this issue it is considered that the balance of arguments is in favour of the
proposal.  Whilst some harm would be caused due to the need to travel by car to access most
local services, this harm would be small and would not significantly and demonstrably outweigh
the benefits of the proposal.  Accordingly, it is considered that the development is acceptable in
principle.

3.0  Impact on local character and amenity

3.1  Development in the vicinity of the site comprises mainly detached houses and bungalows set
back from the road within good sized plots.  Architectural styles vary, but most properties are of
broadly traditional design.  The proposed siting of the dwelling would maintain the established
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pattern of development east of the site.  The generous front setback reduces the prominence of
the dwelling in views from the street whilst also offering opportunity for landscape planting.
Supplementary landscape planting, proposed to be secured by condition, will limit the built form
impact on the open setting more generally.  The design of the proposed house and single
garage, incorporating traditional design features and materials, including brick and render, is
considered suitably sensitive to its context.  The two storey scale of the dwelling is consistent with
the two storey scale of neighbouring dwellings.  The siting of the garage, behind the principal
front building line of the dwelling, coupled with its scale ensures that it will adopt a subordinate
presence in the street scene.

3.2  For the above reasons the development would not intrude into the open countryside.  It is
concluded therefore that the proposal would be sympathetic to the character of the area and not
cause any significant harm to the rural setting of the village, and in these respects would be
consistent with Core Strategy Policy DC16.

3.3  Although the site is bounded by existing residential properties to the east, no material effects
on the living conditions of neighbours are anticipated given the design and orientation of the new
dwelling and the degree of separation from adjacent dwellings.  Concerns regarding a loss of
privacy to the adjoining eastern properties are noted, however the separation distance between
neighbouring properties and the nearest proposed habitable room windows will adequately
mitigate any overlooking to an acceptable level.  In this regard it is noted that no windows are
proposed in the eastern side elevation at ground or first floor level.  The rear first floor dormer
window will offer only very limited views into the rear of the eastern properties.  Given the oblique
viewing angle and extensive depth of the neighbouring rear gardens the loss of privacy will be
limited.  In amenity terms the proposal is considered consistent with Core Strategy Policy DC1.

4.0  Highway safety

4.1  The Highway Authority raises no objection subject to standard planning conditions regarding
gates, visibility splays etc.  

5.0  Other matters

5.1  Concerns are raised by neighbours regarding the future use of the area west of the site as
well as the existing implement store.  Residential development of any neighbouring land would be
subject of a separate planning application that would be assessed on its merits.  The use of the
implement shed is a matter beyond the scope of the current application as it falls outside of the
application site.  An objection is raised regarding the depth of the plot.  The size of the plot is not
considered inconsistent with the pattern of development in the broader locale (very similar to plots
at Hill Farm House, Ivyside and Mill House) and is therefore considered acceptable.  An objector
is concerned with a lack of consultation with the community however a site notice was erected on
site and letters sent to neighbouring owners and occupiers.  Objections regarding loss of private
views are not considered sufficient grounds of refusal noting that it is generally beyond the scope
of town planning to afford protection to views. 

6.0  Conclusion
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Planning Permission

TL05
3046
3106
3140
3408
CL01
CL03
CL05
HA08
HA13
HA20
HA24
3737
4000
2000
3996
2014

Full permission 2 year time limit
In accordance with submitted
External materials and samples to be approved
Prior approval of slab level
Landscaping - details and implementation
Site Investigation/ remediation
Unexpected Contamination
Ground gas condition
New access - construction over verge
Access gates - configuration
Provision of visibility splays - conditioned
Provision of parking and servicing - when shown on plan
Inf 2
Variation of approved plans
NOTE:  Application Approved Without Amendment
Note - Discharge of Conditions
Criterion E - Planning Apps Where Approved

 RECOMMENDATION

 CONDITIONS

6.1  The proposal would conflict with Policy CP14 due to its location outside a defined settlement
boundary.  However this policy can be afforded little weight due to the current shortfall of housing
land in the District.  The proposal would form a logical addition to the existing built up area of the
village, and any harm caused to sustainability and local character would be small and would not
demonstrably and significantly outweigh the benefits of development.  The application is therefore
recommended for approval subject to conditions.
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MUNDFORD
Site between 4 & 6
Lynford Road

Mr Jack Passant
c/o Agent 

Sketcher Partnership Ltd
First House Quebec Street

New dwelling and garage   

Outline

3PL/2015/0404/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 
Local character impact
Amenity impact
Impact on Breckland SPA
Impact on Breckland Forest SSSI
Highway safety

 KEY ISSUES

Outline planning permission (with appearance, landscaping, layout and scale being reserved
matters) is sought for the erection of a dwelling on land located on the southern side of Lynford
Road, Mundford.  The site is located between numbers 4 and 6 Lynford Road.  The plot measures
16m wide with a depth of 72m.  Vehicle access to Lynford Road is proposed at the western
boundary of the plot.  The application is supported by a Design & Access Statement.

The application site comprises in part the side gardens of 4 and 6 Lynford Road (both adjoining
properties are in the same ownership).  The site is located to the east of the Service Centre
Village of Mundford.  The site is located outside the defined Mundford Settlement Boundary.  The
site is bounded on both sides by dwellings, with a further dwelling located opposite the site on the
northern side of Lynford Road.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Hamish Lampp

 EIA REQUIRED

No Allocation
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Planning permission 3PL/2008/0175/F was approved in March 2008 for an extension to the
dwelling to form self contained annex and erection of detached garages.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

ECOLOGICAL AND BIODIVERSITY CONSULTANT    

CONTAMINATED LAND OFFICER    

It is considered that there are no likely ecological issues in regards to the above site. 
 
The application site is located within 500 m of the Breckland SPA and Breckland Forest SSSI.
Owing to the enclosed nature of the development and the lack of suitable habitat for woodlark,
nightjar and stone curlew it is considered that the development will have no likely impacts upon
the nearby protected sites. 
 
If any trees, hedgerow or shrubs (or any other suitable nesting habitat) is to be removed, it should
be done so outside of the nesting bird season (March to August, inclusive). Where this is not
possible, a pre-construction nesting bird check should be undertaken immediately prior to the
removal of the vegetation. If any nests are found, a suitable buffer should be installed until the
nest is no longer in use. 

I recommend condition 3946  Unexpected contamination.

 CONSULTATIONS

CP.11
CP.14
DC.02
DC.16
DC.19
NPPF

NPPG

Protection and Enhancement of the Landscape
Sustainable Rural Communities
Principles of New Housing
Design
Parking Provision
With particular regard to paragraphs 14, 47 and 49

National Planning Practice Guidance

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 

MUNDFORD P C -  No Comments Received 

No.

Not Applicable.

 CIL / OBLIGATIONS
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No submissions received in response to consultation.

 REPRESENTATIONS

1.0  The application is referred to Planning Committee as a departure from the Development
Plan.  

2.0  Principle of development

2.1  The application site lies on the outside of the defined Settlement Boundary of Mundford.  The
development of the site 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 and can be given
little weight.  

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 significantly and demonstrably outweigh the
benefits or specific policies in the Framework indicate that development should be restricted. 

2.3  The NPPF indicates that rural housing should be located where it will enhance or maintain
the vitality of rural communities and that isolated houses in the countryside should be avoided.
Additionally, the Government's Planning Practice Guidance (NPPG) notes that all settlements can

 ASSESSMENT NOTES

ENVIRONMENT AGENCY    

NORFOLK COUNTY COUNCIL HIGHWAYS    

NATURAL ENGLAND    

 

No objection

No objections subject to standard conditions. 

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
Breckland SPA 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.
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play a role in delivering sustainable development and that blanket policies restricting housing in
some rural settlements and preventing other settlements from expanding should be avoided
unless their use can be supported by robust evidence.

2.4  Although outside of the Settlement Boundary, the plot is bounded on both sides by existing
housing and reads as relatively enclosed.  Unlike the northern side of Lynford Road at this
location, the plot forms part of a well defined and established linear corridor of residential
development.  Given the relationship of the site to this corridor of development, the plot very
much presents as an infill development site.  Again, unlike much of the land to the east fronting
the northern side of Lynford Road, the plot does not present as open countryside.  In light of this
site-specific context, it is concluded that the dwelling will not appear visually intrusive and would
not result in an isolated development in the countryside.     

2.5  The proposal would make a positive, albeit modest, contribution towards the provision of
housing in the area, and its construction would provide some short term economic benefits.  With
regard to availability and deliverability, whilst this is an outline application, the site is within the
applicant's ownership and available now, making the development deliverable within 5 years to
meet the housing shortfall. It is 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. 

2.6  The proposed development would be within easy reach of the full range of comprehensive
services provided in Mundford, a Local Service Village as identified in the Council's Spatial
Strategy (Policy SS1).  This consideration weighs in favour of the proposal.
 
2.7  To conclude on this issue it is considered that the balance of arguments is in favour of the
proposal.  Whilst some harm would be caused due to the need to travel by car to access most
local services in Mundford, this harm would be small given the short distance and would not
significantly and demonstrably outweigh the benefits of the proposal.  Accordingly, it is
considered that the development is acceptable in principle.

3.0  Character Impact

3.1  In terms of design, layout, scale and appearance, these matters are reserved for future
consideration should outline planning permission be granted. However, it is considered that the
site is large enough to accommodate a dwelling whilst providing adequate amenity space for
future residents and would not result in a cramped form of development having regard to the
layout of neighbouring development.

3.2  An indicative site layout has been provided which shows a two storey dwelling situated within
the site and it is considered such a design in this location may be considered acceptable subject
to impacts on the amenity of neighbouring residents.  The plot is sufficiently proportioned to
ensure the introduction of a dwelling at this location could be undertaken in a manner that
responds favourably to Core Strategy Policy DC16.

3.3  The proposed vehicle access is well separated from neighbouring vehicle accesses to
ensure a meaningful visual break is provided.  This visual break will maintain the rhythm and
spacing in the street scene, again consistent with the thrust of Core Strategy Policy DC16.
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Outline Planning Permission

3005
3058
3946
HA05
HA08
HA13
HA20

Outline Time Limit (reduced time limit)
Standard Outline Condition
Contaminated Land - Unexpected Contamination
Standard outline highways condition
New access - construction over verge
Access gates - configuration
Provision of visibility splays - conditioned

 RECOMMENDATION

 CONDITIONS

4.0  Amenity Impact

4.1  Impact upon amenity is a reserved matter which would be considered at the detailed
planning stage should outline planning permission be granted. However, it is considered that the
site plan satisfactorily demonstrates that a dwelling can be accommodated without giving rise to
significant overlooking, overshadowing, loss of light, or privacy with respect to adjacent dwellings.

5.0  Highway safety

5.1  The Highway Authority raises no objection subject to standard planning conditions regarding
visibility splays etc.  

6.0  Protected Species Impact 

6.1 The application site is located within 500m of the Breckland SPA and Breckland Forest SSSI.
The Ecology Consultant states the development is unlikely to adversely affect the integrity of the
SPA.  The site itself is essentially comprised of two established side gardens.  The site is
therefore essentially enclosed on both sides by existing dwellings.  Given this site context it is
unlikely that additional built form at this location would adversely affect the integrity of the SPA.  

6.2 Natural England is satisfied that the proposal will not damage or destroy the interest  features
of the Breckland Forest SSSI.

7.0  Conclusion

7.1  The proposal would conflict with Policy CP14 due to its location outside a defined settlement
boundary.  However this policy can be afforded little weight due to the current shortfall of housing
land in the District.  Any harm caused to sustainability, local character, amenity, highway safety
and ecology would not demonstrably and significantly outweigh the benefits of development.  The
application is therefore recommended for approval subject to conditions.



BRECKLAND COUNCIL - PLANNING COMMITTEE - 20-07-2015

DC131_new

AN60
2014
3996
4000
2000

NOTE NCC Inf 1 When off-site road improvements are required
Criterion E - Planning Apps Where Approved
Note - Discharge of Conditions
Variation of approved plans
NOTE:  Application Approved Without Amendment
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BEACHAMWELL
38-40 Old Hall Lane

Mr & Mrs G Bucke
Normans Cottage The Street

Mike Hastings Building Design
58  Sluice Road Denver

Alts & ext to extg dwelling, erection of linked dwelling & garage & garages for
extg dwellings inc. access

Full

3PL/2015/0465/F

Y

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle
Design
Impact on Conservation Area
Amenity
Highways 

 KEY ISSUES

The application seeks full planning permission for alterations to an existing dwelling, the erection
of a linked dwelling and garage and garage for the existing dwelling including new access
driveway and garages to the south of 40 Old Hall Lane.  Materials would comprise Terca Mozart
Blend facing bricks with concrete tiles to match and Cembrit Glendyne natural blue/grey slates.
The proposal is essentially an amended design to that refused on the 24th March 2015.

The site lies outside of any Settlement Boundary with part of the site lying within the designated
Beachamwell Conservation Area.  The site is bounded to the north and south by residential
dwellings.  It is bounded to the east by agricultural land and to the west by Old Hall Lane.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Jayne Owen

No

 EIA REQUIRED

No Allocation



BRECKLAND COUNCIL - PLANNING COMMITTEE - 20-07-2015

DC131_new

3PL/2015/0083/F - Alterations and extensions to dwelling and erection of one linked new dwelling
including new access driveway and garages for both - Refused.

The above application was refused on the grounds that the development did not represent
sustainable development and would unacceptably harm the character and appearance of the
Beachamwell Conservation Area.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS    

CONTAMINATED LAND OFFICER    

HISTORIC BUILDINGS CONSULTANT    

No objections subject to conditions.

No objection subject to condition.

 CONSULTATIONS

CP.14
DC.01
DC.02
DC.16
DC.17
DC.19
NPPF

NPPG

Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Design
Historic Environment
Parking Provision
With particular regard to paragraphs 6-9, 14, 17, 32, 47, 49, 55, 56-66, 58
and 109.

With particular regard to Paragraph 1 (Rural Housing).

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 

BEACHAMWELL P C -   
No objection as long as the 'old' look is kept. 

However, there is still some concern that the criteria by which the original planning permission
was refused has not altered.

Not Applicable

 CIL / OBLIGATIONS
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None

 REPRESENTATIONS

1.0  The application is referred to Planning Committee as the application lies outside the
Settlement Boundary.

2.0  Principle

2.1  This application seeks consent for alterations and extension to an existing dwelling, and the
erection of a linked new dwelling including new access driveway and garages to the south of 40
Old Hall Lane, which is located outside of any defined Settlement Boundary. For this reason the
proposal conflicts in principle with Policies SS1, DC02 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 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 economic and social criteria, the proposal would provide one dwelling for market
sale, which would make a limited contribution to the housing supply shortfall and would provide
some short term benefits to the local economy through its construction.

2.5  Environmentally, it is noted that the site is bounded by residential development to the north
and south and would be in a linear form with existing dwellings and therefore would not intrude
into the open countryside.  The subject plot presents as a genuine infill development opportunity.

2.6  Footnote 11 of the NPPF states that to be considered deliverable, sites should be available

 ASSESSMENT NOTES

No objection to the revised proposal.
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now, and be achievable with a realistic prospect that housing will be delivered on the site within
five years.  

2.7  The application is a full application, and the site is within the applicants' ownership and is
therefore available now with the potential to be developed as soon as possible.

2.8  With regard to whether this is a suitable location, Beachamwell is a rural settlement as
designated through Policy SS1 of the adopted Core Strategy.  Policy SS1 states that these
settlements are not capable of sustaining consequential growth as many are completely reliant on
higher order settlements for services and facilities.  The Sustainability Appraisal has identified
that these settlements do not represent a sustainable option for development and will provide
nominal housing and employment growth during the plan period where local capacity allows.  

2.9  Beachamwell does not have a settlement contains a church, village hall, and a
pub/restaurant transport links resulting in an over reliance on the private car resulting in an
unsustainable development. 

2.10  Notwithstanding the previous refusal decision, the application has been reviewed having
particular regard to Paragraph 001 of Rural Housing How should local authorities support
sustainable rural communities? which states that all settlements can play a role in delivering
sustainable development in rural areas and also that the NPPF recognises that opportunities to
maximise sustainable transport solutions will vary from urban to rural areas.  

2.11  In the light of the above, officers have concluded that whilst it is acknowledged that there
would be a high reliance on the private car, the site is located in reasonable proximity to
Swaffham and Downham Market.  With regard to public transport there are services to Swaffham
and Kings Lynn on particular days of the week.    

2.12  Further, significant weight is afforded to the fact that the site is an infill plot lies in the centre
of Beachamwell.  The site is clearly not isolated being surrounded by existing built form on both
sides.  The proposed dwelling is well designed and would provide for the sensitive infilling of a
gap within an otherwise continuously built up frontage.  The development is appropriate to the
scale and character of the attached terrace and would not cause harm to the established street
scene, the character and appearance of the locality or encroach into open countryside.  These
factors weigh heavily in support of the application.  

2.13  The proposed development would provide some benefits in terms of providing a small
contribution towards the five year housing land supply and would provide some short term
benefits to the local economy through its construction. 

3.0  Design/Impact on Conservation Area

3.1  The current proposal has been significantly revised to address the previous reason for
refusal following comments made by the Historic Buildings Consultant with respect to the height,
massing, scale and fenestration detailing.  The Historic Buildings Consultant has raised no
objections to the revised application.  In summary, the proposal would have no significant impact
on the character and appearance of the Conservation Area or within the established street scene.
 The proposal responds favourably to Core Strategy Policy DC17 (Historic Environment).  
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3.2  In terms of the design and scale of the proposed extension and garages, Policy DC3 requires
extensions to dwellings in the countryside to be proportionate to the scale of the original dwelling
and for the size and design to be appropriate to the existing landscape character. The proposed
extension to the existing dwelling and garages are considered to be acceptable in terms of scale,
design and materials.  The proposal therefore satisfactorily accords with Core Strategy Policy
DC3 (Extensions in the Countryside). 

4.0  Amenity

4.1  It is considered that owing to existing/proposed boundary treatments, the orientation of the
plot and separation distances that the proposal is unlikely to have a significant impact upon the
residential amenities of neighbouring properties in relation to overshadowing, overlooking, loss of
light or outlook. A condition requiring boundary treatments to be provided in accordance with the
details shown on Drawing No. 11746 is considered appropriate.  One first floor window is
proposed at first floor level on the southern elevation of the proposed dwelling which would be
obscure glazed and which would serve a bathroom.  A condition removing permitted development
rights in relation to any additional first floor windows on this elevation and with respect to roof
alterations is considered appropriate to maintain and protect neighbouring amenity.

5.0  Highways

5.1  Norfolk County Council Highways raise no objections subject to the imposition of a condition
relating to access, parking and turning area and an informative relating to works within the public
highway. 

6.0  Contaminated Land

6.1  The Contaminated Land Officer has raised no objections to the proposal subject to a
condition with respect to unexpected contamination being found.
  

7.0  Conclusion

7.1  Notwithstanding the previous refusal of a similar development on sustainability grounds, this
resubmitted application has been reviewed having particular regard to Planning Practice
Guidance Note Paragraph 001 of Guidance under the heading "Rural Housing How should local
authorities support sustainable rural communities" which states that all settlements can play a
role in delivering sustainable development in rural areas and also that the NPPF recognises that
opportunities to maximise sustainable transport solutions will vary from urban to rural areas.  

7.2  Further, whilst it is acknowledged that there would be a high reliance on the private car, the
site is located in reasonable proximity to Swaffham and Downham Market.  With regard to public
transport there are services to Swaffham and Kings Lynn on particular days of the week.    

7.3  Regard has also been had to the fact that the site lies in the centre of the village of
Beachamwell and is not isolated being surrounded by existing built form.  The proposed dwelling
is well designed and would provide for the sensitive infilling of a gap within an otherwise
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Planning Permission

3007
3047
MT02
3946
3920
PD01
PD07
3402
3996
4000
2000
2014

Full Permission Time Limit (3 years)
In accordance with submitted
External materials as approved
Contaminated Land - Unexpected Contamination
Existing access to be widened
No additional windows at first floor
No PD for classes A B C D & E
Boundary screening to be agreed
Note - Discharge of Conditions
Variation of approved plans
NOTE:  Application Approved Without Amendment
Criterion E - Planning Apps Where Approved

 RECOMMENDATION

 CONDITIONS

continuously built up frontage.  The development is appropriate to the scale and character of the
group of buildings and its surroundings and would not cause harm to the established street
scene, the character and appearance of the locality or encroach into open countryside.  The
proposal would satisfactorily preserve existing levels of residential amenity subject to a condition
with respect to removing permitted development rights in relation to any additional first floor
windows on the southern elevation of the proposed new dwelling and with respect to roof
alterations in order to maintain and protect neighbouring amenity.

7.4  The proposed development would provide benefits in terms of providing a contribution
towards the five year housing land supply and short term benefits to the local economy through
its construction. 

7.5  Approval is recommended subject to conditions.
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ATTLEBOROUGH
Plot adjoining The Paddocks
Leys Lane

Mr T Taylor
The Paddocks Leys Lane

John Spencer Drawing Services
Magnum House Deopham Green

Erection of single house & garage on plot adjoining the paddocks 

Full

3PL/2015/0543/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
Design, siting and layout
Impact on amenity
Highway safety

 KEY ISSUES

The site seeks full planning permission for the erection of a two storey house and integral garage
on land which currently forms part of the garden area to The Paddocks.
The dwelling would be constructed using red bricks and pantiles to match the existing dwelling.
Access to the site would be via the existing access off Leys Lane.  The application is supported by
a Design and Access Statement.

The site is located to the south of the town centre and the main railway line which divides Leys
Lane, affording pedestrian access only to the town centre.  Vehicular access to Leys Lane south
of the railway line is via Slough Lane, off the B1077.
The site is outside the Settlement Boundary of Attleborough.  It is a semi rural location close to
Attleborough, within a loose knit group of dwellings and commercial buildings.  Immediately
abutting the site to the west is land which has permission for a gypsy site.

The site forms part of the garden to a two storey dwelling immediately to the east, known as The
Paddocks.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Viv Bebbington

No Allocation
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3PL/2001/0408/F - Erection of dwelling - Refused and dismissed on appeal
3PL/2003/0248/F - Conversion of outbuilding to annex - Approved.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS    

CONTAMINATED LAND OFFICER    

Leys Lane is, in the main single track, being 3m in places until it joins Slough Lane which has
recently been improved.  Given the commercial uses which exist nearby I consider I may have
difficulty in substantiating a highway objection based on the traffic generated by a single dwelling
but I would however require the carriageway along the frontage (red and blue) widened to a
minimum of 4.5m.

Further comments will be provided on receipt of a revised drawing indicating the widening
together with visibility splays measuring 2.4m x 33m to either side of the access.

No objections or comments on the grounds of contaminated land, providing the development
proceeds in line with the application details.

 CONSULTATIONS

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

Housing
Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Design
With particular regard to Paras 47 & 49
National Planning Practice Guidance

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 

ATTLEBOROUGH TC -  No Comments Received 

No

 EIA REQUIRED

Not Applicable

 CIL / OBLIGATIONS



BRECKLAND COUNCIL - PLANNING COMMITTEE - 20-07-2015

DC131_new

None

 REPRESENTATIONS

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

2.0  Principle

2.1  The application seeks full planning permission for the erection of a detached two storey
dwelling and integral garage on land outside a 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, paragraphs 47 and 49 of the National Planning Policy
Framework (NPPF) states that where an authority does not have an up to date five year housing
supply and (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 in the context of the presumption in favour of sustainable
development.  

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 is of the right type and is available in the right places.
- Social, by supporting, strong 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 new dwelling
and would make a positive, albeit modest, contribution to the housing supply shortfall and provide
some short-term economic benefits through its construction.

2.5  Environmentally, although outside the Settlement Boundary, the site is in a semi rural
location within a loose knit group of existing development, consisting of dwellings, commercial
premises, a single family traveller site and a proposed traveller site.  The proposal would
consolidate the existing pattern of development and give the immediate locality a more built up
appearance.  Whilst this will result in some loss of character, the harm would be limited given the
very close proximity to the adjacent development.  Moreover as the site forms part of a residential
curtilage of a dwelling, the proposal would not intrude into the open countryside and would not be
isolated.

2.6  Footnote 11 of the NPPF confirms that the site should be in a sustainable location, available

 ASSESSMENT NOTES

PRINCIPAL PLANNER MINERAL & WASTE POLICY -  No Comments Received 
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now and have a realistic prospect of being developed within five years.

2.7  With regard to availability and delivery, this is a full application and the agent has confirmed
that the site is available making the development deliverable within 5 years to meet the housing
shortfall.  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 Settlement Boundary of Attleborough
lies 200m to the north of the site.  Attleborough has a wide range of facilities and services and is
identified in the Spatial Strategy as a Market Town for substantial growth.  The town can be
readily accessed from the site by foot or cycle across the railway line via Leys Lane.  The
proposal would not result in an isolated development in the countryside.  The scheme would
provide an additional house, generate some economic activity and be developed without causing
harm to the character and appearance of the area.  

2.9  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.  

3.0  Design, Siting and Appearance

3.1  The proposed dwelling is well designed, using a red brick and clay pantile to match the
existing dwelling.  It is considered that the dwelling is acceptable in terms of design and
appearance and would be in keeping with the existing form and character of the area.

3.2  The layout demonstrates that the proposal could be accommodated on the application site
and provide adequate parking and amenity space for both the existing and proposed dwelling.

4.0  Impact on Amenity  

4.1  There are no windows proposed within the east or west facing side elevations other than a
small bathroom window, and this together with an adequate degree of separation to adjacent
dwellings/plots ensures that existing residential amenity would be satisfactorily maintained with
respect to adjacent dwellings.

5.0  Highway Safety

5.1  Access is proposed from Leys Lane via an existing driveway.  Norfolk County Council
Highways has indicated that given the nearby commercial uses a highway objection based on
traffic generation by a single dwelling would be difficult to substantiate.  However they require the
carriageway along the frontage to be widened to a minimum of 4.5m and visibility splays
measuring 2.4m by 33m to either side of the access to be provided.  The applicant is prepared to
improve the visibility splay but not widen the highway.  The highway is approximately 3m wide.
Given the proposal is for a single dwelling it is considered unreasonable to require the applicant
to widen the highway.

5.2. The provision of the visibility splays would result in part of the front hedge being removed and
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Planning Permission

3006
3047
3920
3920
4000
3996
2001
2014

Full Permission Time Limit (2 years)
In accordance with submitted
Highway condition re visibility
Front boundary hedge to be re planted
Variation of approved plans
Note - Discharge of Conditions
Application Approved Following Revisions
Criterion E - Planning Apps Where Approved

 RECOMMENDATION

 CONDITIONS

therefore a recommended condition requires for the replanting of the boundary hedge along the
visibility splay.

6.0  Other Matters

6.1  The Contaminated Land Officer raises no objection subject to a condition with respect to
unexpected contamination. 

7.0  Conclusion

7.1  In conclusion, it is considered that the proposal would constitute a sustainable form of
development as defined in Paragraph 7 of the NPPF, which would help to support the local rural
community, would not compromise local amenity and would not adversely impact the character
and appearance of the surrounding area.  Approval is therefore recommended subject to
conditions. 




