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WATTON
Land south of Mallard Road

Mr Mark Dakeyne,
Janet Strickland-Miller, Nicholas Rickett & 

Bidwells
16 Upper King Street Norwich

Outline planning application for residential development of up to 177 dwellings 

Outline

3PL/2015/0254/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

1. Policy.    
2. Local character.    
3. Ecology.    
4. Traffic.    
5. Amenity.

 KEY ISSUES

Outline planning permission is sought for up to 177 dwellings.  All matters are reserved for later
consideration except access.  Vehicular access to the development is proposed via Mallard Road
and Woodpecker Drive, which currently terminate close to the northern boundary of the site.  An
indicative master plan has been submitted which illustrates this arrangement and shows how the
proposed residential development and public open space could be laid out.  The application is
also accompanied by a number of supporting technical documents, including a Planning
Statement, Design & Access Statement, Transport Assessment, Ecological Assessment, Habitat
Regulations Assessment Technical Report, Great Crested Newt Survey, Archaeological
Assessment, Geo Physical Survey, Arboricultural Assessment, Flood Risk Assessment, Utilities
Assessment and Ground Investigation Report.

The application site comprises three open fields located on the southern edge of Watton.  The
site extends to around 8.4 hectares.  The fields are laid to grass and partly enclosed by
established hedgerows.  The site is adjoined on three sides by existing development, including

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Nick Moys

This application is referred to Committee as a Major Development proposal.  

 REASON FOR COMMITTEE CONSIDERATION
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housing and local schools and on the fourth by open countryside.  The site is situated around 700
metres from the town centre.    

The application site falls outside the Settlement Boundary for Watton, as defined in the Core
Strategy Proposals Map.  Around a half of the site falls with the 1,500 metre stone curlew buffer
zone defined for the purposes of Core Strategy Policy CP10.  The closest part of the Breckland
Farmland SSSI, (which forms part of the Breckland Special Protection Area ,SPA), is around
1,320 metres away.  Wayland Wood SSSI is located approximately 1.2 km away.  

No relevant site history.

 RELEVANT SITE HISTORY

With particular regard to paras 17, 32, 34, 35 ,58, 109 & 215.

 POLICY CONSIDERATIONS

 CONSULTATIONS

CP.01
CP.04
CP.05
CP.10
CP.11
DC.01
DC.02
DC.04
DC.12
DC.13
DC.16
NPPF
NPPG

Housing
Infrastructure
Developer Obligations
Natural Environment
Protection and Enhancement of the Landscape
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Trees and Landscape
Flood Risk
Design
National Planning Policy Framework
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 -   

No.

 EIA REQUIRED

A Section 106 Agreement is being drafted which would secure the provision of affordable
housing, public open space and contributions to school and library services.

 CIL / OBLIGATIONS
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ENVIRONMENT AGENCY    

ANGLIAN WATER SERVICE    

HISTORIC ENVIRONMENT SERVICE    

OBLIGATIONS OFFICER, NORFOLK COUNTY COUNCIL    

NATURAL ENGLAND    

NORFOLK WILDLIFE TRUST    

NORFOLK COUNTY COUNCIL HIGHWAYS    

TREE AND COUNTRYSIDE CONSULTANT    

HOUSING ENABLING OFFICER    

ECOLOGICAL AND BIODIVERSITY CONSULTANT    

CONTAMINATED LAND OFFICER    

No objections subject to conditions.    

No objection subject to conditions.    

No objection subject to conditions.   

No objection subject to contributions being secured to schools and library services and the
provision of fire hydrants and green infrastructure.  

No objection subject to measures to manage recreational pressures on the SPA and to ensure
the provision of adequate on site Greenspace.  

Concerns about the lack of ecological information submitted with the original planning application.
   

No objections subject to conditions.   

No objection.   

No objection.    

No objection in relation to effects on bats or great crested newts.  No objection in relation to
effects of the proposal on the SPA, but further clarification sought in relation to in-combination
effects.    

Concern regarding the location and proximity to SPA site.   
The site has access issues and further movement of traffic is of great concern.  Type of
development proposed is not in keeping.    



BRECKLAND COUNCIL - PLANNING COMMITTEE - 25-04-2016

DC131_new

The application has generated a good deal of local interest.  At the time of writing, in excess of
240 representations objecting to the proposal had been received from local residents.  Concerns
raised include: harm to the character of the area, overdevelopment, harm to wildlife, inadequate
local infrastructure, (particularly medical services and schools), lack of local employment
opportunities, increased traffic, harm to residential amenity and flooding.  

 REPRESENTATIONS

1.0  This application is referred to Committee as a Major Development proposal.  The application
was originally referred to Committee in January 2016, but was deferred to enable further
consideration to be given.   

2.0  Principle of development

2.1  The site of the proposed development falls outside the Settlement Boundary for Watton.  Its
development for housing would conflict with Core Strategy Policy CP14 which seeks to focus new

 ASSESSMENT NOTES

ENVIRONMENTAL HEALTH OFFICERS    

AIR QUALITY OFFICER    

HISTORIC ENVIRONMENT OFFICER    

R S P B    

No objection subject to conditions.   

No objection subject to conditions.   

For a development of this size it would be reasonable to include in the travel plan the impact of
traffic emissions, (NO2/PM10), from approximately two vehicles per household.  This would
include a prediction of direction of travel to and from the development and the impact on the town
centre.  

No objection subject to conditions.   

Objection.  The applicant has failed to provide sufficient information to allow the Council to safely
conclude that the proposal would not result in an adverse effect on the Breckland SPA.  It is
considered that the supporting information provided is flawed and fails to understand the
scientific evidence underpinning relevant planning policy.   

NORFOLK RIVERS INTERNAL DRAINAGE BOARD -  No Comments Received 

N H S PROPERTY SERVICES LTD -  No Comments Received 

ENVIRONMENTAL PLANNING -  No Comments Received 
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housing within defined settlement boundaries.  Although Policy CP14 would ordinarily be afforded
reduced weight due to the current shortfall in housing land in the District, the NPPF's presumption
in favour of sustainable development does not apply in this instance as the development requires
appropriate assessment under the Habitat Regulations.    

2.2  Planning law requires that planning applications are determined in accordance with the
development unless material considerations indicate otherwise.  It is necessary to considered
therefore whether in this case any such material considerations, including national planning
policy, would justify a departure from policy.  

2.3  In relation to settlement boundaries, the objectives of Policy CP14 include focussing
development in sustainable location with access to key services and protecting the form and
character of settlements.  These objectives are consistent with the NPPF's key aims and so
Policy CP14 can be afforded weight in accordance with paragraph 215.  

2.4  The NPPF defines sustainable development in broad terms by reference to economic, social
and environmental considerations and indicates that planning should seek gains in relation to
each element.  The provision of housing to meet local needs is identified as a key component of
sustainable development and in this respect the NPPF seeks to boost significantly the supply of
housing.  The conservation of the natural environment is also central to the NPPF, including
protecting valued landscapes and minimising effects on biodiversity.  In order to promote
sustainable development in rural areas, the NPPF indicates that housing should be located where
it will enhance or maintain the vitality of local communities.  Isolated dwellings in the countryside
should be avoided unless justified by special circumstances.  

2.5  Although outside the defined settlement limit, the proposed development would adjoin the
main built up area of the town and would be close to other housing and be bounded on three
sides by existing development.  The proposal would be closely related to the built form of the
town therefore and would not result in an isolated development in the countryside.  The
development would also be compatible with the general character of the surrounding area, and
would not conflict with local policies which seek to avoid intrusive development in rural
landscapes and promote good design, as discussed below (section 3.0).  

2.6  Watton is identified in the Council's Spatial Strategy as a mid-sized market town which
provides a range of services and facilities to meet the day-to-day needs of residents.  The town
centre, local schools and other community facilities, together with local employment areas, would
all be within easy walking and cycling distance of the development. There are also bus stops
nearby and regular services to Norwich, Kings Lynn, Dereham and Thetford.  In these terms, the
application site is considered to be a sustainable location for new development.   

2.7  New residents would provide economic support for existing shops and facilities and
contribute to the vitality of the local community and a range of transport options would be
available to them.  The construction of the development would have some short-term economic
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benefits.  The development would thus be consistent with the NPPF principles that housing
should be located where it will maintain or enhance the vitality of existing communities, minimise
the need to travel and support economic growth.  
 

2.8  The proposal would make a significant contribution to the supply of housing in the area,
including affordable housing.  In line with Core Strategy Policy DC04, 40% of the development
would be provided as affordable housing.  Whilst there is no positive presumption in favour of
development under NPPF paragraph 14, the provision of housing nonetheless weighs in favour of
the proposal, particularly in the light of the significant current shortfall in the provision of housing
land in the District.   

2.9  Public open space would be provided on site in line with Policy DC11 and financial
contributions would be made to local schools and library services.  These elements of the
proposal would be secured by a Section 106 Agreement.  

2.10  Although the application is in outline form, there is nothing to suggest that there are any
technical constraints which would prevent the development coming forward in the short term.  To
encourage the early delivery of the proposed housing, a two year time limit for the submission of
reserved matters is recommended, with a further year to start work.  
   

2.11  Reference has been made in a number of local representations to the Council's Strategic
Housing Land Availability Assessment 2014, (SHLAA), which concludes that the site is
undeliverable due to its location within the 1,500 metre buffer zone and its likely adverse effect on
the SPA.    However, given the high level seiving nature of the SHLAA process and the absence
a detailed assessment of its likely effects on the SPA, it is considered that very limited weight can
be given to the SHLAA findings in the determination of this application.  Ecological impacts are
considered further below, (section 4.0).   

2.12  Taking all of these matters into account, it is concluded that the proposal would represent
sustainable development, as defined in the NPPF, and would not conflict with the objectives of
development plan policies.     Accordingly, it is considered that a departure from Core Strategy
Policy CP14 is justified in this case.  In principle, the site is considered to be suitable for
residential development.   

3.0  Local character 

3.1  The Council's Landscape Character Assessment Settlement Fringe Study, (2007), indicates
that the landscape to the south of Watton,(WA2: Watton Airfield Plateau), has a low sensitivity to
change due to its lack of sensitive features, the condition / quality of the landscape and the often
harsh transition between the settlement edge and the rural landscape.   

3.2  The proposed development would extend the built up area of the town southwards and the
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appearance of the site would change from farmland to a built up housing area.  However, the
scheme would be largely contained visually by adjacent built development and existing boundary
hedging /trees.  From the open countryside to the south, the proposal would be seen against the
backdrop of adjacent housing, and views would be heavily filtered by intervening vegetation.
Consequently, the proposal would not appear as a noticeable intrusion into the open countryside.
 

3.3  The proposal would nevertheless transform the appearance of the site and erode much of
the open aspect of the neighbouring dwellings immediately to the north.  However, this effect
would be localised and could be mitigated to an extent by sensitive development layout proposals
with appropriate separation distances and landscaped areas.  The proposed development would
also be consistent with the predominantly residential character of the surrounding area.     

3.4  As the application is outline with all matters reserved except access, detailed matters of
layout and design are not open for consideration.  Nevertheless, it is considered that the
submitted indicative plans, together with the design analysis and concepts outlined in the Design
& Access Statement, demonstrate satisfactorily that development of the scale proposed could be
accommodated on the site without causing significant harm.    

3.5  The overall density proposed of 21 DPH would not be high and the indicative layout proposed
is considered to be well-conceived with well defined streets and a series of integrated open
spaces.  These open spaces would also provide good opportunities to enhance connections with
other greenspaces in the locality.  Whilst the two and three storey dwellings proposed would be of
a different scale to existing housing immediately to the north, which is made up predominantly of
bungalows, there is a mixture of dwelling forms and styles in the wider locality.  In this context it is
considered that the proposal would not appear out of place.    

3.6  It is considered therefore that the proposal would be compatible with the established pattern
and character of surrounding development and would be a logical addition to the existing built up
area, effectively rounding off this part of the town.  The application proposal would not conflict
therefore with Core Strategy Policies CP11, DC02 or DC16, nor with the guidance in paragraphs
58 and 109 of the NPPF.   

4.0 Ecology

4.1  The application site is situated close to the Breckland SPA and partly within the stone curlew
buffer zone defined in Core Strategy Policy CP10.  The development therefore has the potential
to affect the interest features of the SPA.  Policy CP10 states that development within the buffer
zone will only be permitted where this would not adversely affect the integrity of the SPA.  Policy
CP10 does not therefore impose a blanket ban on development, but instead requires proposals to
be carefully scrutinised for effects on the SPA.  Where potential significant effects are likely or
cannot be ruled out, an Appropriate Assessment of the implications of the proposal for the SPA's
conservation objectives must be undertaken by the Council as the 'competent authority'.   
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4.2  In this case, there is the potential for the proposed development, alone and in combination
with other projects, to impact on the features of the SPA due to visual disturbance and noise
effects resulting from an increase in residents and associated recreational and predation impacts
on arable land between the site and the SPA and within the SPA itself that has the potential to
support stone curlew.  To assist with the consideration of such effects, the applicant has provided
a Habitats Regulations Assessment Technical Report, which has been revised during the course
of the application to respond to consultation responses from interested parties.  

4.3  In summary, this HRA Technical Report concludes that the proposal would not adversely
affect the integrity of the SPA either alone or in combination with other projects.  In coming to this
conclusion particular account has been taken of the following factors: i) the unsuitability of the site
itself to support stone curlew; ii) the paucity of records of stone curlew within 2km of the site; iii)
the infill nature of the proposal, with existing housing areas on either side; iv) the distance of the
site from the SPA; v) the fact that the development would not extend the built up area closer to
the SPA; vi) the nature and location of other proposed housing schemes; vii) the measures
proposed to manage recreational pressures; and viii) the absence of direct routes to the SPA.   

4.4  On the basis of this and other information a draft appropriate assessment has been prepared
by the Council's Ecological Consultant.    This concludes that alone there is no risk that the
proposal is likely to cause adverse effects on the integrity of the SPA, including as a result of
increases in the local population and potential predation by cats.   Moreover, it is considered that
the various measures proposed to mitigate increased recreational pressures would be effective,
subject to them being developed fully as part of any detailed scheme.  Such mitigation measures,
and the provision of adequate green infrastructure elsewhere, would also ensure that the
development would not be likely to result in adverse effects in combination with other housing
developments in the locality.  

4.5  Natural England has been consulted on the draft appropriate assessment and has indicated
provisionally that it concurs with its findings.  Natural England has further advised that assessing
likely effects using a recently developed assessment tool has confirmed its original view that the
proposal is not likely to have a significant effect on the SPA.  Formal confirmation of Natural
England's position is expected shortly and will be reported in full in due course.  The RSPB, which
has raised objections to the proposal, has indicated that its concerns have not been addressed by
the additional information provided by the applicant.  It is anticipated therefore that RSPB will
formally confirm its continued opposition to the scheme.  Whilst the RSPB's concerns are noted,
it is considered that the views of Natural England as the government's advisor on ecology should
be given greater weight.  This approach is consistent with that taken by the appeal inspector in
relation to housing development proposed close to the SPA at Weeting, (appeal ref
APP/F2605/A/12/2172205).  

4.6  No significant impacts of Wayland Wood SSSI are anticipated, given its distance from the
proposed development, (approximately 1.2km) and the relatively modest increase in the local
population that the scheme would give rise to.  Natural England has raised no objection to the
proposal in this respect.   
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4.7  The ecological value of the application site itself is derived principally from the potential
wildlife habitat provided by existing trees and hedgerows, particularly for breeding birds and
foraging / roosting bats.  It is proposed to retain and add to these landscape features as part of
the development, and detailed mitigation measures to protect and enhance wildlife interests could
be secured by planning condition.    

4.8  In addition, a pond located close to but outside the site contains a population of great crested
newts.  Although existing woodland and scrub adjacent to the pond are likely to provide the main
terrestrial habitat for this population, grassland within the application site may also be used by
newts.  Measures are proposed therefore to mitigate the potential impacts, including the provision
of a new pond surrounded by grassland/scrub and appropriate construction management
measures.  Again, these measures could be secured by condition.  The Council's Ecological
Consultant has raised no objection to the proposal in this respect.   

4.9  In the light of the foregoing it is considered that the proposals would not have an
unacceptable impact on ecology, including the Breckland SPA.  Accordingly, the scheme would
not conflict with Core Strategy Policy CP10 nor with paragraphs 109 and 118 of the NPPF.     

5.0 Transport

5.1  Access to the proposed development from the primary road network would be gained via
existing residential estate roads, including Mallard Road and Woodpecker Drive, leading to a
roundabout junction onto Brandon Road, (B1108).  These residential roads are of a good
standard, meet relevant standards and are considered suitable in highway terms to cater for the
additional traffic likely to be generated by the proposal.  As noted above, the development would
also be within easy walking and cycling distances of local services.  Local bus services provide
regular connections to other centres of population in the area.  The Highway Authority has raised
no objection to the proposal on this basis.  

5.2  Consequently, it is considered that the proposal is acceptable in transport terms and would
be consistent with NPPF paragraphs 32, 34 and 35.    

6.0 Amenity

6.1  As noted above, the proposal would alter the open outlook from neighbouring properties to
the north.  However, there is nothing to suggest that the development, if appropriately designed
and laid out, would have an overbearing effect on adjacent dwellings or cause undue overlooking
or overshadowing.  Proposed apartment buildings are shown to be located away from existing
dwellings in order to lessen their impact.  

6.2  Additional traffic movements would result in some additional disturbance to existing residents
on the approach roads to the site, particularly those at the end of existing cul-de-sacs.  However,
given the likely volume, speed and distribution of such traffic, it is not considered that such
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disturbance would cause significant harm nor exceed that which might reasonably be expected
within a built up area.   

6.3  On this basis, it is considered that the proposal would not result in unacceptable effects on
the amenities of local residents.   Consequently the proposal would not conflict with Core Strategy
Policy DC01 or with the guidance set out in paragraph 17 of the NPPF.  

7.0 Other matters

7.1  Drainage - The application site falls within Flood Zone 1 and is therefore at low risk of
flooding.  In order to ensure that the proposal would not give to an increased risk of flooding
elsewhere a SUDS systems is proposed, the detail of which would be subject to later approval
under a planning condition.  The proposed system would limit surface water flows to less than the
existing greenfield run off rate.  On this basis, the Environment Agency raises no objection to the
application.  Foul drainage would be via the mains system. Anglian Water raises no objection to
the application subject to conditions, including a requirement to submit proposals for
improvements to the existing sewerage network.   

7.3  Local infrastructure - Many local concerns have been raised about the ability of the general
infrastructure of the town to cope with additional housing development.  However, no objections
have been raised by statutory consultees in this respect.  As confirmed in the submitted Utilities
Report, power, water and telecommunications links can be achieved, and road and drainage
infrastructure is adequate, (or can be made so as part of the development). Significant financial
contributions would be made to the expansion / improvement of local school accommodation, as
well as to local library services.  Additional public open space would also be provided.  Existing
difficulties with the provision of local medical services are acknowledged, though it is understood
that this problem is principally one of doctor recruitment, a matter for the NHS.  NHS England has
been consulted, but has not commented on the application.  Representations have been made by
the Watton Medical Practice, which is concerned about the rate of growth in the town and the
ratio of doctors to patients.  

7.4  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.   

8.0 Conclusion  

8.1  Although outside the Settlement Boundary, the proposal would be well related to the built
form of Watton and would not result in an unacceptable intrusion into the countryside.  Local
services and facilities would be readily accessible and could expect to derive support from new
residents.  Whilst some loss of openness would result, the development would be generally
consistent with the character of the surrounding residential development.  There is no substantive
evidence to suggest that the proposal would have a significant adverse effect on local
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Outline Planning Permission

3005
3058
3054
AR01
3935
3870
CL01
3860
3750
HA05
HA29
A
HA29
B
UR09
HA39
A
HA39
B

Outline Time Limit (3 years)
Standard Outline Condition
Design framework
Archaeological work to be agreed
Ecological mitigation measures
Non-standard drainage condition
Site Investigation/ remediation
Non-standard drainage condition
Non-standard highways condition
Standard outline highways condition
Construction traffic management and routing/ exceptional wea

Construction traffic management and routing/ exceptional wea

Construction management plan
Highway improvements-offsite A

Highway improvements off-site B

 RECOMMENDATION

 CONDITIONS

infrastructure.  Potential impacts on local ecology have been carefully scrutinised and found to be
acceptable.  The development would also make a significant contribution towards the supply of
housing, including affordable housing.  Although there is no positive presumption in favour of the
development under paragraph 14 of the NPPF, given current housing shortfalls this factor should
be given weight in the planning balance.   

8.2  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.  

8.3  Taking all of these matters into account, it is concluded that the proposal would represent
sustainable development, as defined in the NPPF, and would not conflict with the objectives of
development plan policies.   For these reasons, it is considered that a departure from Core
Strategy Policy CP14 is justified in this case.  In principle, the site is considered to be suitable for
residential development.  
   

8.4  Consequently, it is recommended that outline permission is granted subject to conditions and
the completion of a Section 106 Agreement.  
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HA43
A
HA43
B
3992
3996
4000
AN60
AN99

Travel plan not agreed at planning stage

Travel plan not agreed at planning stage

Non-standard note re: S106
Note - Discharge of Conditions
Variation of approved plans
NOTE NCC Inf 1 When off-site road improvements are required
Criterion E - Planning Apps Where Approved
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SAHAM TONEY
The Willows
Cley Lane

Mr & Mrs Andrew Rawnsley
First House Quebec Street

Sketcher Partnership Ltd
First House Quebec Street

Residential development 5 houses  

Outline

3PL/2015/0450/O

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle of development  
Scale, design and materials appropriate to streetscene and location  
Visual impact  
Impact on neighbour amenity  
Impact upon Highway safety

 KEY ISSUES

This application seeks consent for the erection of five dwellings, associated garaging and two new
accesses.  The application is outline only with all matters reserved except for access.

The proposed site is located off Clay Lane, Saham Toney.  The majority of the site is located
outside of the defined Settlement Boundary of Saham Toney, with a small part of the northern
section of the site within the settlement boundary.  The site is bordered to the north by residential
dwellings, to the west by the highway and beyond by residential dwellings and to the east by
agricultural land.  The site is partially within an area of open land, which has been used as a
paddock serving the dwelling at The Willows.  The land is also bounded by mature hedgerows
and trees to the western and southern boundaries.  The surrounding area is characterised by
detached dwellings located immediately north leading to the settlement of Saham Toney, with
open countryside to the south and east.  Located approximately one mile to the south is the
market town of Watton.  

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: James Tipping

No Allocation

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

 REASON FOR COMMITTEE CONSIDERATION
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No relevant site history.

 RELEVANT SITE HISTORY

With particular regard to paras 7.

 POLICY CONSIDERATIONS

 CONSULTATIONS

CP.01
CP.11
DC.01
DC.02
DC.04
DC.16
DC.19
NPPF
NPPG

Housing
Protection and Enhancement of the Landscape
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Design
Parking Provision
National Planning Policy Framework
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 

SAHAM TONEY P C -   
Saham Toney Parish Council unanimously voted to object to the above plan for the following
reasons:-  

1.  The plan is outside the development boundary.   
2.  The rear of the site adjoins a stream which leads to Watton Brook and the Wissey and to the
south side adjoins the bird sanctuary which continuously holds water and is fed from the outfall of
Amys Close as well as the stream, when the water level is raised- all of which adjoins or is a flood
plain.    
3.  It is suggested that soakaways are used to accommodate rain water run off but this is not
achievable because of the topography already mentioned and Anglia Water's report regarding
surface and foul water back up.   
4.  Access to this proposal is opposite the Clayland development and could be hazardous on Cley
Lane because of its width and this road is becoming a route through Saham Toney to other
locations.   

No.

 EIA REQUIRED

The site area is identified at 0.27 hectares, which triggers the 0.17 hectare threshold within Policy
DC04 of the Breckland Core Strategy.  In addition, the proposal is for five dwellings, which would
also trigger the threshold for the number of dwellings subject to affordable housing. Accordingly,
the applicant has agreed to the provision of two affordable units on-site, in accordance with Policy
DC04.

 CIL / OBLIGATIONS
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One letter of representations have been received in respect of this application.  The comments
are summarised as follows:
-  Danger to pedestrians along Clay Lane,  
-  There must be a proper footpath along the entire length of Clay Lane,  
-  Pressures on local infrastructure, (e.g. schools, doctors surgery).

 REPRESENTATIONS

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

2.0 Principle of development

2.1  The application seeks outline consent for the erection of five dwellings partially within the
Settlement Boundary of Saham Toney The proposed dwelling located to the north, though
indicative at this stage, is sited within the settlement boundary.  The proposal would conflict with
Core Strategy Policy CP14 which seeks to focus new housing within defined boundaries.
However, as the Council is currently unable to demonstrate a five year supply of housing land,
this policy cannot be considered to be up-to-date as far as it relates to the supply of housing land.

 ASSESSMENT NOTES

CRIME REDUCTION & ARCHITECTURAL LIAISON OFFICER    

NORFOLK COUNTY COUNCIL HIGHWAYS    

ENVIRONMENTAL HEALTH OFFICERS    

ECOLOGICAL AND BIODIVERSITY CONSULTANT    

TREE AND COUNTRYSIDE CONSULTANT    

No objections with certain guidance notes.

As means of access forms part of the proposal please obtain a revised drawing indicating that
visibility splays measuring 2.4m x 59m are available from each access.  I also would prefer the
access located directly opposite the Warwick Farm road slightly offset but this would of course
depend on an appropriate level of visibility still being available.  

Objects though has recommended conditions regarding surface and foul water drainage.

It is considered that an initial ecological walkover survey should be conducted prior to the
determination of the application.  

Details contained within the Arboricultural Impact Assessment are considered acceptable.  No
objections.  

5.  There is no request bus stop nearby. The schools bus may pick up here but bus routes are
accessed mainly from roads without pavements and are some distance away.    
6.  It is understood this site has previously been refused planning permission because of some of
these issues.

ENVIRONMENTAL HEALTH OFFICERS -  No Comments Received 
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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 doing so would demonstrably outweigh the benefits of specific
policies in the Framework indicate that development should be restricted.  The NPPF identifies
three dimensions of sustainable development, economic, social and environmental, and indicates
that gains should be sought for each in unison.  

2.3  Although partially outside the Settlement Boundary, the proposed development would form
part of the main built up part of the village and be bounded by existing housing to the north.  The
proposal would not intrude into the open countryside and would not be isolated.  Saham Toney
has a limited number of facilities, including a primary school, playing fields, pub / restaurant,
hotel, infrequent bus service, and daily school bus pick up / drop offs.  The market town of
Watton is located approximately one mile to the south which provides additional services such as
primary and secondary schools, doctors and dentists surgeries, library, a variety of shops and
frequent bus services.  The facilities provided by Saham Toney coupled with the additional
facilities at Watton would be accessible from the development and therefore it is considered, on
balance, that the proposal would not result in an isolated development in the countryside and
would be consistent with the NPPF principle that rural housing should be located where it will
maintain or enhance the vitality of rural communities.  The proposal would also support such local
facilities.  

2.4  The proposal would also add to the range of housing available in the village, make a modest
but positive contribution to the overall supply of housing and provide some short-term economic
benefits through its construction. Moreover, the form and scale of the proposal would be
consistent with the character of surrounding development.   

2.5  Whilst the limited availability of local services and facilities may weigh against the proposal,
the scheme would provide additional housing, generate some economic activity and offer a
degree of support to existing village amenities.  Moreover, the site could be developed without
causing harm to the character and appearance of the area.  It is considered therefore that, on
balance, the adverse effects of the proposal would not significantly and demonstrably outweigh its
benefits and would constitute a sustainable form of development as defined in paragraph 7 of the
NPPF and taking into account the Planning Practice Guidance.  

3.0 Design, layout and scale

3.1  Cley Lane is characterised by predominantly detached dwellings on modest plots.  Though
the application is seeking outline consent, the application site is of a size that would result in a
density of development that is similar to surrounding plots and would not be out of character with
development in the surrounding area and without resulting in a cramped form of development.
The development proposal would be linear to existing built line along Cley Lane, with the
proposed dwellings set back from the road frontage.  A planning condition will be imposed
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requiring no more than five dwellings to be permitted on the site to ensure that the site does not
become overdeveloped and that the rural character of the area is maintained.  In addition, a
further condition will be added to ensure that the proposed dwellings will be two-storey and no
higher.  This will reduce any visual impact on neighbouring properties and maintain the
streetscene.  

3.2  In terms of design, it has been suggested by the applicant that the indicative dwellings could
be constructed using a palette of materials, including soft red brick, render, timber cladding for
the external walls, and clay pantiles for the roofs.  The indicative materials are considered to be
acceptable and will not be out of keeping within the immediate context.  However, a condition will
be imposed, if approved, for precise details and samples to be submitted to ensure the
development remains in keeping with the area.  

3.0 Impact on local amenity

3.1  Development in the vicinity of the site comprises mainly detached dwellings set back from the
road within modest sized plots.  Architectural styles vary, but most properties are of broadly
traditional design.  The proposed siting of the dwellings would maintain the established pattern of
development to the north and south of the site.   The generous front setbacks enable the
retention of most of the existing hedge to the east of the site fronting Cley Lane, mitigating the
visual impact of the proposal.  The two storey scale of the dwellings is consistent with the two
storey scale of neighbouring dwellings.  The form of the proposed pitched roofs adopts a
traditional profile.  

3.2  Although the site is bounded by existing residential properties to the north, no material
effects on the living conditions of neighbours are anticipated given the existing planting, design
and orientation of the new dwellings and the degree of separation from adjacent dwellings.
Accordingly, it is considered the proposal is unlikely to impact upon neighbour amenity in terms of
loss of light, privacy, overlooking or over dominance.  

4.0 Highway Safety and Access

4.1  The Highway Authority have not raised any objections to the proposal and are supportive of
the provision of a footpath running along the road frontage of the site. However, further revised
details are yet to be provided to ascertain that the necessary visibility splays measuring 2.4m x
59m are available from each access.  

5.0 Trees and Landscaping

5.1  The Tree and Countryside Consultant raised no objections to the proposal and supported the
recommendations as set out within the submitted Arboricultural Impact Assessment and drawing
number 1A.  A condition will be appended requiring the development to be carried out in
accordance with the Arboricultural Impact Assessment.  
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Outline Planning Permission RECOMMENDATION

6.1  Given that there will be the removal of several trees to enable the development, the applicant
has identified that additional tree planting will be undertaken on site.  Accordingly, should
permission be granted, a landscaping condition will be imposed requiring details of any tree or
hedge planting.  

6.0 Other matters

6.1  The Environmental Health Officer has raised concerns in respect of surface and foul water
drainage in this area.  Given the application is for outline only at this stage little details have been
provided in terms of drainage.  The Environmental Health Officer has requested conditions
requiring details of surface water drainage to be submitted and approved.   Accordingly,
conditions will be added, should permission be granted, requiring precise details of both surface
water and foul water drainage to be submitted and agreed by the Local Planning Authority.  

6.2  The Council's ecologist had recommended that an extended Phase 1 Habitat Survey should
be carried out.  In this instance, given that the land has been used as a paddock for a number of
years, it is considered that such an assessment is not required to be carried out and assessed
before the determination of the application.  Accordingly, a condition will be imposed should
permission be granted requiring the necessary ecological assessment.  

6.3 The Parish Councuil have objected to the application on several grounds, relating mainly to
surface and foul water drainage. As mentioned above, though the Environmental Health Officer
has raised concerns conditions have been recommended to address both surface and foul water
drainage. The Parish Council have also noted that the site lies outside of the settlement
boundary. Most of the site is sited outside of the settlement boundary, as has therefore been
assessed against policies contained within the NPPF, as stated within the report. It is considered
therefore, that the development is acceptable in principle. Reference is also made by the Parish
Council to previous applications. According to records there does not appear to be any previous
planning applications for the site.

8.0 Conclusion

8.1  The proposal would conflict with Policy CP14 due to its location partially outside the defined
Settlement Boundary of Saham Toney.  However, this policy can be afforded little weight due to
the present shortfall of housing land in the District.  It is considered that, on balance, the proposal
would constitute a sustainable form of development as defined in paragraph 7 of the NPPF.  The
proposal constitutes a development that will result in an acceptable character response having
regard to the form and character of the surrounding area, consistent with the environmental
dimension of sustainable development.  The balance of consideration therefore lies in support of
the application and it is recommended for approval subject to conditions.



BRECKLAND COUNCIL - PLANNING COMMITTEE - 25-04-2016

DC131_new

3005
3048
3050
2001
3200
3549
3920
3802
3804
LS14
3058
LS03
3060
3106
3140
DE07
3996
3988
2014

Outline Time Limit (2 years)
In accordance with submitted
Reserved Matters to closely follow Outline
Application Approved Following Revisions
Two storey dwellings only
No permanent external lighting without prior agreement
ecological assessment required
Precise details of surface water disposal
Precise details of foul water disposal
In accordance with Arboricultural report
Standard Outline Condition
Hard landscaping scheme to be submitted
Standard outline landscaping condition
External materials and samples to be approved
Prior approval of slab level
Number of dwellings only (outline)
Note - Discharge of Conditions
NOTE:  Submitted details indicative only
Criterion E - Planning Apps Where Approved

 CONDITIONS
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3

ATTLEBOROUGH
Former Grampian Food Site
Buckenham Road

Raemoir Properties Ltd
C/o Mr H Ross 18 Queens Road

Bidwells
16 Upper King Street Norwich

Demolish bldgs & Erect up to 165 homes, together with public open space &
associated infrastructure (Outline)

Outline

3PL/2015/0546/O

N

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

The main issues that need to be considered are:  

Development plan and material considerations.     
Principle of development and deliverability.     
Access & highway safety implications.    
Impact on the landscape character and appearance of the area.    
Landscaping and ecology.    
Amenity.    
Drainage and flood risk.    
Archaeological and heritage implications.  
Impact on availability of high quality agricultural land.    
Impact on mineral interest.    
Land contamination and site conditions.     
Affordable housing, viability and deliverability.     
Infrastructure and planning obligations.  

 KEY ISSUES

This application was deferred at Planning Committee in October 2015 in order to respond to late
comments received from Norfolk County Council Flood Authority and Network Rail.

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Chris Hobson

No Allocation

This application is before committee as it is a major application, and comprising land outside the
settlement boundary is contrary to policy.   

The application was deferred at the Planning Committee in October 2015 to address flood risk
and drainage issues raised by Norfolk County Council Lead Local Flood Authority and concerns
raised by Network Rail.    

 REASON FOR COMMITTEE CONSIDERATION
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This application seeks outline planning permission for the demolition of the existing buildings and
the erection of up to 165 dwellings, provision of public open space and associated infrastructure.
The application is submitted in outline with all matters other than access reserved for
consideration at a later date.  Permission is therefore sought only for the general apportionment of
dwellings and the means of access from Buckenham Road and Whitehouse Lane.  All other
matters comprising scale, layout, external appearance and landscaping will be the subject of
future detailed reserved matters applications.       

This outline planning application as submitted seeks to establish the general principles of
development on the site.  It provides maximum flexibility for detailed schemes to come forward
subsequently under reserved matters applications.  A framework masterplan drawing submitted
with the application indicates the following:     

-  Residential Development of the site, comprising a total of up to 165 
   dwellings of which 4%, (seven dwellings), would be affordable.    
-  A developable area of 4.6 ha with a development density of 36 
   dwellings per hectare, (net) and 30 dwellings per hectare across the 
   whole site.     
-  Residential development split into eight individual parcels.    
-  0.9 hectares of Public Open Space divided into three main areas in the 
   north, centre and south of the site.  
-  A mix of one, two, three and four bedroom dwellings, including 
   apartments and houses.    
-  Vehicular access off Buckenham Road to serve 150 dwellings  
-  Vehicular access off Whitehouse Lane to access six dwellings on a 
   private drive.  
-  Vehicular access of Buckenham Road to serve nine dwellings by a 
   private drive.    
-  Provision of a Local Equipped Areas of Play, (LEAP), within the public 
   open space.   

The application has been submitted with the following accompanying information:      
 
-  Planning statement      
-  Flood Risk Assessment and Drainage Strategy      
-  Design & Access Statement     
-  Indicative site layout Masterplan      
-  Ecology Assessment and Bat Survey      
-  Arboricultural Constraints Report      
-  Transport Assessment    
-  Framework Residential Travel Plan    
-  Utilities Statement     
-  Geo-Environmental Report     
-  Landscape and Visual Assessment   

The application site is approximately 5.5 hectares in size comprising the former Grampian Food

 SITE AND LOCATION
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Site and rough grazing land located on the south eastern edge of Attleborough.  The site is
located to the southern side of the Cambridge to Norwich railway line and is bounded by
Buckenham Road to the west, Whitehouse Lane to the north, a collection of vehicle sales
garages and showrooms to the south and east borders open agricultural fields to the south and
east.     

The market town of Attleborough is identified in the adopted Core Strategy as a major focus for
employment and residential growth.  The site sits partially outside the settlement boundary of
Attleborough with the boundary running north to south through the site around the previously
developed parts of the site.  Attleborough Town Centre is approximately one mile to the north of
the site beyond Attleborough Train Station and a mixed use industrial area.  A linear residential
area runs along the western side of Buckenham Road with Gaymers Meadow sports fields
located further west.   

The site forms two distinct parcels of land; the first being the Former Grampian Food Site which
closed in 2008 and is roughly square in shape and takes up approximately half of the application
site.  This area comprises vacant former food processing buildings and associated offices,
parking and areas of hard standing.  The site has a vehicular access off Whitehouse Lane to the
north and at the main access off Buckenham to the west.  The second parcel of land comprises
an 'L' shaped open field leftover for grazing which is bordered by mature hedgerows and trees
along the north, south and west boundaries with sporadic tree cover along the eastern boundary.

The application site has been the subject of the following recent planning applications:    

3PL/2007/1018/F - Erection of 23.5 metre high chimney stack - Permitted.  

3SR/2015/0005/SR - Screening request for a residential development of up to 165 dwellings on
5.5ha, access roads and associated POS and development - Not EIA development.   

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

SS1
CP.01
CP.04
CP.05

Spatial Strategy
Housing
Infrastructure
Developer Obligations

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
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Norfolk Minerals and Waste Core Strategy Policy CS16 - Mineral Safeguarding.  

CP.06
CP.08
CP.09
CP.10
CP.11
CP.13
CP.14
DC.01
DC.02
DC.04
DC.11
DC.12
DC.13
DC.14
DC.17
NPPF

NPPG
NP

Green Infrastructure
Natural Resources
Pollution and Waste
Natural Environment
Protection and Enhancement of the Landscape
Accessibility
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Open Space
Trees and Landscape
Flood Risk
Energy Efficiency
Historic Environment
With particular regard to paras. 7, 8, 11 - 14, 28, 29, 30, 32, 34, 35, 37, 47,
49, 50, 54, 55, 56, 58 - 61, 63 - 65, 69, 70, 73, 74, 93-96, 100 - 103, 109,  11,
112, 118, 120 - 123, 125, 126, 128-132, 134, 135, 144, 186, 187, 196, 197,
203 - 206.
National Planning Practice Guidance
Neighbourhood Plan

Any permission granted would be subject to a S106 Legal Agreement.  This would require the
following obligations:  

Education contribution of up to £1,055,505 to be put towards the following projects:
  
-  Attleborough Infant School: £234,300 - Project A to provide for 
   internal improvement to increase the capacity of the school.   
-  Attleborough Junior School: £267,135 Project A to provide internal 
   improvements to increase the capacity of the school.   
-  Attleborough High School:  £554,070 Project A to provide for a new 
   classroom at the school.  

Library contribution - A development of 165 dwellings would place increased pressure on the
existing library service particularly in relation to library stock, such as books and information
technology. Therefore a contribution of £60 per dwelling, (up to £9,900 for 165 dwellings), would
be sought for use towards ICT equipment at Attleborough library.      

Healthcare contribution of up to £54,600 to mitigate for the increased demand for healthcare
services in the local area generated by the proposed development, to be put towards the
following projects:  
  

 CIL / OBLIGATIONS
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 CONSULTATIONS

ATTLEBOROUGH TC -   
No objections but concern raised as to the appropriateness of White House Lane, visibility for
traffic entering the Lane and would require improvements; request for clarification of whether both
accesses are vehicular.  The Council would seek that the development complies with the
objectives of Attleborough's emerging Neighbourhood Plan as listed below:  

Strategic Core Objectives

CO 1
 
To view the town as one development area, with strong links and connections to its hinterland
and beyond.
 

CO 2
 
To preserve and enhance the historic centre of the town and history.
 

CO 3
 
To identify new employment land which can be developed and to encourage new industry to the
town in order to provide a wide range of employment opportunities. 
 

-  Increased capacity at Queens Square Surgery, Queens Square 
   Attleborough.  
-  Increased capacity at Station Road Surgery, Station Road, 
   Attleborough.  

Provision of 25% affordable dwellings, with clawback provision following future submission of a
viability appraisal.   

A financial contribution of up to £15,000 towards the provision of a bus shelter on Norwich Road,
Attleborough.   

A financial contribution of up to £3,000 towards the provision of ten cycle stands within
Attleborough.    

A financial contribution of up to £127,040 towards the provision of open space and outdoor sport
facilities.  

A Scheme for the design, implementation and management of the Landscape Open Space and
Green Infrastructure on the site.  Including the provision of a Locally Equipped Are of Play,(LEAP)
and management and maintenance of the Sustainable Urban Drainage Systems to be provided
on site.    

A contribution of up to £2,436 towards the provision of three fire hydrants on site.  
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CO 4
 
To promote the integration of Business and Attleborough Academy Norfolk as partners in
reducing the perceived local employability skills gap.
 

CO 5
 
To integrate the new housing and facilities into the town with the necessary footpath and cycle
ways and address the outstanding traffic congestion in the town centre, becoming an exemplar of
sustainable transport within the region.
 

CO 6
 
To provide housing which meets the needs of all, with a range of housing including sufficient
affordable, older living developments and housing type which will encourage entrepreneurs and
professional people to live in the community.  
 

CO 7
 
To provide excellent health and community facilities within the town focusing on a single health
and social care facility in the town centre.
 

CO 8
 
To provide excellent new and improved sport and leisure facilities for the community working with
Attleborough Academy Norfolk and sport and community clubs.  
 

CO 9
 
To promote all new buildings incorporate the highest standards of design, new build
methodology, materials and energy saving techniques.  
 

CO 10
 
To protect the natural environment and provide additional high quality open space.  
 

CO 11
 
To promote and enhance the attractiveness and offer of the town to investors, developers and
visitors building on its heritage and attractions.   
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NORFOLK RIVERS INTERNAL DRAINAGE BOARD    

CRIME REDUCTION & ARCHITECTURAL LIAISON OFFICER    

ENVIRONMENT AGENCY    

NETWORK RAIL    

Surface water runoff from the development will be discharged to the Board maintained
watercourse. The Boards consent to discharge is likely to be required.  

The Board will need to be fully consulted on drainage proposals prior to providing consent.  

With regards to the above planning application, as this is an outline application there is
insufficient detail for me to make a comment.  

We have reviewed the information as submitted and wish to make the following comments.  We
consider that planning permission could be granted to the proposed development as submitted if
the following planning conditions are included as set out below.    

CONDITION:  Development shall not begin until a scheme for surface water disposal has been
submitted to and approved in writing by the Local Planning Authority.  Infiltration systems shall
only be used where it can be demonstrated that they will not pose a risk to groundwater quality.
The development shall be carried out in accordance with the approval details.  

Reason:  To protect and prevent the pollution of controlled waters from potential pollutants
associated with current and previous land uses in line with National Planning Policy Framework,
(NPPF), paragraphs 109, 120, 121 and Environment Agency Groundwater Protection: Principles
and Practice (GP3).  General advice notes.    

Network Rail has a number of concerns relating to the proposed development as it will increase
the usage across Attleborough Station crossing.  Although this is recognised as one of the safest
types of level crossing, there are still issues with traffic delays, failure of the barriers / lights,
misuse, slips and trips, reversing onto the crossing and blocking back.  

It is reasonable to assume that residents will use White House Lane, a single track road, that
leads to a T junction where Spronce's Level Crossing is situated.  Network Rail have concerns
with the layout of this junction as the exit from White House lane via the T junction is virtually on
the stop line for the level crossing.  It is considered that the junction layout challenges drivers to
observe both road traffic and level crossing road signals simultaneously.   

As a result Network Rail wish to request that the further information is provided to ensure a full
assessment of the potential risks are considered.  

Comments on additional information submitted:

Although the assessment of TPV contains minor discrepancies Network Rail are in agreement
that the further information supplied represents a robust assessment of the likely increase in trips
by non-vehicular modes.    Although the development proposal will likely result in increased
usage of the level crossing, when taking into account the baseline conditions, the previous use of
the site, and the results contained within TRICS assessment, we do not believe the residual
cumulative impact can be considered ¿severe¿.  As a result Network Rail do not wish to object to
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CONSULTANTS TO NHS    

NORFOLK COUNTY COUNCIL HIGHWAYS    

FLOOD & WATER MANAGEMENT TEAM    

the proposed development but request that every precaution is taken to ensure the safety of the
Level Crossing and operational railway.  

NHSE raises a holding objection to the proposed development 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.  

On this basis, the application is considered to conflict with the provisions of the Development
Plan, which seek to achieve sustainable development and provide for the necessary physical and
social infrastructure, (and funding), to support residential development.  Specifically, it is
considered to be inconsistent with Policies CP04 and CP05 of the Breckland Core Strategy &
Development Control Policies, (2009) and conflict with the intentions and objectives of national
guidance and other material considerations set out in the NPPF.   

Notwithstanding the above, NHSE would be content to lift its objection in the event that an
appropriate level of mitigation is proposed by the applicant and secured through a Section 106
Agreement.  In this respect, it is considered that a developer contribution of £54,600 would fairly
and reasonably address the identified healthcare impacts.  

Officer Note:  Whilst the NHSE holding objection has not been lifted applicants have submitted a
revised viability appraisal which identifies that the above contributions towards mitigation for
health service demands from the proposed development could be incorporated into a scheme
allbeit with a reduced proportion of affordable housing.  The implications of this are discussed
elsewhere in this report.    

No objections subject to conditions.  

Object to this planning application on the grounds of a lack of information relating to:

-  The demonstration that the development is in accordance with National 
   Planning Policy Framework (NPPF) with regard to the impact on the risk 
   of flooding elsewhere. Surface water flooding originating off site 
   could result in the direct flooding of the proposed surface water 
   attenuation pond and significantly reduce its performance.
-  The demolition of the existing factory building and alterations to 
   surrounding ground levels has the potential to alter surface water 
   flooding flow paths through the development.  More information is 
   required to consider any potential impact on the risk of flooding 
   elsewhere as a result of the development in line with the NPPF.
-  We consider that the technical feasibility of SuDS has not been 
   addressed sufficiently in the outline drainage design submitted in
   accordance with Breckland Core Strategy Policy DC13.

Comments on additional information received:
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HOUSING ENABLING OFFICER    

ECOLOGICAL AND BIODIVERSITY CONSULTANT    

ENVIRONMENTAL HEALTH OFFICER    

ANGLIAN WATER SERVICE    

HISTORIC ENVIRONMENT SERVICE    

OBLIGATIONS OFFICER, NORFOLK COUNTY COUNCIL    

TREE AND COUNTRYSIDE CONSULTANT    

We are able to remove our objection subject to conditions being attached to any consent if this
application is approved, requiring the submission and approval of in consultation with the lead
Local Flood Authority a detailed surface water drainage scheme prior to the commencement of
development and its implementation prior to first occupation.  

Appreciate the specific issue of affordable housing will be dealt with via a separate reserved
matters application, should the principle of development be found acceptable on this site.  I
confirm that we will seek the maximum level of affordable housing that is compatible with the
viability of the site.  The exact numbers, mix and size, will be decided at the later date.  To ensure
affordability in perpetuity, the units should be transferred to an RP at a price which assumes no
public subsidy is payable, and constructed to current HCA standards.  

No objections subject to conditions securing mitigation measures and biodiversity enhancement
measures.   

No objections subject to conditions.   

No objection subject to condition.  

The proposed development sits within a number of known heritage assets, and comprises a
relatively large, previously unstudied area.  We recommend that the applicant submit the results
of an archaeological desk based assessment, (and field evaluation, if required), in accordance
with paragraph 128 of the NPPF.  

Following the submisison of geo-physical survey results, no objections have been raised with no
further works or information required.    

No objection subject to funding being provided for the following infrastructure requirements:  

-  Education  
-  Library provision  
-  Fire services  

No objection subject to arboricultural method statement and tree protection plan.  
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Letters of objection have been received from 12 local residents raising the following main points
of concern:    

-  Lack of community infrastructure including schools and health and 
   dental practices and surgeries for existing residents which will be 
   further exacerbated by additional housing.     
-  Existing traffic congestion problems within Attleborough will be 
   worsened by the impact of the additional traffic from the development.      
-  Impact of additional traffic using Whitehouse Lane which is used as a 
   rat run and is narrow and has poor visibility.      
-   Access and egress to site is not adequate.      
-  Existing draining and flooding issues along Whitehouse Lane will be 
   increased risk of flood risk.     
-  The proposals would harm Whitehouse Lane which provides wildlife, 
   hedgerows and is a scenic route used by pedestrians to access the 
   countryside.    
-  Loss of hedgerow along northern boundary to provide access into the 
   site.     
-  Loss of public open space to rear of site which is use to walk dogs.   

 REPRESENTATIONS

1.0 This application is referred to 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

 ASSESSMENT NOTES

PRINCIPAL PLANNER MINERAL & WASTE POLICY    

NATIONAL GRID    

No objection.  

No objection.  

H M INSPECTOR OF RAILWAYS OFFICE OF -  No Comments Received 

CONTAMINATED LAND OFFICER -  No Comments Received 

AIR QUALITY OFFICER -  No Comments Received 

FLOOD AND WATER MANAGER -  No Comments Received 
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the more recently published National Planning Policy Guidance.  

2.2  The application site in part comprises a previously developed site within the Attleborough
settlement boundary.  Redevelopment of this part of the site would therefore accord with the
policies within the Core Strategy and Development Control Policies Development Plan Document
(2009) and the policies within the NPPF.  However the remaining half of the site lies outside but
immediately abutting the settlement boundary in an area of open countryside (as defined by
policies SS1, DC02, CP01, and CP14 of the Core Strategy and Development Control Policies
Development Plan Document, where development is heavily restricted.  The development on the
remaining half would therefore be contrary to these policies.  Furthermore, the site is not being
put forward for 100% affordable housing under the rural exceptions policy DC05. The proposal
should therefore be refused unless there are material considerations that dictate otherwise.  

2.3  In this regard, 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 3.72 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. The lack of a
five year housing supply within Breckland district carries significant weight in the consideration of
the application.  Furthermore, it is noted that recent case law has identified that those
development plan policies that would in effect restrict the supply of housing including those
identified above can only be given limited weight.
  

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
dimensions is required.  

3.3 In terms of economic and social sustainability, the Core Strategy has identified Attleborough
as having potential for substantial growth, harnessing economic expansion along the A11 corridor
between Cambridge, Thetford and Norwich and providing the necessary balance of housing to
support the enhancement of the Snetterton Heath employment site.  It has had the most active
commercial market outside Thetford and Dereham in recent years and it also has access to main
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line rail connections.  It has a range of services commensurate with its position as a lower order
centre and is able to serve the day to day needs of local residents.  As a result the town is
allocated to provide in the region of 4,500 new homes over the plan period.     

3.4 In terms of location the site is considered to be located within an accessible location; having
access to a number of local facilities within 1200 metres, (15 minute walking time), which would
provide residents day to day needs.  These include primary and secondary schools, a library, post
office, dentists and doctors surgeries, sports fields, gym and leisure facilities and large food retail
premises.  Public transport via Attleborough Train Station which is within walking distance of 600
metres, (seven minutes), would provide regular trips throughout the week to higher order towns
and cities including Norwich, Cambridge and local towns such as Wymondham.  
 

3.5 Given the location with residential properties to the north and west and that the proposed
development would make use of a vacant previously developed industrial site that has not been in
use for approximately seven years it is not considered that the proposals would prejudice the
supply of employment land within the District. Its location would also not, in principle, be
prejudiced by any environmental designations and local air and noise quality constraints, and
would be sympathetic with the character of surrounding land uses.
 

3.6 Although the NPPF's presumption in favour of sustainable development is engaged,
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. Therefore, a development needs to be acceptable in terms
of its environmental implications including highway access and safety,  impact on community,
flood risk, landscape and townscape character, its amenity and noise implications, and its
ecological and nature conservation impacts, and when balanced against the benefits of the
development. These issues are considered in detail later in this report.

3.7 Although the application site is not an allocated site for development, the findings of the
Council's most recent Strategic Housing Land Availability Assessment (2014) notes that the two
sites that make up the application site would be deliverable and combined could provide up to
157 dwellings. The Grampian Food Site identified as being deliverable between 2014 and 2019,
with the least accessible site comprising the fields within the east and southern parts of the site
being deliverable post 2024.  However, these sites coming forward together within the proposed
development would resolve the access issues to the south and eastern parts of the site and
provide a sensible and co-ordinated approach to masterplanning the sites as a whole.  

3.8 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.  The applicant has
indicated that the site is available now, suitable and capable of delivering units in a short
timescale as part of a viable scheme and without the need for planned infrastructure and the
scheme will provide a demonstrable benefit in contributing to the Council's housing land supply.
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The issue of viability is discussed later in this report.  

4.0 Access and Highway Impacts

4.1 Paragraph 32 of the NPPF states that all developments that generate significant amounts of
movement should be supported by a Transport Statement or Transport Assessment. Planning
decisions should take account of whether:  
-  the opportunities for sustainable transport modes have been taken up 
   depending on the nature and location of the site, to reduce the need 
   for major transport infrastructure;  
-  safe and suitable access to the site can be achieved for all people;  
   and  
-  improvements can be undertaken within the transport network that cost 
   effectively limit the significant impacts of the development. 
-   Development should only be prevented or refused on transport grounds 
    where the residual cumulative impacts of development are severe.  
 

4.2 This outline application seeks permission for the provision of up to 165 dwellings at the site
with details of access to the site being considered at this stage.  It is proposed to provide the
main vehicular access off Buckenham Road that runs immediately to the west of the site which
would provide the only vehicular access and egress to 150 dwellings.  It is proposed that a further
nine dwellings would be accessed via private drives directly off Buckenham Road with up to six
dwellings accessed off private drives off White House Lane that bounds the site to the north.  A
pedestrian and cycle access route would be provided to the northern edge of the site on to White
House Lane connected via internal network of roads, footpaths and cycle ways to a footpath and
cycle way on to the lane to the south of the site.    

4.3 The application has been supported by a Transport Assessment which has assessed the
existing access and traffic levels on the surrounding highway network, the proposed access
arrangements and through traffic modelling has assessed the implications of the additional traffic
generated by the development of up to 165 dwellings on the surrounding highways network and
junctions.  

4.4 With regards to the access to the proposed development this would be provided by a new
priority controlled junction off Buckenham Road, located to the north of the existing vehicular
access into the site. The existing access would be closed up with footpath widened and
integrated into the existing footpath along the east side of Buckenham Road.  The proposed
access would be located on a straight stretch of road the subject of 30 mph speed restrictions,
and at a point that provides 4.5 metre by 90 metre visibility splays to the north and south.

4.5 The proposed development also includes a number of off-site highways works comprising;

-  Widening of the footpath along the east side of Buckenham Road 
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   eitherside of the access into the site.  
-  A new uncontrolled pedestrian crossing and traffic island to north 
   of the proposed main site access in order to assist pedestrians 
   crossing White House Lane from the site towards Attleborough Town 
   centre.   
-  Widening of White House Lane to five metres in width across the 
   frontage of the development and new two metre wide footpath along 
   the site frontage and southern side of White House Lane.    
-  The provision of a new bus stop on Buckenham Road would be secured 
   by way of a financial contribution.   

4.6  The above proposed  works and access arrangements have been amended  following
consultation with the Highways Authority, who have subsequently raised no objections to the
amended access proposals and the above series of highways works.  The proposed access
arrangements are therefore considered acceptable and would provide for safe access and
egress.  

4.7  Therefore, in accordance with the comments of the Highways Authority it is recommended
that any outline permission is subject to conditions securing the approval of detailed plans
showing the layout, construction and drainage of the access, estate roads, footpaths, cycle ways,
parking areas; the provision and retention of visibility splays along Buckenham Road; details of
access and parking during construction; and approval of foul and surface water drainage plans.
In order to ensure that the proposed off-site highways works are carried out, it is proposed that
these be secured by way of condition securing submission of a scheme for the works and their
undertaking in accordance with an agreement with the Highways Authority under Section 278 of
the Highways Act.  

4.8  With regards to traffic generation, given the number of dwellings proposed, the proposal will
inevitably result in additional vehicular  traffic  on the surrounding  highway  network and an
increase in the number of vehicles queuing at the surrounding level crossings.  Indeed the
concerns raised by surrounding residents and the Town Council with respect to existing
congestion and the implications of additional traffic on the network are noted.  

4.9 The submitted Transport Assessment has assessed the cumulative impacts of the proposed
development together with background traffic growth, along with committed development and
notes that the proposed site access, and the Buckenham Road and White House Lane junctions
would operate within capacity.  In addition a review of the Station Road junction with Connaught
Road identifies that this junction would work within capacity limits following growth of baseline
traffic levels, committed development traffic on nearby sites and the traffic associated with the
proposed  development.  

4.10 Furthermore, a review of accidents within the local area does not identify that there are any
specific issues with the arrangements of the surrounding highway network and as a result that it
is not necessary to carry out safety improvement works.  A safe routes to school assessment has
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also been undertaken and has not identified constraints or that there any improvements
necessary to provide for safe access to local schools.  

4.12 In order to reduce the level of vehicular traffic associated with the development and
encourage sustainable travel choice a Residential Travel Plan Framework has also accompanied
the application and proposes that, prior to the occupation of the subsequent development, it
incorporate a number of measures to minimise travel by private motor-vehicle.  These would
include, a Site Travel Plan Co-Ordinator; residents' travel information pack; the promotion of
public transport; a community car sharing scheme; bicycle club, promotion of a walkit website and
cyclestreets website, and personalised travel planning service provided by the travel plan
coordinator.  

4.13 These would be supplemented by the following physical measures and financial incentives
including the provision of bus shelter on Norwich Road, cycle parking within Attleborough Town
Centre and provision of one month free travel on bus and train services between Attleborough
and Norwich.  Together with the provision of a permeable layout and form provided by a network
of clear footpaths and cycle ways, along either residential streets, and through areas of public
open space within the detailed design and layout of the scheme within reserved matters
applications.

4.14 In order to ensure this framework travel plan is drawn up into a detailed Travel Plan
alongside the detailed design and layout of the site, with appropriate timescales for
implementation and monitoring regimes, a condition has been recommended requiring the
submission of a detailed Residential Travel Plan within reserved matters applications, including
timescales for its implementation and ongoing monitoring.  

4.15 Having regard to the evidence within the submitted Transport Assessment and the
comments of the Highways Authority the application is 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 Landscaping and Ecological Implications

5.1 Both Core Strategy policy CP10 and the NPPF require that development should 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 &
Rural Communities (NERC) Act, paragraph 118 of the 2012 National Planning Policy Framework
(NPPF) and policies CP06, CP08, CP10 and CP11 and of the 2012 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.  
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5.2 The site currently consists of a vacant, previously developed, industrial site which includes
some mature screen planting along the north and western boundaries.  The agricultural land that
makes up the other half of the site is largely open with limited tree cover other than at its edges
where it is bounded by hedgerows to the north, and a mix of semi-mature, and mature trees.  The
application has been supported by an Arboricultural Constraints report which identifies the
hedgerows as being important arboricultural features worthy of retention.  It is noted that these
form an important landscape feature within the surrounding area and are of ecological and
aesthetic value.  Whilst a section of the hedgerow along the northern boundary along White
House Lane would be removed to provide access to up to six dwellings along this site frontage, in
order to ensure that there is adequate replacement hedgerow and tree planting, a condition has
been recommended requiring the submission of a replacement planting scheme to this northern
boundary.   

5.4 The trees within the site are not protected by way of a Tree Preservation order or being within
a Conservation Area.  The Tree and Countryside Consultant has raised no objections to the
proposed development subject to the submission of detailed Tree Protection plans, Arboricultural
Impact Assessment and Method Statement at reserved maters stage.  

5.5 With regards to the ecological and biodiversity implications of the proposed development the
application has been accompanied by an Ecological Report and appropriate surveys.  The Report
concludes that the development would have no adverse impact on statutory or non-statutory
wildlife or conservation sites.  It concludes that the site is of low ecological value being previously
used for industrial purposes and is otherwise largely open and rough agricultural land.  It is noted
that the hedgerows bordering and within the site provide opportunities for foraging of bats as well
as nesting birds and hedgehogs.  The trees and buildings habitats were surveyed for bat activity
in 2014 which identified the site's use by brown long eared and pipistrelle bats.  As a
consequence further Bat Surveys were undertaken 2015 which identified that building B, towards
the northwest corner of the site, was used for foraging purposes by brown long eared bats and
pipistrelle bats but that it is unlikely to have been used for roosting. 

5.6 The report concludes that there would be no site constraints that would prevent the site
coming forward for development and that mitigation and enhancement measures should focus on
the provision of bird and bat boxes, providing foraging and nesting habitats, structural planting
and landscaping to encourage bat and bird activity and mitigate for any loss of foraging habitats. 

5.7 The Ecology Consultant has reviewed the submitted reports and surveys and has raised no
objections subject to the following measures being secured by Legal Agreement and or
conditions on the grant of permission.  

-  the provision of a minimum of 6 bat boxes;  
-  provision of bird boxes;  
-  sensitive planting and landscaping scheme consisting of native 
   species ;
-  infill hedgerow planting and two metre strips of amenity grassland 
   to support structural diversity of the hedgerows;
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-  detailed planting scheme to enhance the biodiversity of the 
   northeast corner of the site around the attenuation pond through 
   native aquatic and arginal species to attract invertebrates and 
   provide foraging for 
   bats.
-  Restrictions on vegetation clearance outside the bird nesting 
   season unless a survey has been undertaken by a suitably qualified 
   ecologist.
-  Sensitive lighting scheme avoiding the illumination of trees , 
   hedgerows, shrubs and scrub habitat.  

5.8 In line with these recommendations and the recommendations within the submitted Ecological
and Bat Survey Report it is recommended that the above mitigation and precautionary measures
and measures to enhance biodiversity, would be secured by way of conditions on the grant of the
outline permission.  In addition, in order to ensure the on-going management maintenance of the
open space, it's associated structural landscaping, grassland and aquatic habitats it is proposed
that the legal agreement secure approval and implementation of a detailed landscape open space
management plan.  

5.9 Therefore, subject to suitably worded conditions being applied to any outline permission,
requiring the implementation of precautionary measures for vegetation clearance works; the
submission a scheme for the provision of bird and bat boxes; the submission of a detailed
landscaping and biodiversity enhancement scheme at reserved matters stage; the submission
and approval of a detailed lighting scheme, the proposed development would not result in
significant harm to ecological and nature conservation interests and would accord with Core
Strategy Policy CP10 and the relevant requirements of the NPPF.  

5.10 In conclusion, it is considered that there are no overriding constraints to the development of
the site in terms of ecology and nature conservation interests and that, subject to the provision of
the above mitigation and enhancement measures, the proposed development has the ability to
provide a net gain in biodiversity value and as a result would accord with the objectives of the
NPPF and Core Strategy policy CP10.

6.1 Impact on the Character and Appearance of the Landscape and Surrounding Area

6.2 One of the core planning principles listed in the NPPF says 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).  

6.3 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
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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.  

6.4 The north-western most part of the site currently accommodates vacant industrial buildings
and areas of overgrown hardstanding which themselves have a negative impact on the
townscape along Buckenham Road and White House Lane.  Subject to detailed design and
landscaping at reserved matters stage, the proposal would enable their removal and replacement
with a sympathetically designed and landscaped scheme of residential properties that would
result in an improvement of the quality of this part of the townscape.  

6.5 With respect to the remaining half of the site that comprises flat open fields, the proposal
would clearly 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.    

6.6 The 'Breckland Settlement Fringe Landscape Assessment (July 2007)' identifies a clear
distinction between the landscape quality of land to the north of the A 11 and that to the south.
The Assessment concludes that sensitivity to change to the landscape around Attleborough is
judged to be 'moderate overall' which reflects the higher sensitivity of the more intact landscape
to the north of the  A11 and the lower, (moderate-low), sensitivity of the landscape inside the A11.
 It is also noted that the site is not located within an area designated to be of important landscape
character.  It is considered that, whilst the scheme would result in some localised harm due to the
loss of the present open aspect of part of the site, the proposals would not intrude to a significant
extent into open countryside given the built form immediately to the north, and west and would be
seen as a logical extension of the settlement boundary.  As a result it is not considered that there
would be significant adverse impacts on the wider landscape character of the area.  

6.7 The submitted masterplan provides an indication of the scheme that is likely to come forward
and establishes the general principles of how the site will be developed.  The residential
development is set within landscaped areas of open space in the north-eastern corner with further
landscape open space to the southern boundary to soften the transition into the open countryside
beyond.  The retention of existing hedgerows and trees along the north, south and east
boundaries would reflect the importance of the existing strong landscape structure along the field
and highway edges that bound the site which are an important feature of the site and surrounding
landscape.  In order to ensure the adequate replacement and that there is no long-term harm
caused to the rural character of White House Lane, a condition is also considered necessary
requiring detailed landscaping and planting plans showing a replacement planting scheme to the
entire northern boundary of the site along White House Lane.  

6.8 The density of the proposed development would be 36 dph which is not dissimilar to the
density seen within the late 20th century suburban housing seen on the opposite side of
Buckenham Road.  It would also reflect the site's accessible location in close proximity to
Attleborough Train Station and within walking distance to the amenities within Attleborough Town
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Centre.  In terms of scale it is noted that the adjacent built form is characterised by modest single
and two storey dwellings and given the site's location on the edge of the settlement, abutting
open countryside to the south and east, it is considered necessary to restrict the height of the
development coming forward on the perimeters of the site to two storeys in height.  

6.9 Having regard to the above, it is considered that the indicative masterplan submitted with the
application shows that, in principle, a suitable scheme can be achieved that takes account of its
context and does not result in any significant harm to the character and appearance of the
surrounding landscape and townscape.  It is concluded that, subject to the submission of detailed
plans in respect of additional and replacement planting and open landscaping, restrictions on the
scale and height, elevation treatments, design and layout, the proposed scheme is capable of
being implemented in accordance with Policies DC02 and CP11 of the Core Strategy and the
NPPF.  

7.1 Amenity Considerations

7.2 It is noted that the site sits within a mixed use area abutting the open countryside with
residential properties located to the north and west, and with commercial premises immediately to
the south and within an industrial area further to the northwest. Given the nature and
characteristics of the residential use it is considered that the proposed residential form of
development would be compatible with surrounding use.

7.3 With regards to the impact on existing residents, it is noted that the proposed development
would result in additional noise and disturbance generated by the increased traffic and activity
associated with the proposed development of up to 165 dwellings.  However, given the existing
character of the area and baseline conditions this is not considered to result in a significant
overriding harm to the amenity of neighbouring residents.  The proposed layout as indicatively
shown on the proposed masterplan would provide adequate separation distances to those facing
dwellings to the north of White House Lane and west of Buckenham Road.  

7.4 The Council's Environmental Health Officer has raised no objections to the proposed
development subject to conditions securing the submission and approval of a full construction
method statement to manage operations and activities during the construction of the proposed
development.  Subject to this condition, it is considered that the proposed development would not
result in any over-riding harm to neighbouring occupiers during construction of the development.  

7.5 The impact on the existing commercial vehicle garages and show rooms that adjoin the site to
the south and west has been taken into account with existing planting to be retained along the
boundary and internal access routes to be provided along these boundaries to provide a buffer to
the proposed residential properties.  Nevertheless, in order to ensure adequate levels of amenity
for the future occupants and ensure the adjacent commercial uses are not compromised, a
condition has been recommended in line with he recommendation of the Council's Environmental
Health Officer to secure the approval and implementation of a scheme of noise attenuation
measures.  
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7.6 Given the density, height and scale of the dwellings proposed it is considered that, in
principle, the proposals would provide for an acceptable form of residential environment and it is
noted that the provision of adequate private amenity space and levels of outlook and daylight for
each dwelling and its future occupants would be secured through the detailed design of the
proposed development within reserved matters applications and its assessment against the
above policies. Therefore, subject to the above conditions, the application accords with Core
Strategy Policy DC01.

8.1 Drainage and Flood Risk

8.2 Paragraph 103 of the NPPF stipulates that 'when determining planning applications, local
planning authorities should ensure flood risk is not increased elsewhere and only consider
development appropriate in areas at risk of flooding where, informed by a site-specific flood risk
assessment following the sequential test, and if required the Exception Test, it can be
demonstrated that:

-  within the site, the most vulnerable development is located in 
   areas of lowest flood risk unless there are overriding reasons to 
   prefer a different location; and
-  development is appropriately flood resilient and resistant, 
   including safe access and escape routes where required, and that 
   any residual risk can be safely managed, including by emergency 
   planning; and it gives priority to the use of sustainable drainage 
   systems'.

8.3 The non-statutory technical standards for SUD's dated March 2015 require that in terms of:

-  Peak flow control for greenfield developments, the peak 
   runoff rate from the development to any highway drain, sewer or 
   surface water body in the 1 in 1 year rainfall event and the 1 in 
   100 year rainfall event should never exceed the peak greenfield 
   runoff rate for the same event.
-  For previously developed sites, the peak run-off rate from the     
   development to any drain, sewer or surface water body for the 1 in 1 
   year rainfall event an the 1 in 100 year rainfall event must be as 
   close as reasonably practicable to the greenfield runoff rate from the  
   development.
-  Volume control that where reasonably practicable, for greenfield  
   development, the runoff volume from the development to any highway 
   drain, sewer or surface water body in the 1 in 100 year, six hour 
   rainfall event should never exceed the greenfield runoff volume 
   for the same event.
-  Where not reasonably practicable to constrain the volume of runoff as 
   set out above, the runoff volume must be discharged at a rate that  
   does not adversely affect flood risk.
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8.4 The application has been supported by a Flood Risk Assessment and Drainage Strategy
which identifies that the site is shown on The Environment Agency Flood Map as being within
Flood Zone 1 the lowest risk of flooding event occurring, (a 1 in 1000 year event) from fluvial tidal
and groundwater flows and sewer overflows. The site is therefore considered appropriate in
principle for a more vulnerable form of use and for residential development with regards to these
forms of flood risk. 

8.5 With regards to surface water and overland flows, the north eastern corner of the site is
identified as being at medium to high risk of surface water flooding.  In addition, whilst part of the
site already comprises hard landscaped areas, it is noted that over half the site is open farmland
and as a result of the proposed development up to 77% of the site area would become
impermeable through buildings and hard surfaces.  

8.6 Following objections raised by the Lead Local Flood Authority a Flood Risk Assessment
Addendum has been submitted. The Flood Risk Assessment Addendum notes that due to the
geology of the site being within the Lowestoft formation, this would limit the effectiveness of
infiltration methods of disposing of surface water.  Therefore, it is proposed within the preliminary
surface water drainage strategy to attenuate and manage surface water runoff from the buildings
and hard surfaced areas through the provision of on site surface water storage and drainage
systems. These include the provision of two separate drainage systems each comprising a
network of concrete box culverts with flow control chambers that would restrict discharge from
each system into the drainage ditch to the north of the site to 5 l/s. It is proposed that these two
drainage systems would be adopted by Anglian Water. 

8.7 With respect to the non statutory technical standards for sustainable drainage systems set
out above, whilst it is noted that the run off rates of 5 l/s from the greenfield part of the site would
be very slightly in excess of the existing discharge rate of 4.5 l/s in a 1 in 1 year event, it is noted
that when considering the site as a whole, the proposed drainage strategy in being designed to
restrict discharge off the entire site to 10 l/s would be substantially below the existing discharge
rate of 210.2 l/s across the whole site. With regards to the volume of run-off whilst is it is not
possible to reduce the overall run-off from the site due to the geology of the site, in accordance
with the technical standards the proposed discharge rate of 10 l/s across the entire site would be
substantially below the existing levels in all flooding events and as such it is not considered that
there would be an adverse affect on flood risk.

8.8 In reducing overall discharge rates to substantially below the existing rates across the site this
would take into account the existing capacity issues within the local ditch network to the north of
the site. In order to ensure the necessary flows within the drainage ditches running along the
northern boundary of the site, it is proposed that inspections and works to clear obstructions and
improve flows within the ditches be undertaken during the detailed design stage. It is also noted
that the proposals would accord with the hierarchy for the drainage of surface water set out in the
NPPG, which requires infiltration to be used first if possible, then discharge to a surface water
body, then to a surface water sewer or other form of drainage system if this is not feasible. 
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8.9 Foul water would be disposed of via the existing foul water connection into the existing
network which Anglian Water in pre-application discussions with the applicant have confirmed
would have adequate capacity to manage the flows from the proposed development. Maximum
flows to the existing system of have been agreed with Anglian Water to be limited to 4.34 1/s with
the remainder being temporarily stored on site for 24 hours in wet wells before being pumped via
a rising main and pumping station to the existing network.

8.10 The Flood Risk Assessment and Drainage Strategy accompanying the application has been
considered by the Environment Agency and Anglian Water. Both have confirmed that they have
no objection to the proposed development subject to conditions being attached to any permission
securing the submission and approval of schemes for the management and disposal of surface
water; and foul water from the site.  In order to ensure the future management and maintenance
of the on site surface water drainage system, a requirement within the legal agreement is
recommended to secure the submission of a scheme for its long-term management and
maintenance.

8.11 In summary it is noted that the Lead Local Flood Authority, Environment Agency and Anglian
Water have raised no objections to the proposed development, and the proposed drainage
strategy has been designed in accordance with the guidance set out in the NPPF and technical
standards for SUDS. Subject to the above conditions, the proposed development can come
forward in a sustainable manner ensuring the proposed dwellings would not be at significant risk
of flooding and without increasing the risk of flooding elsewhere, and in accordance with
paragraph 9 of the Technical Guide to the NPPF and Core Strategy Policy DC13.

9.1 Heritage and Archaeological Implications

9.2  With regard to the planning application, Section 66(1) of the Planning (Listed Building and
Conservation Areas) Act 1990 states that in considering whether to grant planning permission for
development which affects a listed building or its setting, the local planning authority shall have
special regard to the desirability of preserving the building or its setting or any features of special
architectural or historic interest which it possesses. Section 72 of the above act similarly requires
that LPA's pay special attention to the desirability of preserving or enhancing the character or
appearance of any conservation area where relevant. Furthermore, the Court of Appeal has held
that decision-makers should give considerable importance and weight to the desirability of
preserving the setting of listed buildings when carrying out the balancing exercise.

9.3  Paragraphs 132 and 133 of the NPPF identifies that when considering the impact of a
proposed development on the significance of a designated heritage asset, great weight should be
given to the asset's conservation. The more important the asset, the greater the weight should
be. Significance can be harmed or lost through alteration or destruction of the heritage asset or
development within its setting.  As heritage assets are irreplaceable, any harm or loss should
require clear and convincing justification. 

9.4  Paragraph 139 of the NPPF indicates that non-designated heritage assets of archaeological
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interest that are demonstrably of equivalent significance to scheduled monuments, should be
considered subject to the policies for designated heritage assets.

9.5  With regards to surrounding heritage assets it is noted that there are no listed buildings or
conservation areas immediately adjacent to or within the application site.  The nearest listed
building comprises Besthorpe Old Hall, a Grade  II listed building located approximately 400
metres to the east of the application site.  Whilst the proposed development would move the
urban footprint further east towards this listed building, it is noted there would still be a substantial
buffer of open agricultural land between the residential properties and the curtilage of the listed
building. In addition, given that the intervening buildings immediately around Besthorpe Hall and
planting along field and highway edges screen views of the hall from the west, it is not considered
that the proposed development would detract from important views of the listed building.
Furthermore, it is noted that when viewed from the listed building the proposed development
would be seen within the context of the  built form of Attleborough beyond and subject to
conditions would be partially screened by hedge and tree planting along the site's eastern
boundary.  

9.6  The Attleborough Conservation Area runs along Buckenham Road and is approximately 300
metres to the northwest, with the grade II listed Attleborough Train Station further north beyond
the railway.  Given the separation distance between the site and these nationally important
heritage assets; the intervening built form and that the development would not be visible from
these assets, and would not obscure important views of them, it is not considered that there
would be any significant harm caused to their setting and significance as a nationally important
heritage asset.  Therefore there are considered to be no overriding heritage constraints which
would preclude development on the site in accordance with Core Strategy Policy DC17.  

9.7  Further to consultation comments received from Norfolk Historic Environment Services
(Norfolk HES), the applicants have submitted a Geophysical Survey of the application site.  The
survey found no evidence of prehistoric, Roman or Saxon activity and identified the results of
modern agricultural and industrial activity.  As a result Norfolk HES have raised no objections to
the proposed development.  

9.8  Therefore, having regard to the above the proposed development would not cause any
significant adverse impacts on surrounding heritage assets and would accord with paragraphs
132, 133 and 139 of the NPPF and Policy DC17 of the Core Strategy.  

10.1 Impact on Availability of High Quality Agricultural Land

10.2  Paragraph 112 of the NPPF states that 'Local planning authorities should take into account
the economic and other benefits of the best and most versatile agricultural land. 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.'  
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10.3  It is noted that the proposed development would take up approximately 2.8 Ha of
agricultural land most recently been used as grazing land. The land is identified as being within
grade 3 agricultural land and is therefore of moderate to good quality agricultural land.

10.4  Whilst it is noted that part of the site would utilise agricultural land classed as good quality,
it is noted that the land is not currently in use, and sits immediately adjacent to commercial and
industrial uses and there is a large amount of similar, if not higher, quality agricultural land within
the surrounding area. Given the above, it is not considered that the proposals would result in a
significant shortfall in the availability of the high quality agricultural land in the surrounding area.

11.1 Impact on Mineral Interests

11.2  Policy CS16 of the Norfolk Minerals and Waste Core Strategy requires that in mineral
safeguarding areas, development proposals are supported by appropriate investigations to
determine whether there any mineral resources of economic value and whether they can be
extracted economically prior to the commencement of development.

11.3  The site is partly underlain with sand and gravel resources which are safeguarded under the
Norfolk Minerals and Waste Core Strategy. The results of site investigation indicate that gravel is
only sparsely found within the site with the majority of deposits being clayey sand.  The Mineral
Planning Authority has subsequently  raised no objections to the proposed development, and
therefore it is considered that the proposed development would not in principle sterilise an
important and economically valuable mineral resource, in accordance with Policy CS16 of the
Norfolk Minerals and Waste Core Strategy.  

11.4  The Minerals Authority do also highlight the importance of re-using materials excavated
from groundworks on site, and the subsequent benefits to improving the sustainability of the
proposed development.  Given the proposed excavation works required to provide the water
detention ponds and in line with this, a requirement to provide a materials method statement
within the construction management plan has been recommended.  

12.1 Land Contamination and Site Conditions

12.2 Paragraph 121 of the NPPF indicates that planning policies and decisions should ensure
that:
-  the site is suitable for its new use taking account of ground 
   conditions and land instability, including from natural hazards or 
   former activities such as mining, pollution arising from previous uses 
   and any proposals for mitigation including land remediation or impacts 
   on the natural environment arising from that remediation
-  after remediation, as a minimum, land should not be capable of being 
   determined as contaminated land under Part llA of the Environmental 
   Protection Act 1990; and
-  adequate site investigation information, prepared by a competent 
   person, is presented.
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12.3  The application has been supported by a Geo-Environmental Report which has undertaken
initial desk based and site sampling and geotechnical testing of the site to provide a preliminary
risk assessment.  This identifies potential sources of contamination relating to the previous use of
the site and concludes that the risk to controlled waters, buildings and structures from
contaminated material would be low with a low to medium risk to human health, and a low risk to
human health from potential ground gas.  

12.4  The Council's Contaminated Land Officer is satisfied that any contamination and ground
condition issues which may exist on the site can be adequately identified and addressed by the
imposition of a condition requiring the submission and approval of further detailed site
investigations and sampling and where necessary the implementation of any appropriate
remediation measures required before development takes place.   It is also noted that the
Environment Agency do not consider the presence of a principal aquifer under the site to be of
high risk.  

12.5  Therefore, subject to a condition securing the submission and approval of an intrusive site
investigation report and risk assessment, and the approval and subsequent implementation of a
scheme of remediation works and enabling ground works, it is considered that the proposed site
would be suitable for the proposed residential development and the guidance contained within the
NPPF would be met.  

13.1 Affordable Housing, Viability & Deliverability

13.2  Core Strategy Policy DC04 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 five or more dwellings; or comprises an area of 0.17 ha or more.  

13.3  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 have submitted a Viability Appraisal which
concludes that, taking into account the site constraints, costs of demolishing existing buildings
and remediating the site and significant S106 obligations totalling £1,122,441, the delivery of 40%
affordable housing would render the scheme unviable. On this basis the application does not
accord with the requirements of Core Strategy Policy DC04.   

13.4  However, the Viability Appraisal has been independently reviewed by the District Valuer and
following discussions they agree that a scheme delivering 25% affordable housing, which results
in a developer's blended profit of 17.5% and is considered to be viable.  The applicants have
agreed to provide 25% affordable housing and are willing to enter into a S106 legal agreement to
secure its provision. 



BRECKLAND COUNCIL - PLANNING COMMITTEE - 25-04-2016

DC131_new

13.5  It is noted that paragraph 205 of the NPPF requires that local planning authorities should
take account of changes in market conditions over time and wherever appropriate, be sufficiently
flexible to prevent planned development being stalled.  The NPPG also highlights, with respect to
bringing back into use brownfield sites such as this, that LPA's should take a flexible approach in
seeking planning obligations to ensure that the combined impact does not make a site unviable.  

13.6  Footnote 11 to paragraph 47 of the NPPF 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.  Whilst the application is considered to accord with this aspect
of the NPPF, Members will need to take a view as to whether or not a reduction in the level of
affordable housing on site is acceptable, having regard to the acknowledged lack of housing land
supply.  

14.1 Infrastructure and Planning Obligations

14.2 Any permission granted would be subject to a Section 106 agreement. This would require
the following obligations:  

Education contribution of £1,055,505 to be put towards the following projects:
-  Attleborough Infant School: £234,300 - Project A to provide for 
   internal improvement to increase the capacity of the school.
-  Attleborough Junior School: £267, 135 Project A to provide internal 
   improvements to increase the capacity of the school.
   Attleborough High School: £554,070 Project A to provide for a new  
   classroom at the school.  

Library contribution - A development of 165 dwellings would place increased pressure on the
existing library service particularly in relation to library stock, such as books and information
technology. Therefore a contribution of £60 per dwelling, (up to £9,900 for 165 dwellings), would
be sought for use towards ICT equipment at Attleborough Library.  

Healthcare contribution of £54,600 to mitigate for the increased demand for healthcare services
in the local area generated by the proposed development, to be put towards the following
projects:

-  Increased capacity at Queens Square Surgery, Queens Square 
   Attleborough 
-  Increased capacity at Station Road Surgery, Station Road, Attleborough 

Provision of 25% affordable dwellings, with clawback provision following future submission of a
viability appraisal.  

A financial contribution of up to £127,040 towards the provision of outdoor sport facilities and
equipment in the local area. Such a financial contribution would be necessary to accord with
policy DC11 of the Core Strategy and paragraph 70 of the NPPF, in order to mitigate for the need
for outdoor sport provision generated by the proposed development of up to 165 dwellings, and
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that this need cannot be provided either on site or elsewhere given the existing deficit of access
to outdoor sport space within Attleborough identified within the Open Space Assessment 2015.  

A Scheme for the design, implementation and management of the Landscape Open Space and
Green Infrastructure on the site, including the provision of a Locally Equipped Are of Play (LEAP),
and management and maintenance of the Sustainable Urban Drainage Systems to be provided
on site.  

A financial contribution towards the provision of 3 fire hydrants on site of £2,436.

A financial contribution of £15,000 towards the provision of a bus shelter on Norwich Road,
Attleborough.

A financial contribution of £3,000 towards the provision of 10 cycle stands within Attleborough.

15.1 Other Material Considerations

15.2  The comments raised by both Attleborough Town Council and local residents have been
taken into account in the consideration of the application where applicable.  With regards to the
implications on community infrastructure it is noted that appropriate mitigation to address the
needs of the proposed development would be secured by way of a Section 106 Agreement.  With
regards to highways infrastructure, it is noted the impacts on the surrounding highway network
have been assessed through a Transport Assessment and have been independently reviewed by
the Highways Authority who have raised no objections to the proposed development subject to
conditions.  

15.3  The comments from Network Rail regarding the potential adverse implications on the level
crossings in the vicinity of the application site are noted. It is noted that the proposed
development would lead to additional trips being made across the railway line at the two crossing
points given the need to access Attleborough Town Centre and the A11 both located beyond the
railway to the north.  In response to this the applicant has submitted additional information
regarding the likely level of trips generated by the proposed development across the railway line
at Attleborough Station crossing and Spronces level crossing.  Having reviewed this information,
Network Rail have removed their objection to the proposed development.  In this instance, it is
noted that, given the location of the key facilities, and strategic highway network and public
transport connections, the vast majority of trips generated by the development would be made
along Buckenham Road and Station Road using the level crossing adjacent to Attleborough Train
Station which Network Rail identify has benefited from improvements and has one of the safest
types of level crossing.  Furthermore, from the additional evidence submitted it is noted that the
safety measures already in place at this level crossing would meet the Office of Rail Regulation
standards for a crossing subject to the forecasted levels of movements resulting from the
proposed development.  

15.4  A Neighbourhood Plan is currently being prepared for Attleborough and therefore is a
material consideration.  However it remains only at a very early stage in its process of evolution.
The Plan has not advanced to formal public consultation and therefore carries with it extremely
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limited statutory weight.  

16.1 Conclusion

16.2  It is accepted that there is not a five year supply of sites within Breckland District.  The
National Planning Policy Framework (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. 

16.3 The benefits of the development can be summarised as follows:
-  it is acknowledged that the proposal will provide a significant number 
   of new dwellings that will contribute substantially towards the 
   Council's five-year housing land supply.  
-  Subject to viability, 25% of the dwellings would be affordable.
-  The regeneration of and improvements to the character and appearance  
   of a vacant and disused brownfield site.
-  Initial job creation during construction phase.
-  Increased expenditure within the local economy from the new 
   households.
-  Additional employment opportunities generated by supply chain  
   and  multiplier  effects of increased spending and need for local 
   services.
-  Increase in Council Tax receipts
-  Net gain in biodiversity value (subject to conditions and detailed 
   design).

16.4  However,  balanced  against  this  are  the  following  adverse  impacts  and  material
considerations; 

-  The impact on the local landscape as a result of the loss of the 
   existing open field at the site.  
-  The additional traffic on the local highway network.
-  The additional levels of noise and disturbance created by the activity 
   associated with the proposed  development.  

16.5  With regards to the above, the site is considered to be located in a sustainable location,
within walking distance of schools, public transport facilities and a wide range of local services
providing for daily needs.  The pedestrian, cycle and vehicular traffic likely to arise from the
scheme can be accommodated on the local highway network and it is not considered would
cause any significant adverse impact on the function and safety of the surrounding highway
network.  

16.6  There will be an inevitable change to the rural setting of this part of Attleborough due to the
loss of the open fields that make up part of the site.  However, the site is not within an area of
recognised landscape quality and comprises a substantial vacant site that itself has an adverse



BRECKLAND COUNCIL - PLANNING COMMITTEE - 25-04-2016

DC131_new

impact on the appearance of the surrounding area.  The proposed development would be seen
within the context of the adjacent built form to the north and west.  In addition, subject to
conditions securing the retention of the hedgerows along the north, south and western
boundaries together with replacement and additional tree planting along the north and eastern
boundaries the proposal would retain existing important landscape features and be screened
from the open countryside to the south and east and as such would not intrude to a significant
extent into open countryside.  Furthermore, subject to conditions, the proposed development
would not result in any significant overriding harm to residential amenity and the environmental
quality of the surrounding area.  In addition, subject to conditions securing the provision of
replacement tree and hedgerow planting along the northern boundary, and additional planting
along the eastern boundary there would be no overriding harm caused to the character and
appearance of the surrounding landscape.  

16.7  For the reasons set out in this report, and summarised above, it is concluded that the site is
in a sustainable location for housing development and that the benefits of the scheme, taking into
account the development plan and the policies of the NPPF as a whole, would significantly and
demonstrably outweigh any identified harm and there are no material considerations of sufficient
weight to justify refusing planning permission.  

17.1 RECOMMENDATION

17.2  The application is recommended for approval, subject to conditions, the completion of a
S106 legal agreement, a section 278 agreement to cover the off-site highway works, and subject
to the review of the District Valuer and comments received from the Lead Local Flood Authority
and information with respect to trip numbers across the level crossings to the north.

17.3  Delegated authority is requested for the application to be refused by the Council's Planning
manager if the legal formalities in respect of the Section 106 are not completed within three
months of any resolution to approve by members or that the Planning Manager has the authority
to agree another more appropriate time scale for the completion of any such agreement.

RECOMMENDATlON         Outline Planning Permission

CONDITIONS

3005 Outline Time Limit (3 years) 
3058 Standard Outline Condition 
3047 In accordance with submitted 
3920 Site Investigation
3920  Details of slab levels
3920  Foul and Surface water drianage scheme
3920  Constrution and demolition method statement
3920 SHC01 - Detailed plans of roads, footways, cycleways, 
3920 SHC02 - Accordance w2ith Highway specifications 
3920 SHC03A - Surfacing
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Outline Planning Permission

3005
3058
3047
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920

Outline Time Limit (2 years)
Standard Outline Condition
In accordance with submitted
Site Investigation
Details of slab levels
Foul and Surface water drianage scheme
Constrution and demolition method statement
SHC01 - Detailed plans of roads, footways, cycleways,
SHC02  - Accordance with Highway specifications
SHC03A - Surfacing
SHC19 - Visibility splays
SHC 39 - Scheme for Off site highways works
CEMP - Construction Ecology mitigation measures
Scheme for bird and bat boxes on site
No vegetation clearance in bird nesting season
Detailed landscaping and planting scheme with REM

 RECOMMENDATION

 CONDITIONS

3920  SHC19 - Visibility splays
3920  SHC 39 - Scheme for Off site highways works
3920  CEMP - Construction Ecology mitigation measures
3920  Scheme for bird and bat boxes on site
3920  No vegetation clearance in bird nesting season
3920  Detailed landscaping and planting scheme with REM
3920 Arboricultural Impact, Method Statement and Protection Plan
3920 Lighting scheme prior to occupation
3920 Noise attenuation scheme
3920 Materials and Waste Management Plan
3920 Design and access statement with REM
3920 Details of footpath/cycle way emergency access with REM
3920 Detailed Residential Travel Plan with REM
3920 Scheme for 10% of energy from renewable sources
3920 Dwellings on perimeter restricted to max 2 storey in height
3988 NOTE: Submitted details indicative only
3992 Non-standard note re: S106
3972 NOTE: Bats and Owls
3970 NOTE: S106 agreement re drainage works
3960 NOTE: E.A notes attached
3994 Contaminated Land
3989 Hedgerow Regulation
3962 National grid Notes attached
3994 Highway note  
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3920
3920
3920
3920
3920
3920
3920
3920
3920
3988
3992
3972
3970
3960
3994
3989
3962
3994
3940

Arboricultural Impact, Method Statement and Protection Plan
Lighting scheme prior to occupation
Noise attenuation scheme
Materials and Waste Management Plan
Design and access statement with REM
Details of footpath/cycle way emergency access with REM
Detailed Residential Travel Plan with REM
Scheme for 10% of energy from renewable sources
Dwellings on perimeter restricted to max 2 storey in height
NOTE:  Submitted details indicative only
Non-standard note re: S106
NOTE:  Bats and Owls
NOTE:  S106 agreement re drainage works
NOTE:  E.A notes attached
Contaminated Land
Hedgerow Regulation
National grid Notes attached
Highway note
Retention of trees and hedgerows along perimeter of site
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4

GUIST
Bridge Road

Mr Lester Palmer
26 Batterby Green Hempton

Mr Jerry Stone
21  Sea View Rise Hopton on Sea

Development of eight bungalows one two storey detached dwelling and two
block of three terraces

Full

3PL/2015/1432/F

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : REFUSAL 

Sustainable development
Impact on the character and appearance of the area
Access and highway impact
Impact on amenity
Affordable housing
Drainage and flood risk
Ecology

 KEY ISSUES

The application seeks full planning permission for residential development on land the west of
Bridge Road in Guist.  The application proposes eight two bedroom bungalows, one detached
four bedroom house, and two blocks of three two bedroom terrace houses.

Materials proposed for the bungalows include wood cladding, part sedum and part zinc roof, and
aluminium windows.  Traditional brick and pantile roofs are proposed for the terraced properties.  

The eight bungalows and detached dwelling would be set about a circular cul de sac, and the two
terraces set further to the south fronting Bridge Road.

The application proposes four affordable dwelling units which would comprise four of the six
terrace houses.

One vehicular access point to serve the development is proposed directly via Bridge Road, with

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Jemima Dean

The application has been called in to planning committee.

 REASON FOR COMMITTEE CONSIDERATION
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the existing access via Sennowe Road to be closed.  The access would lead to the cul de sac and
to the parking / turning area to the rear of the terraces.

The application site comprises an arable field approximately 0.9 hectares to the west of Bridge
Road in Guist.  The site has a gentle fall to the south. 

The eastern boundary comprises mature native hedgerow which runs alongside Bridge Lane.
Beyond the south and western boundary is further pasture land.  To the north of the site is
Sennowe Road and the junction where Sennowe Road meets Bridge Road.  The boundary in this
location comprises established native hedging.  

The site is located to the south west of the Guist, a small rather dispersed parish, a fact
recognised by there being four separated settlement boundaries forming its settlement.

On the opposite side of the Bridge Road is a group of nine pairs of semi-detached dwellings.
These include single and two storey properties and comprises one of the four settlement groups
within the village.

Other than residential surrounding land use is largely made up of arable farmland, pasture and
woodland with the Wensum River SSSI and SAC to the south.

Access to the site is currently gained directly via Sennowe Road to the north.

The submitted design and access statement discusses the provision of a community orchard to
the south of the site; however this does not fall with the application site and does not form part of
the planning application.

 SITE AND LOCATION

No relevant site history

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

SS1
CP.01
CP.10
CP.11
CP.14

Spatial Strategy
Housing
Natural Environment
Protection and Enhancement of the Landscape
Sustainable Rural Communities

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
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ENVIRONMENTAL HEALTH OFFICERS    
No objection subject to condition.

 CONSULTATIONS

GUIST PARISH COUNCIL

At a recent meeting of Guist Parish Council discussed the Planning application for the proposed
development.  The Parish Council has no objections but would like to request that a Play area be
built.  

NATURAL ENGLAND  

No objection.  

NORFOLK WILDLIFE TRUST  

We support the view of the Breckland Biodiversity Consultant.  

CRIME REDUCTION AND ARCHITECTURAL LIAISON OFFICER  

I feel that I still have to object to this application.  The reasons for this is that the lack of
surveillance has not been addressed and the rear access footpath has been moved to the
western boundary of the development which still makes three units vulnerable as described in my
previous comments. Also there are now three ways into the development making it even more
leaky.  The National Planning Policy Framework requires that: Planning policies and decisions
should aim to ensure that developments: create safe and accessible environments where crime
and disorder, and the fear of crime, do not undermine quality of life or community cohesion.  

DC.01
DC.02
DC.04
DC.11
DC.12
DC.13
DC.16
DC.18
NPPF
NPPG

Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Open Space
Trees and Landscape
Flood Risk
Design
Community facilities, recreation and leisure
National Planning Policy Framework
National Planning Practice Guidance

Not Applicable

 CIL / OBLIGATIONS
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NORFOLK COUNTY COUNCIL HIGHWAYS  

The site is served by Bridge Road (B1110) and lies within a 30mph speed limit.  I note from
Drawing 1579-005 that the site is to be served by a single point of access with 2.4m x 59m
visibility to either side.  The applicant's agent advises that the existing hedge will be reduced to
1m within this area.  
The access seems excessively wide and I am assuming that this is to allow separate pedestrian
refuge but this is not clear.  It should be made clear that the proposed access has not been
designed to an adoptable standard and if permission were to be granted I would require a Section
106 Agreement to be completed to ensure the road was privately maintained and not offered for
adoption in the future.  
No footway is shown along the site frontage but since the development is now to be served by a
single point of access, provided a footway is included around the radius with a corresponding
dropped kerb crossing on either side of Bridge Road, I consider a footway along the entire site
frontage would not be necessary.  
However, the site is located in a village with a shop but with no other services or amenities.  It is
therefore considered that the development would principally be car dependant.  The inclusion of
electric car charging points does not overcome the highway objection to the proposal since there
is no guarantee the occupants would either own or desire an electric car.  The Highway Authority
object to the proposal.  

FLOOD AND WATER MANAGEMENT TEAM

Officers have screened this application and it falls below our current threshold for providing
detailed comment.  This is because the proposal is for less than 250 dwellings or five ha in size
and is not within a surface water flow path as defined by Environment Agency mapping. Standard
advice provided.  

TREE AND COUNTRYSIDE CONSULTANT  

It would appear that in order to achieve suitable visibility splays it will be necessary to remove a
large section of hedgerow.  Can this be confirmed? If this is the case it will be necessary to
establish if the hedgerow would be classified as "important" under the hedgerow regulations.
Please request hedgerow survey.  

HOUSING ENABLING OFFICER

I have looked at the above application and can confirm that the site area and number of dwellings
proposed trigger the thresholds of the Council's affordable housing policy as per DC04 of the
Council's Adopted Core Strategy and Development Control Policies Development Plan
Document.  A S106 Agreement will be required to secure the affordable housing contribution.  

ECOLOGY AND BIODIVERSITY CONSULTANTS



BRECKLAND COUNCIL - PLANNING COMMITTEE - 25-04-2016

DC131_new

Eleven representations have been received in response to the application.

Concerns relate to: sites location beyond the settlement boundary; noise and disturbance; impact
on protected site and protected species; run off pollution and light pollution; out of character with
locality; loss of hedgerow; road safety; no facilities / services in Guist; no pavement; no
streetlights; limited bus service; sewage problem.

 REPRESENTATIONS

1.0 Sustainable Development

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

1.2  The site is located outside the settlement boundary of Guist in an area of open countryside,
(as defined by policies SS1, DC02, CP01, and CP14 of the Core Strategy and Development
Control Policies Development Plan Document 2009), where development is heavily 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 DC05.  

1.3  The proposal should therefore be refused unless there are material considerations that
dictate otherwise.  The lack of a  five year housing supply within Breckland district carries
significant weight in the consideration of the application.  

1.4  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, the relevant local policies

 ASSESSMENT NOTES

It is considered that the Ecological Report, (Wild Frontier Ecology, 2016), sufficiently addresses
any potential ecological issues.  We have no further concerns in relation to ecology, provided that
the mitigation measures set out in the report are adhered to throughout the development.
Conditions recommended.  

RAMBLERS

We note that Guist RB5 runs along part of the north west boundary to the site.  We would request
that this restricted byway is kept open throughout any works and any damage to it is repaired
without delay.  

CONTAMINATED LAND

No objection subject to conditions.  
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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.  

1.5  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.  

1.6  The social role of sustainable development seeks to ensure, amongst other matters, the
creation of a high quality built environment with accessible local services.  Guist is classified as a
rural settlement.  In terms of facilities Guist has a local village shop with post office, which is
located approximately 500m from the application site.    

1.7  North Elmham, approximately 4.5km to the south of the site is the nearest service centre
village, where services and facilities exist to meet the day to day requirement of the existing
residents.  The proposed development would be approximately 8.5km from the town of
Fakenham, defined as a 'principal settlement' in the North Norfolk Core Strategy 2008.    

1.8  Although Guist is provided with a half hourly bus service, (Number X29), it runs during
daytime only (Norwich - Fakenham), a bus service to Dereham, (Number 18), operates only on
Friday where it offers one return trip to Guist (Dereham - Guist - Foulsham - Bawdeswell -
Dereham).  The application site is approximately 500m from bus stops that provide the Norwich to
Fakenham service.  Bus stops that serve Dereham are opposite the site.  

1.9  The bus services from Guist is limited, providing a daytime only service.  Consequently public
transport is not considered to provide a satisfactory alternative to travelling by private car to
access employment, education and other services needed on a daily basis.  For these reasons
future occupants of the dwellings would rely on the use of the private car to gain access to local
facilities.  

1.10  This would not accord with the core planning principle in paragraph 17 of the National
Planning Policy Framework which is to actively manage patterns of growth to make the fullest
possible use of public transport, walking and cycling.  The proposal would also not accord with
paragraph 34 of the Framework in terms of ensuring the need to travel will be minimised and the
use of sustainable transport modes will be maximised.     

1.11  Paragraph 55 of the NPPF states housing should be located where it will enhance and
maintain the vitality of existing rural communities and help sustain facilities in the surrounding
settlements.  The site is remote from local services and facilities, other than a post office and
shop and would present itself as isolated when considered in this context.  Guist is a small rural
village and development in the area is rather sporadic.  Although located opposite one of the four
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separate boundaries of Guist the site is detached from the main body of the village and its
development for residential would result in an isolated group of dwellings in the countryside.  The
NPPF states that local planning authorities should avoid new isolated homes in the countryside.  

1.12  Whilst it is acknowledged that the proposal would make a positive, if modest, contribution to
reducing the deficit of housing land, this benefit would be demonstrably outweighed by the harm
caused as set out above.  

1.13  Members may be aware of recently approved applications for residential development in
Guist.  It should be made clear that these approvals were for single dwellings on garden land very
close to the centre of the village, within the settlement boundary or next to it, and further relating
and fitting in well with the existing layout and pattern of development.   

 
2.0 Impact on the Character and Appearance of the Area

2.1  Policy CP11 of the Breckland Council Core Strategy and Development Control policies 2009
could be considered as a policy toward housing supply and therefore less weight is applied to it.
The policy states that the landscape of the District will be protected for the sake of its own
intrinsic beauty and its benefit to the rural character and in the interests of biodiversity,
geodiversity and historic conservation.  In addition new development should embrace
opportunities to enhance the character and appearance of an area.  The policy also makes
reference to the Council's Landscape Character Assessment, (LCA).  These aims are reiterated
in paragraph 17 of the National Planning Policy Framework, (the Framework).

2.2  The proposal would represent a significant change in the nature and appearance of the land
to which the application relates and the assessment to be made is whether the impact on the land
would be significantly harmful to the local area.  The site comprises a small arable field, is
bordered by open land to the south and to the west.  There is existing built form on the opposite
side of Bridge Road which comprises a mix of single and two storey semi-detached dwellings
fronting the highway network.  There is a distinctive feeling of space which exists in the vicinity of
the application site, and the open land to which the application relates adds to this.   

2.3  In visual terms it is evident that the proposed dwellings would result in development of an
area where residential development is limited.  The proposal would introduce fifteen dwellings to
the west of the Bridge Road, where currently no residential properties exist, causing significant
harm to the rural character and appearance of the area.   Whilst the proposal would be located
opposite a row of nine semi-detached properties the site falls beyond the settlement boundary
and would comprise an isolated development with respect to the existing development pattern.  

2.4  Development within the village comprises linear, largely road frontage development typically
on one side of the highway.  The proposed layout comprising a cul-de-sac with the terraces to the
south does not fit in well with the existing character of the area, and neither do the proposed
design and materials fit in with the existing vernacular.  The proposed development of the site for
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fifteen dwellings in the small rural village would result in development out of scale with the
existing surroundings.  For this reason the proposal would adversely affect the local character
and appearance of the area and the quality of the landscape.  

2.5  The large part of the site lies within the River Wensum and Tud Tributary Farmland as
designated within the LCA.  Areas of grazing pasture and small scale vernacular settlements are
fundamental to the character of the landscape, development considerations are to ensure that
any new development reflects the existing material and stylistic vernacular and that settlements'
individual and separate identities are preserved.  In the case of the application site, its
contribution to the landscape means that the proposal would harm the integrity of the LCA.

2.6  The introduction of the cul de sac layout and residential development on both sides of the
highway is not in keeping with the rest of the village and neither reflects its vernacular.  The
application proposes 1.8m fencing with green trellis along the top along Bridge Road to the rear
of the proposed bungalows, which is not a feature that currently exists in the area and would
appear out of place.  Further to this proposed materials which include wood cladding, sedum roof,
and aluminium do not reflect existing materials and styles in Guist.  The consolidation of built
form, impact on views of grazing pasture, resulting from the proposal would harm the character of
the area and impact on the existing character and small scale vernacular settlement of Guist.   

2.7  Given all of the above, it is considered that the proposal would result in an incursion of
development into the countryside, which would significantly change its rural character and
appearance and which would also be materially detrimental to the character and appearance of
the wider area.  The scheme performs poorly in respect of the environmental dimension of
sustainable development.  

3.0 Access and Highway Impact

3.1  The site is served by Bridge Road (B1110) and lies within a 30mph speed limit.  In an effort
to address highway concerns a revised plan was submitted showing the site served by a single
point of access directly via Bridge Road.  

3.2  It is noted by the Highway Authority that the access seems excessively wide and it is
assumed this is to allow pedestrian refuge, although it is not made clear.  The proposed access
has not been designed to an adoptable standard and if permission were to be granted the
Highway Authority would require a Section 106 Agreement to be completed to ensure the road
was privately maintained and not offered for adoption in the future.  The inclusion of electric
charging points was also shown on the revised plan.  

3.3  The Highway Authority considers the development would principally be car dependant, since
public transport serving Guist is not considered to provide a satisfactory alternative to travelling
by private car to access employment, education and other services needed on a daily basis.  
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3.4  A development of fifteen dwellings would be expected to generate a total of 90 vehicular
movements a day.  Given the limited services and employment opportunities on offer in Guist
there would not appear to be any reason to expect trip rates to fall below this.  

3.5 The NPPF supports the need for safe and sustainable access for all people and also
encourages the importance of being able to make every day journeys without reliance on a motor
car.  

3.6  In light of the site's rural location, lack of local amenities and lack of regular alternative
access modes to all nearby centres of population, it is concluded that the proposal would be
principally car dependant and therefore would conflict with the aims of sustainable development
as represented in the NPPF and also local Policy 5 of Connecting Norfolk ¿ Norfolk¿s Transport
Plan for 2026.  

3.7  The inclusion of electric car charging points does not overcome the highway objection to the
proposal since there is no guarantee the occupants would either own or desire an electric car.  

3.8  It is recommend by the Highway Authority that permission be refused.  

4.0 Impact on Amenity

4.1  The proposal seeks planning permission for fifteen dwellings on a parcel of land with no
residential development surrounding it other than to the opposite side of Bridge Road.  The
development proposes a mix of single and two storey dwellings.  The nature of the development
and separation distances to neighbouring dwellings ensures there will be no unacceptable
overlooking, overshadowing, loss of light or privacy impacts, compliant with Policy DC01. 

5.0 Affordable Housing

5.1  Breckland's adopted policy DC04 requires 40% affordable housing on sites of 0.17ha or
more.  The application proposes four out of the fifteen dwellings to be affordable.  This would
equate to 27% which is below the required provision.  A viability assessment has been submitted
and is currently being assessed.  The outcome of this assessment will be reported verbally at the
meeting.  Affordable housing would be secured through a S106 Agreement.  

6.0 Drainage and Flood Risk

6.1  The site falls within Flood Zone 1.  A flood risk assessment and surface water drainage
strategy has been submitted as part of the application which investigated the possibility of
groundwater flooding and flooding from other sources at the site.  The assessment concludes
that there is a moderate risk of groundwater flooding and this would be mitigated by raising the
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Refusal of Planning Permission RECOMMENDATION

 REASON(S) FOR REFUSAL

proposed dwellings by 150mm and adopting a design strategy based on the use of impermeable
strategy materials/composite construction that will minimise the ingress of water into a property.
Surface and foul water drainage could be dealt with by condition should members be minded to
approved the application.  

7.0 Ecology 

7.1  The site lies approximately 150 metres from the River Wensum Special Area of Conservation
(SAC) and Site of Special Scientific Interest, (SSSI).  It is considered that the Ecological Report
(Wild Frontier Ecology, 2016) sufficiently addresses any potential ecological issues.  The
Council's Ecologists have no further concerns in relation to ecology, provided that the mitigation
measures set out in the report are adhered to throughout the development.  This would be
secured by condition in the event of an approval.  

8.0 Conclusion

8.1  The shortfall in the Council's five year housing land supply is relevant in assessing the
application as Paragraph 49 of the Framework states that policies for the supply of housing
should not be considered up to date if the local planning authority cannot demonstrate a five year
supply of deliverable housing sites.  The Planning Practice Guidance also advises against a
blanket approach to restricting housing outside settlement boundaries.  The restrictive approach
to development outside settlement boundaries contained in policy CP14 of the DPD is not entirely
consistent with the NPPF and in any event is out-of-date by virtue of the current housing land
supply shortfall.   

8.2  However, the isolated nature of the site and the inaccessibility of the proposal to local shops
and facilities by means other than the car along with the unacceptability of the proposal in terms
character and appearance would render the development unsustainable and this would not
accord with the social or environmental dimensions to sustainable development as set out in
paragraph 7 of the Framework.  

8.3  The harm in terms of sustainability would be significant and demonstrable and this would
outweigh any benefit from the provision of the proposed dwellings.  

8.4  In conclusion, the proposal is considered to be unacceptable and is therefore recommended
for refusal for reasons relating to its unsustainable location and harmful impact on the character
and appearance of the local area.  
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5

SWANTON MORLEY
Land off
Elsing Road

The Exors of Miss E M Hilton
c/o Agent 

Icon Consulting
Hethel Engineering Centre Chapman Way

Residential development (two dwellings)  

Outline

3PL/2015/1456/O

N

Adjacent Grade 2

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle of development.  
Impact on character and appearance.  
Highway safety.  
Impact upon residential amenity.  
Impact on trees.

 KEY ISSUES

This application seeks outline planning permission for the construction of two detached two-storey
dwellings with all matters reserved apart from means of access.  

Whilst matters relating to appearance, landscaping, layout and scale have been reserved for
future consideration, an indicative site layout plan has been submitted which provides for two
detached dwellings with a shared access arrangement.

The application site lies at the northern end of the Swanton Morley, and is situated outside but
adjacent to the designated Settlement Boundary.    The site itself is an agricultural field used for
grazing.  The site sits on a slope, with the higher elevation to the east and slopes gently to the
west.    

There is existing residential development directly to the east with further residential development
located to the west.  Directly south is Elsing Road with residential sited adjacent to the road on

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: James Tipping

This application is referred to the Planning Committee as it is outside the Settlement Boundary.

 REASON FOR COMMITTEE CONSIDERATION
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the southern side.  The public house and local shop are located approximately 50 metres on the
southern side of Elsing Road to the south west.  The site is bounded to the north by open grazing
land, with the wider countryside beyond that.  

3PL/2015/1219/O - proposed residential development for four dwellings - withdrawn dated
December 2015.

 RELEVANT SITE HISTORY

With particular regard to paras 7, 49 & 55.

 POLICY CONSIDERATIONS

 CONSULTATIONS

Norfolk County Council Highways  

Whilst maintaining concerns I consider that given the amount of traffic which currently uses the
junction, together with the proximity of services and amenities which could reduce car use, I
would have difficulty in substantiating a highway objection to the proposal if this were the only
reason for a highway refusal.  

CP.01
CP.05
CP.10
CP.11
CP.14
DC.01
DC.02
DC.12
DC.16
DC.19
NPPF
NPPG

Housing
Developer Obligations
Natural Environment
Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Trees and Landscape
Design
Parking Provision
National Planning Policy Framework
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.

 EIA REQUIRED

Not Applicable.

 CIL / OBLIGATIONS
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I would, however, wish it to be clear that the footway improvement and minor road widening only
provide direct mitigation for the two dwellings which form part of this proposal and that this
Authority would resist any further development in this location.  

On that basis, if your Authority is minded to grant approval, please ensure the following conditions
are imposed:-  
SHC 05  - oultine highways condition
SHC 39A - off-site highway improvements - A
SHC 39B - off-site highway improvements - B 

Historic Buildings Consultant

Whilst I have no objection to the proposal in terms of principle, I would recommend that the
design is amended slightly to reflect the contextual predominance of full gables and red brick
walling.  Given the site location, I would also recommend that the roof tiles are in a non patinated
natural clay and that the brick facings and associated detailing are also complementary to the
locality, (suggest Waveney Red or Bovingdon).   

Contaminated Land Officer

No objection subject to condition, (unexpected contamination).  

Swanton Morley Parish Council

Please see attached letter regarding the objection from Swanton Morley Parish Council.  We
would like to thank Breckland Council for sending us the recent Local Plan consultation, wherein
this area of land is deemed by Breckland Council as 'undevelopable'.  Please ensure that this
recent SHLAA information is taken into account in any decision.  Should planning permission be
granted Breckland Council should be prepared to justify the significance of its own Site
Assessments, which would in turn cause its own current Local Plan consultation to be
questioned.  

The Parish council's letter of objection is summarised as follows:  

-  it is outside the development boundary,
-  it is detriment to the environmental sustainability of the village and 
   of no benefit to economic and social sustainability,
-  the highway infrastructure around Elsing Road/Town Street junction is 
   not suited to having a junction to a residential development so close 
   to it (as evidenced by Breckland District Council),
-  the type of housing is not appropriate as evidenced in our Housing 
   Needs Survey (conducted by Breckland District Council),
-  Breckland District Council has deemed the land as 
   'undevelopable/unreasonable alternative',
-  Breckland District Council has raised concerns over landscape 
   sensitivity and the Parish Council echoes this with the addition of 
   detraction from the Wensum way, and
-  it will detriment to the historical sustainable assets of the village.
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There has been one local representation to the current application, the contents of which is
summarised as follows:
-  Impact negatively on outlook of neighbouring dwelling,
-  Increase in surface water runoff leading to flooding issues,
-  Negative impact on 'historical charm' of village.

 REPRESENTATIONS

1.0 This application is referred to the Planning Committee as it is contrary to Policies DC02 and
CP14 of the Breckland Core Strategy 2009.  

2.0 Principle of development

2.1  The application seeks outline consent for the construction of two detached dwellings on land
outside of the defined Swanton Morley Settlement Boundary.  For this reason the proposal
conflicts in principle with Policies DC02 and CP14 of the Core Strategy and Development Control
Policies Development Plan Document, (2009), which seek to focus new housing 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,
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.  This is therefore a material consideration in
assessing the planning merits of this proposal.  

2.2  As per paragraph 7 of the NPPF, there are three dimensions to sustainable development:
economic, social and environmental.  The NPPF states that these roles should not be undertaken
in isolation, because they are mutually dependent.    

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 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  The social role of sustainable development seeks to ensure, amongst other matters, the
creation of a high quality built environment with accessible local services.  Swanton Morley is
identified as a 'Service Centre Village' through Policy SS1, (Spatial Strategy), of the adopted Core
Strategy and Development Control Policies Development Plan Document. Service Centre
Villages are those that contain adequate services and facilities to meet the day to day
requirement of their existing residents.  Facilities in Swanton Morley include a primary school,

 ASSESSMENT NOTES

Historic Environment Officer

If planning permission is granted, we therefore ask that this be subject to a programme of
archaeological mitigatory work in accordance with National Planning Policy Framework para. 141.
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shops, post office, doctors, public house, village hall, garage and playing fields.  The site is
situated near to three shops and a public house.   Paragraph 55 of the NPPF states housing
should be located where it will enhance and maintain the vitality of existing rural communities and
help sustain facilities in the surrounding settlements.   

2.5  It is therefore considered that due to the range of facilities available within the village, the
proposal would not result in an isolated development in the countryside and would be consistent
with the NPPF principle that rural housing should be located where it will maintain or enhance the
vitality of rural communities.  This weighs in favour of the proposal.   

2.6  The proposal would also make a positive, albeit modest, contribution towards the supply of
housing in the district and its construction would also provide some short term economic benefit.
It should be noted that with regard to availability and deliverability, whilst this is an outline
application, the site is available and within the applicant's ownership making the development
deliverable within five years to meet the housing shortfall.  However, if Members are minded to
approve the application, it would be appropriate that the time limits are reduced and this would be
in accordance with other applications in Breckland approved under the five year supply.  It is
considered appropriate to impose a two year period for commencement of development in order
to reaffirm the deliverability of the scheme.  

2.7  Accordingly, the principle of the proposed development is acceptable, and in accordance with
the requirements as set out within the NPPF and NPPG.  

3.0 Impact on Character and Appearance
 
3.1  The environmental role of sustainable development seeks to, in part, contribute to protecting
and enhancing the natural, built and historic environment.  Consideration of a development's
impact on the character and appearance of the area within which it is situated is therefore integral
to the environmental dimension of sustainable development, as is design.  In addition, Policy
CP11 of the Core Strategy clearly states that the landscape of the District will be protected for the
sake of its own intrinsic beauty and its benefit to the rural character and in the interests of
biodiversity, geodiversity and historic conservation.  In addition new development should embrace
opportunities to enhance the character and appearance of an area.  

3.2  The submitted indicative site layout plan adequately demonstrates that the site is capable of
accommodating two detached dwellings of modest proportions which mirror the very regular
pattern of development in the vicinity of the site to the east and opposite to the south of Elsing
Road.  However, this part of the village is characterised by dwellings and other buildings
traditional in form and appearance.  With appropriate design at Reserved Matters stage it would
be possible to accommodate two detached properties which would be in keeping with the
character and pattern of development in the vicinity of the site.  The site is currently agricultural
land with well defined hedgerow boundaries adjoining Elsing Road.  As previously mentioned the
land to which the site is situated slopes from the east down to the west.  As such, the siting of the
proposed dwellings would appear elevated.  Nevertheless, with appropriate design and
landscaping, the proposed dwellings could be better assimilated into its surroundings.    
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3.3  It should also be noted that a previous application for four dwellings was withdrawn as it
would not continue the built form along Elsing Road.  The current proposal for two dwellings
would continue the linear form of development along the Elsing Road and would therefore be
acceptable in planning terms.    

3.4  The site is located within an area designated in Landscape Character Assessment, as
Settled Tributory Farmland.  It is considered that the principle of development is acceptable given
the previous comments noted above.  The site is located to the northern end of the village with
farmland located beyond the site to the north. This part of the village is characterised by
traditionally built dwellings and other buildings, including farm buildings.  Though the proposed
dwellings would be located on farmland, the dwellings impact on the character of the wider
farmland would be reduced as existing dwellings are located to the east and west,as well as to
the south.  In addition, as the application is for outline with only access being considered with all
other matters reserved, the design and appearance of the proposed dwellings would need to take
into the rural characteristics associated with the Settled Tributory Farmland character area.  The
Parish Council have raised concerns over the landscape impacts.    

4.0 Highway matters

4.1  Access to the site would be via a shared entrance created in the existing frontage hedge off
Elsing Road.  The Highway Authority had previously raised concerns about a larger scale housing
scheme and increases in slowing, stopping and turning traffic movements from Town Street onto
Elsing Road.  Of particular concern is the limited forward visibility available to drivers making right
hand turns from Town Street.    However, the Highway Authority accepts that the proposal for two
dwellings would not result in a material increase in traffic movements at this junction.  In addition,
a number of highway improvements are proposed, including footway improvements and road
widening, which would provide satisfactory access to the proposed development.  

4.2  The Parish Council have raised objections to the proposal and have highlighted the 2014
SHLAA which refers to the site as being 'non-deliverable' due to highways constraints.  These
highways matters have now been overcome through the off-site highway that have been agreed
by the applicant and the Highway Authority.   

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

5.2  Furthermore, the plot sizes identified are considered to be of sufficient size to provide future
occupants of the development with adequate levels of amenity.   
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Outline Planning Permission

3005
3047

Outline Time Limit (2 years)
In accordance with submitted

 RECOMMENDATION

 CONDITIONS

5.3  Therefore, it is considered that the scheme accords with the requirements of Policy DC01 of
the Breckland Core Strategy.  

6.0 Impact on trees

6.1  The proposed access arrangements will require the removal of a semi-mature Ash tree,
which has been assessed as being in poor condition. Furthermore, there will be a small section of
mature hedging located adjacent to the site which will also be removed to allow adequate access
visibility.  The Council's Tree Consultant has been consulted and raised no objections to the
proposal.   

7.0 Other issues

7.1  Norfolk County Council's Archaeologists have provided comments in respect of the proposal.
 The County Council note that the proposed development site lies at the southern end of a
probable medieval common edge settlement which extends northwards along Town Street
towards the medieval parish church.  Common edge settlements such as this are a characteristic
feature of the Norfolk landscape and have their origins in the 11th to 13th centuries.  The site
also lies close to a cropmark of a ring ditch which may relate to a Bronze Age funerary
monument.   Consequently there is potential that heritage assets with archaeological interest,
(buried archaeological remains), may be present at the site and that their significance will be
affected by the proposed development.  As such, the County Council have requested that
condition be imposed requiring a programme of archaeological mitigatory work.   

7.2  The Council's Contaminated Land Officer was also consulted on the proposal, and had no
objections subject to the imposition of a condition relating to unexpected contamination.   

8.0 Conclusion

8.1  In conclusion, it is considered that, on balance, the proposal would constitute a sustainable
form of development as defined in paragraph 7 of the NPPF, which would help to support the
local rural community, would not compromise local amenity or highway safety if the necessary on-
site and off-site highway works are provided.  Furthermore, the proposed developments design
and appearance can be fully assessed at the reserved matters stage.  Accordingly, this
application is recommended for Approval.  
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3060
3946
AR01
3200
3204
3402
3804
HA05
HA39
A
HA39
B
2001
2014
3996
4000
AN60

Standard outline landscaping condition
Contaminated Land - Unexpected Contamination
Archaeological work to be agreed
Two storey dwelling only
Two dwellings only
Boundary screening to be agreed
Precise details of foul water disposal
Standard outline highways condition
Highway improvements-offsite A

Highway improvements off-site B

Application Approved Following Revisions
Criterion E - Planning Apps Where Approved
Note - Discharge of Conditions
Variation of approved plans
NOTE NCC Inf 1 When off-site road improvements are required
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