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Item
No.

Geraldeve
Bennett Homes
Raemoir Properties Ltd
Manor Oak Homes
Mr Tim Davidge
Taylor Wimpey East Anglia
Taylor Wimpey Strategic Land
Mrs S Edwards
deMerke Estates
Mr & Mrs D Wright
Mr & Mrs John Labouchere
Mr Tim Davidge
Westmere Homes
F S Dann & Son Ltd / CE Norfol
Mr & Mrs  Lishman
Ms G Pervaz
Mrs Gayle Curtis

Applicant

WATTON
WATTON
ATTLEBOROUGH
SWAFFHAM
GREAT ELLINGHAM
DEREHAM
DEREHAM
ATTLEBOROUGH
SWAFFHAM
SAHAM TONEY
NORTH ELMHAM
GREAT ELLINGHAM
CARBROOKE
NORTH TUDDENHAM
MATTISHALL
DEREHAM
WELLINGHAM

Parish

3OB/2015/0007/OB
3PL/2014/1378/F
3PL/2015/0546/O
3PL/2015/0550/O
3PL/2015/0899/F
3PL/2015/0916/F
3PL/2015/1045/O
3PL/2015/1056/F
3PL/2015/1155/O
3PL/2015/1334/F
3PL/2015/1434/F
3PL/2016/0026/F
3PL/2016/0084/F
3PL/2016/0179/F
3PL/2016/0247/O
3PL/2016/0411/CU
3PL/2016/0432/HOU

Reference No.
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WATTON
Former RAF Radar Site

Geraldeve
72 Welbeck Street London

Geraldeve
72 Welbeck Street London

Modify S106 of 3PL/2007/0262/O   

Planning Obligation

3OB/2015/0007/OB

N

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Provision of public open space.

 KEY ISSUES

Agreement is sought to vary the terms of a Section 106 Agreement relating to housing
development on the former RAF Watton Radar site insofar as they relate to the provision of
'alternative community land' (ACL). The Agreement requires the ACL to be provided elsewhere in
the locality and transferred to the Council within 1 year of the start of development. This
application seeks to extend this period. It is proposed to provide the ACL on land at the former
RAF Officers Mess site a short distance to the east (see item 2). The proposed ACL would be
bisected by the parish boundary between Watton and Carbrooke.

The Section 106 Agreement relates to the development of the former RAF Watton Radar Site on
Norwich Road, Watton, for housing.  The site is located within a predominantly residential area to
the east of Watton town centre.  Construction of the development is underway.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

Outline planning permission for residential development on the former Radar Site was granted in

 RELEVANT SITE HISTORY

CASE OFFICER: Nick Moys

No.

 EIA REQUIRED

This application is referred to Committee as it relates to a major development.

 REASON FOR COMMITTEE CONSIDERATION
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April 2008 subject to conditions and a Section 106 Agreement.  Reserved matters approval for
154 dwellings was granted in February 2012.  The construction of the development started in July
2014.

 POLICY CONSIDERATIONS

Representations have been received objecting to the proposed variation to the agreement on the
basis that the developer should honour the original commitment and because of concerns about
the deteriorating condition of the land.

 REPRESENTATIONS

1.0 This application is referred to Committee as it relates to a major development.  

2.0 Provision of alternative community land  

2.1  The Section 106 Agreement relating to the development of the former Radar Site requires
the developer, amongst other things, to acquire and transfer to the Council a suitable area of ACL
within one year of the commencement of the development.  Alternatively, the developer may pay
the sum of £110,000 to the Council to enable it to purchase such land.  These provisions are
intended to compensate for the loss to housing of the former Radar Site, which was allocated as
public open space.  

2.2  The development of the former Radar Site started in July 2014 and so the deadline for
provision of the ACL has now passed.  This application seeks to extend the timescale for the
provision of the ACL to coincide with the finalisation and approval of plans for the former Officers

 ASSESSMENT NOTES

 CONSULTATIONS

CP.05
DC.11
NPPG
NPPF

Developer Obligations
Open Space
National Planning Practice Guidance
National Planning Policy Framework

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 COUNCIL -   
Watton Town Council is strongly against modification of the S106 Agreement.  Any relaxation of
the agreement would make a mockery of it and no modification should take place.  

See below.

 CIL / OBLIGATIONS
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Planning Permission RECOMMENDATION

 CONDITIONS

Mess Site, where the ACL would be provided.

2.3  The planning application (3PL/2014/1378/F) for the development of the former Officers Mess
Site is subject to a separate report (item 2). The application proposes 80 dwellings, together with
associated access and open space.  The proposed development also includes the ACL.  This
land is considered to be ideally suited for use as ACL due to its proximity to the former Radar
Site, and because of its readily accessible location and favourable topography.  

2.4  As the proposed ACL would be centrally located within the proposed housing scheme and
would be contiguous with parts of the open space required in connection with the new dwellings,
the developer wishes, for reasons of practicality, to coordinate provision of the ACL with the
development of the Officers Mess Site as a whole.  It is considered that this pragmatic approach
is worthy of support, provided that it does not lead to undue further delay in the provision of the
ACL.  

2.5  In this respect it is noted that the planning application for the development of the former
Officers Mess Site, which includes the proposed ACL, was submitted in December 2014.
Following prolonged discussions with the developer, principally about viability and access
matters, the development layout has been finalised and is now presented with a recommendation
for approval.   

2.6  The recommendation to grant permission for the development of the former Officers Mess
Site is subject to the completion of a Section 106 Agreement which would, amongst other things,
require the provision of the ACL.  The terms of the agreement would be enable matters such as
temporary access rights to the ACL during construction and easements for services and
infrastructure to be addressed.   The developer proposes to provide the ACL within 6 months of
the grant of planning permission for the development of the former Officers Mess Site.  Allowing a
period of 3 months for the completion of the agreement, the ACL would then be transferred no
later that the end of February 2017.

3.0 Recommendation

3.1  For the reasons set out above, it is recommended that the terms of the existing Section 106
Agreement are varied to extend the period for the provision of the ACL until 6 months after the
grant of planning permission for the development of the former Officers Mess Site.
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WATTON
AND CARBROOKE
Portal Avenue

Bennett Homes
Low Green Barn Nowton

Bennett Homes
Low Green Barn Nowton

Residential development for 80 dwellings with associated servicing and
infrastructure. 

Full

3PL/2014/1378/F

N

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle of development and policy matters.
Local character and amenity.  
Access.

 KEY ISSUES

Full permission is sought for the erection of 80 dwellings, together with public open space and
associated access works.  The residential development would comprise 26 bungalows, 5 chalets
and 48 houses, and would include a mix of two, three and four bedroom properties.  Six
properties would be provided as affordable housing.  Around 6.3 of hectares of open space is
proposed, of which 4.6 hectares would be the Alternative Community Land required in connection
with the development of the nearby former RAF Radar Site (see item 1).  

A new access and estate road is proposed off Norwich Road to serve the development.  This new
access would connect to Portal Avenue, part of which would be upgraded, and hence with other
private access roads serving existing adjacent development, including Dowding Road, Tedder
Close and Elworthy Close.  A total of nine new dwellings are proposed directly off the unimproved
section of Portal Avenue.  

The application is supported by a number of documents and technical reports, including a Design
& Access Statement, Transport Statement, Flood Risk Assessment, Arboricultural Impact
Assessment, Habitat Survey, Reptile Survey, Contaminated Land Assessment and Financial
Viability Assessment.  

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Nick Moys

Site Allocation

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

 REASON FOR COMMITTEE CONSIDERATION
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Amendments to the detailed layout and design of the development and road layout have been
made during the course of consideration the application.

The application site is located to the east of Watton town centre and forms part of the former RAF
Watton base, including the former Officers Mess.  The surrounding area is predominantly
residential in character, but does include some commercial uses.  

The site extends to around 11.1 hectares in total.  It is irregular in shape and comprises mainly
open grassland, together with some areas of hardstanding and land formerly occupied by RAF
buildings.  There are a large number of trees within the site, a number of which are subject to a
Tree Preservation Order (TPO 2008 No.98).    

The site is adjoined by former RAF housing, including that at Trenchard Crescent, Dowding Road
and Tedder Close and by more recent housing on the former RAF Technical Site (Blenheim
Grange) to the east.  

The site straddles the parish boundary between Watton and Carbrooke.

 SITE AND LOCATION

No relevant site history.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

SS1
CP.01
CP.04
CP.05
DC.01
DC.02
DC.04
DC.12
DC.16
NPPF
NPPG

Spatial Strategy
Housing
Infrastructure
Developer Obligations
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Trees and Landscape
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 

No.

 EIA REQUIRED
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NORFOLK COUNTY COUNCIL HIGHWAYS    

 CONSULTATIONS

GRISTON P C -  No Comments Received 

WATTON TOWN CLERK -   

CARBROOKE P C -   

Watton Town Council is in agreement with concerns raised regarding access issues and
increased traffic, drainage issues with current inadequate sewerage provision and generally lack
of services to support development.  

Watton Town Council was disappointed that the transfer of community land as part of the section
106 agreement made with Bennetts and relating to this development has not yet been fulfilled
and therefore the Council believes no further permissions relating to this site should be granted.

The Parish Council objects to this proposal for the following reasons:-  

There is no new infrastructure in place to deal with the proposed properties.  

The proposal will benefit Watton more than Carbrooke, even though part of the ten acre site is in
Carbrooke.  It is the Parish Council's understanding that Section 106 monies should be for the
benefit of the parish in which building takes place.  

The Parish Council was led to believe that a sports ground type play area was to be provided.
The Council would like more detail as to what exactly is to be provided.  

The Council believes that the transport facility claims, particularly by train, are misleading.  The
only stations which can be accessed by bus are Norwich, in excess of 20 miles away and
Thetford, which has weekday only service where the first morning bus arrives at 10.30 and the
last departs at 16.30.  This confirms that those needing to travel to work by train must by
necessity add their car to a road network that is becoming increasingly congested.  

The documents state that adequate pedestrian crossings exist on the Norwich Road.  This is not
correct, as illustrated by the crossing that was part of the original S106 Agreement for Blenheim
Grange being installed by the Aerolite Garage, leaving no safe crossing to and from the bus stop
outside of Mr Reads Furniture store to the north on the Norwich Road.  

Carbrooke Parish Council objects to this application on the grounds that the locality does not
have the necessary infrastructure to support a large number of new homes.  There is already a
need for increased provision of health services, schools, play and leisure facilities, and open
spaces for existing housing.  In particular there is an urgent need for a community centre to serve
this area of Carbrooke. If planning permission is granted, Carbrooke Parish Council would like to
see the developers making Section 106 contributions towards facilities in the parish, in particular
for a new community centre and for a play area.  

Contributions towards education (£244,524) and library (£4,800) facilities have been requested by
the County Council.

 CIL / OBLIGATIONS
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OBLIGATIONS OFFICER, NORFOLK COUNTY COUNCIL    

TREE AND COUNTRYSIDE CONSULTANT    

ASSET MANAGEMENT    

CONTAMINATED LAND OFFICER    

ENVIRONMENTAL HEALTH OFFICERS    

ENVIRONMENT AGENCY    

HISTORIC ENVIRONMENT OFFICER    

CRIME REDUCTION & ARCHITECTURAL LIAISON OFFICER    

No objection subject to conditions.  

The development is considered to be in a sustainable location with acceptable walk routes to
local schools and other facilities needed by the residents of the proposed houses.  The new
residents will be able to make use of the existing bus services that run along Norwich Road and
cyclists will be able to make use of the cycleway along Norwich Road. Vehicular access will
primarily be via a new junction on Norwich Road that will be provided with a right hand turn lane
similar to other residential estate road junctions along this road.   

No objection subject to contributions to local schools (£244,524) and libraries (£5,925).
Connections into the local Green Infrastructure (GI) network, including Public Rights of Way and
ecological features, should be considered alongside the potential impacts of development.

I am happy with the assessment of the trees on site and that the proposed layout has taken into
consideration the constraints represented by trees.  The requirement to remove trees has been
kept low and is compensated for by the proposed landscape scheme.  

There is a large quantity of open space associated with this application as a result of other
developments nearby.  I assume the Council will be asked to adopt this open space and Asset
Management would like to be consulted when the S106 Agreement is being drafted.  

No objection subject to a condition requring a site investigation.  

No objection subject to a condition relating to construction management.  

No objection subject to conditions relating to drainage and contamination. 

No objection subject to conditions.  

Concerns raised about detailed layout matters including the level of casual surveillance of parking
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MINISTRY OF DEFENCE    

NORFOLK WILDLIFE TRUST    

ECOLOGICAL AND BIODIVERSITY CONSULTANT    

and open space areas.  Concerns also raised about the level of recreational infrastructure locally.

The Ministry of Defence has no safeguarding objections to this proposal

The application for 80 houses a the former in Watton (3PL/2014/1378/F) has been brought to our
attention. We note that the Ecology Survey that is included with the application is dated 2010.
This survey is over 4 years old and as such its findings are out of date, particularly in relation to
protected species. In addition the 2010 survey clearly states that a reptile survey would be
required and that any trees that require felling should be assessed for potential bat roosts.

 

As a result no planning no decision should be made until an updated Habitat Survey is carried out
that includes the recommendations for reptile and bat surveys as recommended in the 2010
survey. We would be happy to comment further when up to date information has been provided

Should any trees with bat roost potential be proposed for removal, further survey bat surveys
should be undertaken.  Further surveys for reptiles are required.    

Watton Town Council

Watton Town Council is in agreement with concerns raised regarding access issues and
increased traffic, drainage issues with current inadequate sewerage provision and generally lack
of services to support development.   

Carbrooke Parish Council

The Parish Council objects to this proposal for the following reasons:-  
There is no new infrastructure in place to deal with the proposed properties.  
The proposal will benefit Watton more than Carbrooke, even though part of the ten acre site is in
Carbrooke.  It is the Parish Council's understanding that Section 106 monies should be for the
benefit of the parish in which building takes place.  The Parish Council was led to believe that a
sports ground type play area was to be provided.  The Council would like more detail as to what
exactly is to be provided.  The Council believes that the transport facility claims, particularly by
train, are misleading.  The only stations which can be accessed by bus are Norwich, in excess of
20 miles away and Thetford, which has weekday only service where the first morning bus arrives
at 10.30 and the last departs at 16.30.  This confirms that those needing to travel to work by train

HOUSING ENABLING OFFICER -  No Comments Received 

ANGLIAN WATER SERVICE -  No Comments Received 

N H S PROPERTY SERVICES LTD -  No Comments Received 
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must by necessity add their car to a road network that is becoming increasingly congested.  The
documents state that adequate pedestrian crossings exist on the Norwich Road.  This is not
correct, as illustrated by the crossing that was part of the original S106 Agreement for Blenheim
Grange being installed by the Aerolite Garage, leaving no safe crossing to and from the bus stop
outside of Mr Reads Furniture store to the north on the Norwich Road.  Carbrooke Parish Council
objects to this application on the grounds that the locality does not have the necessary
infrastructure to support a large number of new homes.  There is already a need for increased
provision of health services, schools, play and leisure facilities, and open spaces for existing
housing.  In particular there is an urgent need for a community centre to serve this area of
Carbrooke. If planning permission is granted, Carbrooke Parish Council would like to see the
developers making Section 106 contributions towards facilities in the parish, in particular for a
new community centre and for a play area.  

Norfolk County Council Highways

No objection subject to conditions.  The development is considered to be in a sustainable location
with acceptable walk routes to local schools and other facilities needed by the residents of the
proposed houses.  The new residents will be able to make use of the existing bus services that
run along Norwich Road and cyclists will be able to make use of the cycleway along Norwich
Road. Vehicular access will primarily be via a new junction on Norwich Road that will be provided
with a right hand turn lane similar to other residential estate road junctions along this road.  
Norfolk County Council Obligations Officer.  No objection subject to contributions to local schools
(£244,524) and libraries (£5,925).  Connections into the local Green Infrastructure (GI) network,
including Public Rights of Way and ecological features, should be considered alongside the
potential impacts of development.  

Tree & Countryside Officer
I am happy with the assessment of the trees on site and that the proposed layout has taken into
consideration the constraints represented by trees.  The requirement to remove trees has been
kept low and is compensated for by the proposed landscape scheme.  

Asset Management
There is a large quantity of open space associated with this application as a result of other
developments nearby.  I assume the Council will be asked to adopt this open space and Asset
Management would like to be consulted when the S106 Agreement is being drafted.  

Contaminated Land Officer

No objection subject to a condition requiring a site investigation.  

Environmental Heath Officer

No objection subject to a condition relating to construction management.  

Environment Agency
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In excess of 300 representations have been received from local residents raising concerns and
objections about the impact of the proposal on the character of the area, increased traffic, access
arrangements, local infrastructure, loss of trees and green space, effects on wildlife, drainage
and residential amenity.

 REPRESENTATIONS

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

2.0 Principle of development and policy matters  

2.1  The site is located within the main built up areas of Watton and falls within the defined
Settlement Boundary for the town.  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.  Local planning policies generally permit new housing in locations such as this,
provided that certain criteria are met, including in relation to effects on local character, amenity
and traffic.  Moreover, Policy W2 of the Site Specific Policies & Proposals DPD allocates the
application site for housing development of around 72 dwellings together with public open space,
subject to the provision of appropriate access and consideration of effects on local character.   

2.2  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 re-use of brownfield land, securing good design and managing development to
make fullest use of sustainable transport are also key objectives of the NPPF.  

2.3  In these terms it is noted in particular that the development would also be consistent with the
predominantly residential character of the area and its design and layout would be compatible
with its surroundings, (see below).  The proposal would make a significant contribution to the
supply of housing in the area.  Local services and facilities would be accessible and would be
likely to derive some support for future residents, and the construction of the development would
provide some economic benefits, albeit short-term.  Appropriate access would be provided and a
range of transport options would be available to local residents, including walking, cycling, and
regular bus services operate along Norwich Road.  Extensive public open space would be

 ASSESSMENT NOTES

No objection subject to conditions relating to drainage and contamination. 
Historic Environment Officer
No objection subject to conditions.  

Crime Reduction & Architectural Liaison Officer

Concerns raised about detailed layout matters including the level of casual surveillance of parking
and open space areas.  Concerns also raised about the level of recreational infrastructure locally.
 
Ministry of Defence
The Ministry of Defence has no safeguarding objections to this proposal
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provided and financial contributions would be made to local schools and libraries.  These
considerations weigh in favour of the proposal.  

2.4  The development would make only a limited contribution to the provision of affordable
housing.  Six affordable units are proposed which equates to 7% of development, well below the
40% target set out in Policy DC04.  However, Policy DC04 indicates that a reduced contribution
may be justified where the physical constraints of the site result in exceptional costs.  Additionally
the NPPG states that where evidence suggests that planning obligations would make a
development unviable, a flexible approach should be adopted by local planning authorities,
especially where the re-use of brownfield land is proposed.  

2.5  A viability appraisal has been submitted in support of the application, which indicates  this
lower level of provision is supported by a viability appraisal submitted by the applicant, which
suggested that, due in part to the level of abnormal costs associated with the development, the
development could not support the provision of any affordable housing.   This appraisal has been
subject to independent review by the District Valuer, who has advised that the development could
support the provision of only 7% affordable housing units.  Following discussions with the
applicant, it is now proposed to provide 6 affordable units in line with the District Valuer's findings.
 Contributions would also be made to schools and library services.  On this basis it is considered
that the a reduced level of affordable housing proposed is acceptable in this instance.  

2.6  Taking all of these considerations into account, it is concluded that the development of the
site for housing as proposed would accord with relevant local and national planning policies and
would amount to sustainable development, as defined in the NPPF.  The proposed development
is considered to be acceptable in principle therefore.  

3.0 Effects on local character and amenity

3.1  It is considered that the layout and design of the proposal, as amended, is well conceived.
The relatively low density of the scheme (14-15 DPH) would enable a spacious feel to be
achieved generally, incorporating the majority of existing trees and extensive open spaces.
Development along the Norwich Road frontage and along Portal Avenue would maintain the
generally linear and regular form of existing housing, whilst elsewhere a more varied layout would
be adopted to create variety and visual interest.  Areas of open space would be well defined and
integrated with the adjacent housing, and would help to create visual interest and a sense of
place.  Although conventional in form and design, the proposed dwellings would nonetheless be
well proportioned and detailed. Variations in building shapes, heights and roof forms would help
create visual interest in the proposed street scenes.  Revisions made to the layout of
development at the entrance to Portal Avenue would ensure that the distinctive character of
adjacent development, including that at Trenchard Crescent, would be not be unacceptably
harmed.  

3.2  As already noted the site contains a large number of trees.  The submitted tree survey
identifies 118 individual trees, 17 groups of trees, two areas of trees and six hedges.  Of the
existing trees, a total of 18 are proposed for removal to accommodate the development.  Most of
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the trees to be removed have been classified as being of moderate or low amenity value,
although two are of high value.  The loss of these higher value trees is unavoidable as they are
required to be removed to enable the construction of the new access onto Norwich Road and
other internal road improvements.  Whilst the loss of these and other trees is regrettable, given
the limited number of trees to be removed, their value, the desirability of making efficient use of
brownfield land and the scope for replanting, it is considered that the proposal is acceptable in
this respect.  The Council's Tree Consultant has raised no objection to the application.  

3.3  Whilst development of the scale proposed would inevitably have some impact on the
amenities currently enjoyed by neighbouring residents, it is considered that the layout and design
of the scheme would avoid any significant harm.  Good separation distances would be maintained
between existing and proposed dwellings to help reduce overlooking, together with the retention
of existing vegetation and the judicious use of bungalows and chalets.  The location of areas of
open space would also help to maintain the open outlook from some neighbouring properties.
Some disturbance would be caused due to increase activity and traffic, but given the scale of the
development, this would not exceed that which could reasonably be expected within a built up
residential area.  

3.4  For these reasons, it is considered that the proposal would be in keeping with the character
and appearance of the area and would not result in any significant adverse effects on residential
amenity.  The proposal would thus accord with Core Strategy Policies DC01, DC02, DC12 and
DC16, and with relevant guidance in the NPPF.  

4.0 Access

4.1  Access to the development would be gained principally via a new entrance onto Norwich
Road (B1108).  The B1108 is a main distributor road connecting Watton to Norwich and provides
direct access from the site to the town centre and to the wider strategic road network via the
A1075.  In the vicinity of the site Norwich Road benefits from good footways / cycleways,
pedestrian crossing points and street lighting.  Traffic projections indicate that the proposal would
generate around 45 to 48 additional traffic movements per hour during the morning and evening
peaks.  It is considered that this level of traffic could be accommodated on the local highway
network and the residual cumulative effects of development would not be severe.  

4.2  The proposed new access would be constructed in accordance with relevant technical
standards, including visibility and would be served by a new right hand turning lane to help
maintain traffic flows.  Within the development sections of the existing private road network would
be upgraded to current standards and linked to Norwich Road by a new section of estate road.
The existing link to Norwich Road via Portal Avenue would be maintained (in accordance with
existing use rights), but the alignment / surfacing of the internal road network would encourage
traffic to use the new access route which be constructed to a higher standard.  Only a limited
amount of development would be served off the unimproved section of Portal Avenue.  It is
considered that these access arrangements strike an appropriate balance between the need to
upgrade existing access roads and maintain access rights for existing residents.  The Highway
Authority has raised no objection to the application, as amended, subject to standard conditions.
Accordingly it is considered that appropriate access would be provided to the development.  



BRECKLAND COUNCIL - PLANNING COMMITTEE - 31-05-2016

DC131_new

5.0 Other matters

5.1  Ecology - The Habitat Survey submitted in support of the application notes that the majority
of the site comprises unmanaged semi-improved grassland which is of limited value.  However
the site also includes numerous mature trees, some of which have bat roost potential and areas
of hardstanding which could provide suitable habitat for reptiles.   A Reptile Survey undertaken in
2012 found no evidence of reptiles. Whilst the more recent Habitat Survey (2015) found no
reason to consider that the site would have since been colonised by reptiles, given the date of the
original survey it is recommended that further surveys are required by condition prior to the
commencement of development.  Should any trees suitable for bat roosting be proposed for
removal, further surveys would be required.  It is also recommended that a scheme of biodiversity
enhancements be required by condition.  

5.1 Local infrastructure - Many local concerns have been raised about the ability of the general
infrastructure of the town to cope with additional housing.  However, no objections have been
raised by statutory consultees in this respect.  Financial contributions would be made to the
expansion / improvement of local school accommodation, as well as to local library services.
Significant areas of 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.  

6.0 Conclusion

6.1  The site is allocated for housing development and is considered to be suitable in principle for
the proposed development.  The proposal would make a significant contribution to the provision
of housing and would facilitate the provision of public open space, and help to maintain the vitality
of the local community and support local services.  A reduced provision of affordable housing is
justified in this instance due to viability considerations.  The development would also be
compatible with the character of its surroundings and  safe access could be provided.  Whilst
local concerns are acknowledged, there is no substantive evidence to suggest that the proposal
would have a significant adverse effect on local infrastructure.  

6.2  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.  

6.3  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.  Consequently, it is recommended that planning permission is granted
subject to conditions and the completion of a Section 106 Agreement relating to the provision of
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Planning Permission

3007
3047
3104
DE08
3408
3405
3414
AR01
3940
3935
3750
HA01
HA02
HA03
A
HA39
A
HA39
B
3802
3944
3943
3992
3996
4000
AN60
AN61
2014

Full Permission Time Limit (3 years)
In accordance with submitted
External materials to be approved
Slab level to be arranged
Landscaping - details and implementation
Fencing/walls - details and implementation
Fencing protection for existing trees
Archaeological work to be agreed
Ecological surveys/mitigation
Construction management
Non-standard highways condition
Standard estate road conditions
Standard estate road condition
Road Surfacing

Highway improvements-offsite A

Highway improvements off-site B

Precise details of surface water disposal
Contaminated Land - Desk Study/Site Investigation
Contamination found during development
Non-standard note re: S106
Note - Discharge of Conditions
Variation of approved plans
NOTE NCC Inf 1 When off-site road improvements are required
NOTE NCC Inf 2 When Vehicular access works required
Criterion E - Planning Apps Where Approved

 RECOMMENDATION

 CONDITIONS

affordable housing, public open space, (including the alternative community land) and
contributions to schools and libraries.
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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.

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

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Chris Hobson

No Allocation

This application is referred back to committee following an administrative error that did not allow
for all interested parties to attend the last committee meeting.

 REASON FOR COMMITTEE CONSIDERATION
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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 25%, (42 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 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

 SITE AND LOCATION
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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
CP.06
CP.08
CP.09
CP.10
CP.11
CP.13

Spatial Strategy
Housing
Infrastructure
Developer Obligations
Green Infrastructure
Natural Resources
Pollution and Waste
Natural Environment
Protection and Enhancement of the Landscape
Accessibility

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.14
DC.01
DC.02
DC.04
DC.11
DC.12
DC.13
DC.14
DC.17
NPPF

NPPG
NP

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:  
  
-  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.   

 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.  

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

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.



BRECKLAND COUNCIL - PLANNING COMMITTEE - 31-05-2016

DC131_new

NORFOLK RIVERS INTERNAL DRAINAGE BOARD    

CRIME REDUCTION & ARCHITECTURAL LIAISON OFFICER    

ENVIRONMENT AGENCY    

HISTORIC ENVIRONMENT SERVICE    

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.  

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

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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NETWORK RAIL    

CONSULTANTS TO NHS    

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.  

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
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.  
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NORFOLK COUNTY COUNCIL HIGHWAYS    

OBLIGATIONS OFFICER, NORFOLK COUNTY COUNCIL    

FLOOD & WATER MANAGEMENT TEAM    

TREE AND COUNTRYSIDE CONSULTANT    

HOUSING ENABLING OFFICER    

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
albeit with a reduced proportion of affordable housing.  The implications of this are discussed
elsewhere in this report.  

No objections subject to conditions.  

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

-  Education  
-  Library provision  
-  Fire services  

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:

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.  

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.      

 REPRESENTATIONS

ECOLOGICAL AND BIODIVERSITY CONSULTANT    

ENVIRONMENTAL HEALTH OFFICER    

PRINCIPAL PLANNER MINERAL & WASTE POLICY    

NATIONAL GRID    

ANGLIAN WATER SERVICE    

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.  

No objection.  

No objection subject to condition.  

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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-  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.

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
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:

 ASSESSMENT NOTES



BRECKLAND COUNCIL - PLANNING COMMITTEE - 31-05-2016

DC131_new

-  economic , in terms of building a strong economy and in particular by 
   ensuring hat 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
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
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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.
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.    
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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 
   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 Norwich 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.  



BRECKLAND COUNCIL - PLANNING COMMITTEE - 31-05-2016

DC131_new

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
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.  
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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.  

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
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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;
-  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.  
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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
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.  
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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
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
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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.  

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:
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-  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.

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
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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.  

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
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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
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.  
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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.'  

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.  



BRECKLAND COUNCIL - PLANNING COMMITTEE - 31-05-2016

DC131_new

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.

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
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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 would 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. 

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  
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   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
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.  
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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
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).
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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
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.  

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.

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.
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Outline Planning Permission

3005
3058
3047
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3988
3992
3972
3970
3960
3994
3989
3962
3994
3940

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
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

 RECOMMENDATION

 CONDITIONS
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4

SWAFFHAM
Land to the north of
Norwich Road

Manor Oak Homes
c/o Agent 

Armstrong Rigg Planning
The Exchange Colworth Science Park

Erect up to 165 dwellings, assoc. landscaping, open space, car parking &
vehicular & pedestrian access

Outline

3PL/2015/0550/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. Principle of Development and Policy Position  
2. Character and impact on surrounding area and landscape  
3. Impact on heritage assets  
4. Highway safety and traffic implications  
5. Amenity  
6. Flood risk and drainage  
7. Ecology  
8. Other material considerations

 KEY ISSUES

This application seeks outline planning permission for the erection of up to 165 dwellings,
provision of access, parking 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
and therefore the matters comprising scale, layout, external appearance and landscaping will be
the subject of future detailed reserved matters applications.  Permission is sought for vehicular
and pedestrian access from Norwich Road.  

This outline planning application as submitted seeks to establish the general principles of
development and the apportionment of dwellings on the site. A framework masterplan / land
usage plan has been submitted with the application indicates the following:  

-  Residential Development of the site, comprising a total of up to 165 
   dwellings of which 29.7% (49 dwellings) would be affordable

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Chris Hobson

This application is referred to committee as a major development proposal and which is contrary
to the development plan.

 REASON FOR COMMITTEE CONSIDERATION
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-  A developable area of 4.57 ha with a development density of 25 
   dwellings per hectare across the site.
-  0.91 hectares of Public Open Space divided into 3 main areas in the 
   north and south of the site.  
-  A mix of 1 2, 3 and to 4 bedroom dwellings, including apartments and 
   single storey, two storey and two and a half storey dwellings.  
-  Provision of five metre landscaped buffers to the north, south and 
   west boundaries and a Local Equipped Areas of Play (LEAP) and two retention basins within the
areas of public open space.  

The application has been submitted with a number of accompanying documents, including, a
Planning statement, Flood Risk Assessment and Drainage Strategy, Design & Access Statement,
Heritage Appraisal, Preliminary Ecology Appraisal, Arboricultural Summary Report, Transport
Assessment, Framework Residential Travel Plan, Archaeological Evaluation Report, Incoming
Services Appraisal, Noise Impact Assessment, Air Quality Assessment, Design Stage Waste
Management Plan, and Site Check Report.

The application site is approximately 6.4 hectares in size comprising the open agricultural land
located on the south-eastern edge of Swaffham.  The site is bounded to the north by hedgerows
and footpath with the residential area of Longfields beyond.  A mature belt of trees run along the
former railway line immediately to the east.  Norwich Road bounds the site to the south with a
former garage / depot located to the southeast.  A further public footpath set behind mature trees
and hedgerows runs along the western boundary of the site with the extensive grounds of the
Grade II listed Manor House further to the west.  The residential dwellings and gardens of
Rookery Hill House, The Rookery and Rookery Farm bound the site to the southwest.  Land
levels slope generally downwards from the north and eastern parts of the site to the south and
west.

 SITE AND LOCATION

No relevant site history.

 RELEVANT SITE HISTORY

Policy SS1 Spatial Strategy  
Policy CP01 Housing  
Policy CP04 Infrastructure  
Policy CP05 Developer Obligations  
Policy CP10 Natural Environment  
Policy CP11 Protection and Enhancement of the Landscape  

 POLICY CONSIDERATIONS

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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Policy CP13 Accessibility  
Policy DC1 Protection of Amenity  
Policy DC2 Principles of New Housing  
Policy DC4 Affordable Housing Provision  
Policy DC11 Open Space  
Policy DC12 Trees and Landscape  
Policy DC13 Flood Risk  
Policy DC16 Design  
Policy DC17 Historic Environment  

National Planning Policy Framework (NPPF)  

With particular regard to paras 11 - 14, 17, 32, 34, 35, 47, 49, 58, 63 - 65, 93-96, 100 - 103, 109
203 - 206 & 215. 

NPPG National Planning Practice Guidance

Sections 66 and 72 of the Planning, (Listed Building and Conservation Areas), Act 1990.

 CONSULTATIONS

SWAFFHAM TOWN COUNCIL. -   
Object for following reasons:  

-  outside of the built environment as defined by the current core 
   strategy.  
-  That in the long term economic growth is unsustainable.  
-  That this would damage the rural and historic character of the town  
   and a sensitive gateway to the town.  
-  The land is also of grade two agricultural value. 

Following conditions were agreed in the event that planning permission was granted by Breckland
Council.  

-  The speed limit along Norwich Road should be reduced from 40mph to 
   30mph.  
-  The pedestrian access should not flow through into the adjoining e
   estate at Longfields.  
-  There should be improved street lighting along Norwich Road.  
-  Section 106 improvements should include better footways into Town.  
-  The Town Council would appreciate dialogue prior to the final  
   conditions being agreed and input into all Section 106 infrastructure 
   improvements.  

A Section 106 Agreement would be necessary to secure the provision of on site affordable
housing; the provision and on going maintenance of public open space and recreation facilities;
financial contributions towards education facilities and library services; the extension of local bus
service; a residential travel plan, and to provide mitigation measures towards green infrastructure
and air quality.

 CIL / OBLIGATIONS
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AIR QUALITY OFFICER    

HISTORIC BUILDINGS CONSULTANT    

RAMBLERS ASSOCIATION:  NORFOLK AREA    

CONTAMINATED LAND OFFICER    

NORFOLK COUNTY COUNCIL HIGHWAYS    

No objections subject to  a scheme to mitigate the impact of the proposed development on local
air quality and financial contribution towards ongoing monitoring of air quality up to 2020.  

To the west of the application site, and beyond Box s Lane, is the Manor House, a grade II
designated heritage asset.  To enable the full assessment of the potential impact of the proposed
development on the heritage asset, in accordance with para. 128 of the NPPF, can we please
request the provision of topographical survey drawings to confirm the elevational levels between
the Manor House, Box s Lane and the application site.  

Further comments following submisison of Heritage Appraisal:  

I am of the opinion that a convincing case has been made that the proposed development would
not be harmful.  

There seems little doubt that the experience of walkers, especially on FP42 will be degraded, so
a real enhancement  would be sought.  

No objection subject to conditions.

All the supporting information has been considered. The site is located on the outskirts of
Swaffham in a relatively remote location. The applicant has recognised this fact and is proposing
transport measures to link the site with all the facilities that are available in Swaffham. A
continuous footway/cycleway with crossing of Norwich Road will be provided to link to Captains
Close and the footways to
the town centre.

The site is not currently well served by bus services. To serve the site adequately the
Swaffham Town service (of which the 12 is a part) should be diverted along Norwich Road and
into the development tocreate good access to the Town Centre,Tesco and Waitrose and beyond
by public transport. The applicant has agreed funding of £150K - for the bus service diversion
and to sustain the town service at an hourly peak, two hourly off peak for between 5 years which
will need to be secured by S106 before any permission is granted.

The development will require a Travel Plan. A Travel Plan performance bond of £65,000 will also
be required which will need to be secured by S106 before any permission is granted.

In the light of the above, the Highway Authority recommends no objection subject to the above
mentioned S106 being completed and condition.

Comments on additonal information regaridng cumulative impacts:

The Transport Assessment addendum comes to the same conclusion that I would have come to
intuitively.
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CRIME REDUCTION & ARCHITECTURAL LIAISON OFFICER    

ENVIRONMENT AGENCY    

ANGLIAN WATER SERVICE    

HISTORIC ENGLAND    

HISTORIC ENVIRONMENT SERVICE    

LAWSON PLANNING PARTNERSHIP LTD    

OBLIGATIONS OFFICER, NORFOLK COUNTY COUNCIL    

No objection given the application is in outline but does offer offer some suggestions to the
developer in respect of measures to consider in future reserved matters applications.

No objection subject to condition securing surface water drainage scheme.

The proposal will connect foul flows to the existing sewer where there is capacity available. Work
has been completed to clean this sewer that did have heavy fat, oil and grease deposits and tree
roots have been removed. There is a planned maintenance programme to inspect and jet  the
sewer on a regular basis  to ensure it stays clean and free from roots.The cumulative impact of
the flows from both the sites off Norwich Road has been assessed from site to the Water
Recycling Centre and we are satisfied it is capable of accepting the flows without detriment to the
system or existing customers served by it. Therefore, no objection subject to conditions  

The Heritage Appraisal produced by Asset Heritage Consulting concerning the impact of the
above proposed development on the setting and significance of Swaffham Manor.  

The Appraisal contains some very helpful additional information which we have taken into
account during a recent return visit to the site.  While the assessment does perhaps not give due
weight to the way the agricultural land use contributes to the Manor's significance it does illustrate
the visual prominence of the application site.  While we remain concerned about the gradual
reduction in the amount of open agricultural land on this side of Swaffham as it affects the wider
setting of the Manor and the conservation area we would not, on balance, conclude that the harm
resulting from the present proposals in terms of the NPPF would be such as to merit a formal
objection to the application.  We would therefore recommend consideration is given to further
enhancing landscaping on the side of the new development closest to the Manor, but would not
wish to object to the granting of permission in principle.  

No comments received to date.

NHS England (East) can advise that due to capacity levels in the area, current priorities and the
size of this development, there is not an intention to seek contribution on this occasion.  

NHS England would therefore not wish to raise an objection to these proposed developments.  

Future applications in the area will be considered as and when they arise.  
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FLOOD & WATER MANAGEMENT TEAM    

TREE AND COUNTRYSIDE CONSULTANT    

HOUSING ENABLING OFFICER    

Education
Contributions towards Infant, High School and Sixth Form are not necessary and will not be
sought. However, with existing permissions the junior school is now deemed full, and Norfolk
County Council therefore seek contributions from the proposed development for Swaffham Junior
School, (23 children x £11,644 = £267,812) towards funding a new classroom to increase school
capacity.

Fire Service
Norfolk Fire Services have indicated that the proposed development will require 1 hydrant per 50
dwellings for the residential development at a cost of £812 per hydrant.

Library
A development of 165 dwellings would place increased pressure on the existing library service,
therefore a development of this scale would require a total contribution of £9,900 to be spent on
IT infrastructure and equipment.

Green Infrastructure
Maintenance and mitigation for new and existing green infrastructureI features would require a
contribution or commuted sum in order to mitigate for additional use and allow the development
to integrate and enhance the existing network (contribution equivalent to £250 per dwelling).

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 5 ha in size and
is not within a surface water flow path as defined by Environment Agency mapping.  

Refer to the County Councils standing advice below.  This is in line with our guidance on Norfolk
County Council'ls Lead Local Flood Authority role as Statutory Consultee to Planning.  Standing
advice 4 relates to surface water management for a major development under our size thresholds
which is not at risk of local sources of flooding.  

Given the lack of good quality trees and that trees are located on
boundaries I have no objection subject to conditions requiring development to proceed in
accordance with Arboricultural Impact Assessment, Tree Protection Plan and Arboricultural
Method Statement.  No work to commence on site until approved measures have been
implemented.  

Breckland Council's adopted policy DC04 requires 40% affordable housing, which is currently
proposed by this outline application.  Whilst I note it will be a matter for a further detailed
application if outline consent is granted, I have also examined the proposed schedule included in
the D&A statement.  I would comment that we would prefer a smaller number of three bed homes
and a greater number of smaller homes, to better meet the identified need of the local
community.  I was also pleased to see the provision of four bungalows in the mix.  Should this
application be accepted, the affordable homes should be transferred to a Registered Provider at
a price which assumes no public subsidy is available, this is to ensure affordability in perpetuity.  
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ECOLOGICAL AND BIODIVERSITY CONSULTANT    

ENVIRONMENTAL HEALTH OFFICERS    

HISTORIC ENVIRONMENT OFFICER    

SPORT ENGLAND EASTERN REGION    

Further survey work is required including the following:  

-  Targeted surveys to fully inform the value of the site, including 
   those for reptiles, great crested newts, bat (activity surveys), and 
   breeding birds, (Common Birds Census).  All surveys should be 
   undertaken in full accordance with up to date guidance.  
-  More specific guidance on mitigation and opportunities for 
   enhancement. Mitigation must not group protected and non-protected 
   species together in the way that the PEA has done.  
-  Consideration of the protected wildlife sites in the area.  
-  Consultation with a local biodiversity group, (only MAGIC is mentioned 
   in the methodology section), to determine if there are local wildlife 
   sites present, and records of protected and notable species.  

Officer Response:  

Given that the proposal is in outline and for residential development up to 165 dwellings it is
considered that this matter could be addressed by way of conditions on an outline permission
requiring all reserved matters be accompanied by the above information, including the results of
fatrgetted surveys and full details of any mitigation and enhancement proposals to be provided on
site.  

Based on the information provided to me at this time, I recommend approval providing the
development proceeds in line with the application details and subject to a conditions requiring a
scheme for protecting the proposed residential development from noise from Norwich Road and
the adjacent commercial workshop to be submitted and approved in writing by the Local Planning
Authority.  

In November 2014 an archaeological evaluation was undertaken prior to an application being
submitted to Breckland Council.  Based on the results of this evaluation we will not make any
recommendations for archaeological work and will decline in making any further comments on
the application.  

Further comments  

An archaeological evaluation has previously been carried out on the site prior to this application
being submitted.  From the results of this evaluation we would not make any recommendations
for further archaeological work.  

No Comment.  

AIR QUALITY OFFICER -  No Comments Received 
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The application has generated a significant amount of local interest.  At the time of writing 34
separate representations have been received.  The responses received raise the following
objections and concerns:  

-  Harm caused to the character of the site and surrounding area.  
-  Inadequate highway infrastructure and increased traffic and 
   congestion.
-  The inadequate provision of health, education facilities within the 
   town.  
-  Existing foul and surface water flooding and drainage problems would 
   be worsened by proposals.
-  Harm to amenity caused by the overlooking of neighbouring properties 
   and loss of privacy, additional noise and disturbance from the 
   proposals.  
-  Insufficient employment opportunities within the town.
-  Site should be retained to address shortage of green space within 
   Swaffham.  
-  Detrimental impact on nearby listed buildings and conservation area.  
-  Loss of habitat and impact on wildlife.  
-  Impact on police, fire and emergency services form additional 
   dwellings.  
-  Impact from traffic, noise and disturbance from footpath link to  
   north.

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

2.2  In relation to settlement boundaries, the objectives of Policy CP14 include focussing
development in sustainable locations 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 in
this respect Policy CP14 can be afforded some weight in accordance with paragraph 215. The
site is located outside the settlement boundary of Swaffham 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.  

 ASSESSMENT NOTES



BRECKLAND COUNCIL - PLANNING COMMITTEE - 31-05-2016

DC131_new

2.4  Planning law requires that planning applications are determined in accordance with the
development plan 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.  

2.5  Paragraphs 47 and 49 of the National Planning Policy Framework (NPPF) clearly 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.  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.  

2.6  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.  

2.7  Swaffham 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 Kings Lynn, Dereham and Thetford.  In these terms, the
application site is considered to be a sustainable location for new development.  

2.8  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 to the north and development
of more sporadic form to the west and south-east.  The proposal would therefore be closely
related to the built form of the town and would not result in an isolated development in the
countryside.  The residential use would also be compatible with the general residential character
of the area to the north and west, and being bounded by the mature tree and hedgerow belt of
the former railway line to the northwest, the proposal would not conflict with local policies which
seek to avoid intrusive development in rural landscapes.  

2.9  It is noted that the new households 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 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.  
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2.10  The provision of up to 165 dwellings would provide a significant contribution towards
providing housing, particularly in light of the significant current shortfall in the provision of housing
land in the District and has therefore been given significant weight in favour of the proposal.  The
proposal would also provide for a mix of one, two, three and  four bedroom dwellings, in the
different forms including apartments houses and bungalows, and provide for 49 affordable
dwellings.  

2.11  Although the application site is not an allocated site for development, the findings of the
Council's Strategic Housing Land Availability Assessment (2014) notes that the application site
would be deliverable and combined could provide up to 176 dwellings.  In the more recent
consultation on the Emerging Site Option, (December 2015), the site is considered to be
developable and a reasonable alternative for future housing allocations.  

2.12  In terms of availability and delivery, 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.  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.
Indeed it is noted that a detailed indicative layout has been included within the submission.  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.  

2.13  Having regard to the above, 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 and would be suitable for residential development.  

3.0 Character and impact on surrounding area and landscape  

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

3.2  The Council's Landscape Character Assessment Settlement Fringe Study, (2007), indicates
that the landscape is within the River Wissey Settled Tributary Farmland area, where
development consideration include enhancing settlement edges and integrating them into the
landscape setting and strengthening field boundary vegetation.  The more recent Brecks
Landscape Character Assessment, (2013), indicates that the site is within Rolling Clay Farmland
Character Area, where hedged rural lanes, mature hedgerow oaks and green lanes are the
important locally distinctive and sensitive landscape features.  This states that in managing the
expansion of existing settlements new built development should integrate the settlement edge
with the surrounding rural land by extending woodland and tree belts, connecting hedgerows so
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the impact is softened; conserve small scale pattern of rural roads, particularly the entrance to
settlements, and new hedgerow tree planting to provide gateway features.  

3.3  The proposed development would extend the built up area of the town south-eastwards and
the 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 and along the eastern approach into Swaffham to
the east, the proposal would be screened by the existing mature landscaping along the former
railway line and would be seen adjacent to existing buildings at the entrance into the town.
Consequently, the proposal would not appear as a noticeable intrusion into the open countryside.

3.4  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 residential
development would also be consistent with the residential character of the area to the north and
further to the east along Norwich Road.  

3.5  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 to the character and appearance of
the surrounding landscape and townscape.  

3.6  The overall density proposed of 25 dwellings per hectare 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 two and half storey
dwellings proposed would be of a different scale to existing housing immediately to the north,
which is made up predominantly of bungalows, it is proposed that the dwellings along the
northern boundary would be single storey and it is noted that there are 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.  

3.7  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.  
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4.0 Impact on heritage assets

4.1  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.  

4.2  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.  

4.3  The proposed residential development would be located to the east of the Swaffham
Conservation Area and would introduce built development adjacent to the open grounds of the
grade II listed manor house, with the Church of St Peter and St Paul located to the west of
Norwich Road.  The proposed development would be screened from the nearby grade II listed
manor house, and grade I St Peter and St Pauls Church to the west, by a substantial belt of
mature trees and hedgerows running along the western boundary.  It is noted that the Council's
Historic Building Consultant and Historic England have raised no objections to the proposed
development.  Furthermore, the submitted land usage plan includes the retention of a five metre
landscape buffer along the western boundary of the site.  Having regard to the above, it is
considered that the proposed development would not result in any significant harm to the
character, appearance and significance of the adjacent and nearby heritage assets, in
accordance with the NPPF and the tests set out in the Planning Listed Building and Conservation
Areas Act 1990.  

5.1 Highway Safety and Traffic Implications  

5.1  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.   
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-  Development should only be prevented or refused on transport grounds 
   where the residual cumulative impacts of development are severe.  

5.2  Outline permission is sought for the provision of up to 165 dwellings at the site with access to
the site to be provided via a single access off Norwich Road that runs immediately to the south of
the site.  A pedestrian and cycle access route would also be provided to the north of the site on to
the footpath running along the northern boundary which would in turn connect to the wider a
footpath and cycle network and into Longfields.  

5.3  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.  The concerns
raised by surrounding residents and the Town Council with respect to existing infrastructure and
congestion and the implications of additional traffic on the network are noted.  

5.4  The application has been supported by a Transport Assessment (TA) and TA Addendum
which have assessed the existing access and traffic levels, the proposed access arrangements
and through traffic modelling has assessed the implications of the additional traffic generated by
the proposed development and also the cumulative impacts of other permitted and proposed
developments on the surrounding highways network and junctions.  This concludes that following
the completion of the proposed residential development would operate within capacity.  

5.5  In addition, noting the site's location on the edge of Swaffham, in order to reduce the level of
vehicular traffic associated with the development and encourage sustainable travel choice a
Residential Travel Plan has also accompanied the application and proposes that prior to the
occupation of the subsequent development that it incorporate a number of measures to minimise
travel by private motor-vehicle.  

5.6  The Highways Authority have reviewed the proposal and submission documents and have
subsequently raised no objections to the application, subject to securing financial obligations to
provide through a Section 106 Agreement securing contributions towards a local bus services,
secure the implementation of a travel plan, and submission of a scheme for off-site highway
works and their undertaking in accordance with an agreement with the Highways Authority under
Section 278 of the Highways Act.  

5.7  Having regard to the evidence within the submitted Transport Assessment and the
comments of the Highways Authority it is considered that the proposed access arrangements
would be acceptable and 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'.  

6.0 Amenity considerations
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6.1  The proposal would alter the open outlook from neighbouring properties to the south of
Norwich Road.  However, there is nothing to suggest that the development, if appropriately
designed and laid out, would have an overbearing effect on adjacent dwellings to the south or
cause undue overlooking or overshadowing.  The land usage plan sets out that single storey
properties would be located towards the northern boundary, adjacent to the single storey
dwellings on Longfields and the proposed taller buildings and apartment buildings are shown to
be centrally located away from existing dwellings in order to lessen their impact.  

6.2  Given the density, height and scale of the dwellings proposed it is considered that in principle
the proposals would provide for an acceptable form 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.

6.3  Additional traffic movements would result in some additional disturbance to existing residents
on the approach roads to the application site.  However, given the existing situation and the likely
volume, speed and distribution of such traffic, it is not considered that such disturbance would
cause significant harm to the amenity of nearby residents.  

6.4  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.  

6.5  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 Flood risk and drainage

7.1  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.  
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7.2  The application site falls within Flood Zone 1 and is considered to be at low risk of flooding
from various sources including that from rivers, tidal, surface water, groundwater, reservoir and
canal sources.  In order to ensure that the proposal would not give rise to an increased risk of
flooding elsewhere it is proposed to drain surface water via a combination of sustainable urban
drainage systems (SuDS)including infiltration methods, discharge to adjacent watercourse and
other infiltration methods. The proposed system would limit surface water flows into the highway
ditch to greenfield run off rates by and on site surface water detention basin and control
mechanism to the outflow.  On this basis, the Environment Agency raises no objection to the
application subject to a condition securing the approval of surface water drainage scheme and
the demonstration that any infiltration techniques would not pose a risk to groundwater quality.  

7.3 Foul drainage would be via the existing mains system in Norwich Road.  Anglian Water have
confirmed that there would be capacity available for the proposed development and have raised
no objection to the application subject to conditions, including a requirement to submit details of
the foul water drainage scheme.   The concerns of surrounding residents are noted particularly
given recent incidents of foul water surcharges from nearby sewers and surface water flows in
the surrounding area. Anglian Water have confirmed that the cumulative impacts of the proposal
and that of other applications (3PL/2015/0917/O) to the south of Norwich Road would be
accommodated within the existing system up to the Water Recycling Centre. Furthermore, it is
noted that foul water surcharges were found to result from heavy fat, oil deposits and tree roots,
which have now been removed and there is now a planned maintenance programme to inspect
and clear the sewer on a regular basis.

7.4  In this instance it is noted that both the 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 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.  

8.0 Ecology 

8.1  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-terms viability.  

8.2  The application site comprises an open field recently used for agricultural purposes for the
growing of crops, but with mature hedgerow and tree coverage to the perimeters of the site.  The
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Council's Ecologist has recommended that further survey work is undertaken and further details
of the proposed on site ecological mitigation and enhancement measures are submitted for
assessment.  It is noted that the application is in outline and seeks permission for residential
development up to 165 dwellings.  The proposed development as set out in the land usage /
parameters plan would retain the existing hedgerows to the boundaries and would provide for a
five metre landscape buffer to the north, south and west boundaries of the site.  

8.3  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 submission
and approval of mitigation and enhancement measures within the subsequent reserved matters
application, the proposed development would accord with the objectives of the NPPF and Core
Strategy policy CP10.  

9.0 Other material considerations

Local infrastructure 

9.1  A number of the concerns raised by local residents highlight the ability of the highway, social
and economic, and 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, together with an expanded
local bus service and for enhancements and improvements to the surrounding footpath network.
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 and have
confirmed that planning obligations would not be sought from the proposed development.  

10.0 Impact on Availability of High Quality Agricultural Land

10.1  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."  

10.2  It is noted that the proposed development would result in the loss of agricultural land which
has recently been used for the growing of crops.  The land is identified as being within grade
three agricultural land and is therefore of moderate to good quality agricultural land.  Whilst it is
noted that the site would utilise agricultural land classed as good quality, it is noted that 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 and District.  



BRECKLAND COUNCIL - PLANNING COMMITTEE - 31-05-2016

DC131_new

Outline Planning Permission

3005
3058
3047
3920
3920
3920
3920
3920
3920
3920
3920

Outline Time Limit (2 years)
Standard Outline Condition
In accordance with submitted
Land Usage / Parameters Plan
Site investigation
Slab levels
Foul and surface water drainage scheme
Scheme for management, maintenance of drainage system
Construction Management Plan
SHC01 - Detailed plans of roads, footways, cycleways,
SHC02 - Accordance with Highway specifications

 RECOMMENDATION

 CONDITIONS

11.0 Land contamination

11.1  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 IIA of the Environmental 
   Protection Act 1990; and  
-  adequate site investigation information, prepared by a competent 
   person, is presented.  

11.2  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 a site investigation report 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.  

11.3  Therefore, subject to a condition securing the submission and approval of a detailed 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.
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3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920

SHC03A - Surfacing
SHC19 - Visibility splays
SHC 39 - Scheme for Off site highways works
Ecology surveys and CEMP within REM
No vegetation clearance in bird nesting season
Design and access statement with REM
Details of footpath/cycle way with REM
Detailed Residential Travel Plan with REM
In accordance with Arboricultural Method Statement
Retetion of trees to boundaries
In accordance with Materials waste management plan
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5

GREAT ELLINGHAM
Hollytree House
80 Long Street

Mr Tim Davidge
42 Mill Lane Attleborough

Patterson DESIGN Ltd
2 Exchange Street Attleborough

Proposed development of 5No. detached houses on land to the North of 80 Long
Street. 

Full

3PL/2015/0899/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 

Principle of development  
Amenity  
Impact on character and appearance of the area  
Affordable Housing 
Highway safety

 KEY ISSUES

The application proposes the erection of five large detached dwellings, three of which would be
two-storey and two single-storey.  Garages are proposed for all dwellings.  Access would be
directly off Long Street with the dwellings arranged in a cul-de-sac form.  A 0.14 hectare piece of
agricultural land to the west of the site is also proposed to be gifted to the Parish Council for use
as a Nature / Wildlife area.  This land is detached from the site and would be accessed by a newly
created footpath to the south of the site.

The application site is located at the south end of the village outside the defined Settlement
Boundary.  The land comprises two grazing paddocks with trees and vegatation across and within
the boundaries of the site.  The site extends to approx. 0.37 hectares.  To the south of the site is
a modest two storey cottage with outbuildings.  Further paddocks and a small farmhouse can be
found on opposite the site on the eastern side of Long Street.  Electricity cables also cross the
northern section of the site.  The site adjoins paddocks and garden land to the north where
permission was recently granted for four large detached dwellings (3Pl/2014/1366/F refers).

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Viv Bebbington

This application is referred to Planning Committee as it is contrary to the development plan.

 REASON FOR COMMITTEE CONSIDERATION
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3PL/2008/1215/O - One detached dwelling, (adjoining site in grounds of no. 68), - Approved
November 2008, (permission now expired).  

3PL/2014/1366/F - Erection of four detached houses, (on land adjacent this site), - Approved 8th
June 2015.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS    

 CONSULTATIONS

CP.01
CP.05
CP.11
CP.14
DC.01
DC.02
DC.04
DC.14
DC.16
NP
NPPF
NPPG

Housing
Developer Obligations
Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Energy Efficiency
Design
Neighbourhood Plan
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 

GREAT ELLINGHAM P C -   
No objection.  

No.

 EIA REQUIRED

The total area of the site amounts to some 0.37 hectares and five dwellings are proposed.
Where five or more dwellings are proposed, or on sites of more than 0.17 hectares where less
than five dwellings are proposed, Core Strategy Policy DC04 requires that 40% of the dwellings
proposed be affordable.  Two affordable dwellings should be provided on site. 

No on-site affordable housing is proposed, and no financial contribution in lieu of on-site provision
has been offered.  The application is therefore contrary to Core Strategy Policy DC04.

 CIL / OBLIGATIONS
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HISTORIC ENVIRONMENT SERVICE    

HOUSING ENABLING OFFICER    

ECOLOGICAL AND BIODIVERSITY CONSULTANT    

PRINCIPAL PLANNER MINERAL & WASTE POLICY    

ENVIRONMENTAL HEALTH OFFICERS    

CONTAMINATED LAND OFFICER    

CRIME REDUCTION & ARCHITECTURAL LIAISON OFFICER    

A revised drawing demonstrating that visibility splays measuring 2.4. x 59m are achievable to
either side of the access is required and a size turning turning area independently of parking
arrangements to ensure that delivery vehicles can enter the site and turn should be included.  

Based on currently available information the proposal does not have any implications for the
historic environment and we would not make any recommendations for archaeological work.  

Brecklands adopted policy DC04 requires developments of five or more dwellings, or site size of
0.17ha or above, to provide 40% affordable housing.  On this site, this would be two units.  The
units should be secured through a S106 Agreement and transferred to an RP at a price which
assumes no public subsidy is available.  Out preference is for smaller one-two bed units to meet
the identified need from our housing register.  

The Ecology Report, (A Preliminary Ecological Assessment and European Protected Species
Report), sufficiently addresses ecological considerations and no further works are required in
relation to ecology, prior to the determination of the application.  

The mitigation measures and biodiversity enhancement measures outlined in the ecological
report should secured through a condition.  

This is an officer level response and is made without prejudice.  The proposed development is
partially underlain by a Mineral Safeguarding Area, (sand and gravel), in accordance with
adopted Minerals and Waste Core Strategy Policy CS16.  However, due to the size, (less than 1
hectare) and location of the proposed development site, Norfolk County Council, as Mineral
Planning Authority, do not object to the proposed development.  

No objection subject to conditions.  

No objection subject to condition.  

The cul de sac design with all the dwellings looking over the public area of the street means that
they all face the centre of the site putting any potential offender on full view.  With a no through
route it gives the residents a feeling of ownership over the public place and will, in effect, mean
that they police the areas themselves. It encourages a feeling of community and discourages
anyone intent on criminal behaviour as not only are they likely to be seen by residents and
potentially challenged but they have nowhere to go within the development.
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The following is a summary of representations received:-

3 Letters of objection

- Proposal would herald a significant change in the character of the village.
- Impact on existing infrastructure ¿ doctors, schools.
- The appearance and orientation of two frontage dwellings not compatible 
- Loss of frontage hedge
- Extra houses would not necessarily support village shop.

3 Letter of support
- Diverse and interesting proposal
- Support school and shop
- Proposal should not include affordable housing

Comments
All external lighting should be in accordance with CPRE guidelines

 REPRESENTATIONS

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

 ASSESSMENT NOTES

There are a few areas of concern.  

Plots one & five do not have any surveillance on the entrance to the cul-de-sac or plot one.
Secure by design advises Dwellings should be positioned facing each other to allow neighbours
to easily view their surroundings and thus making the potential offender feel vulnerable to
detection.  

Plot one has limited surveillance to the car parking area.  Gable end windows to the living area of
both plots would solve both observations.  New Homes 2014 states ¿Where parking is designed
to be adjacent to or between units, a gable end window should be considered to allow residents
an unrestricted view over their vehicles¿.  The dwellings at the entrance of a cul-de-sac are most
likely to suffer crime.  

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;  
Permission should be refused for development of poor design that fails to take the opportunities
available for improving the character and quality of an area and the way it functions.  

WARD REPRESENTATIVE - Cllr B Smith.

Supports the application without on site affordable housing providing adjacent land to be used as
village amenity area.

TREE AND COUNTRYSIDE CONSULTANT -  No Comments Received 
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1.1  For decision making purposes, as required by Section 38(6) of the Planning & Compulsory
Purchase Act 2004, the Development Plan comprises the Adopted Core Strategy and
Development Control Policies Development Plan Document, together with the Site Specific
Allocations DPD.  Material considerations in respect of national planning policy are the NPPF and
the more recently published National Planning Policy Guidance.  

2.0 Principle of development

2.1  The application site is located outside the established Settlement Boundary.  For this reason
the proposal conflicts in principle with Policies DC02 and CP14 of the Core Strategy and
Development Control Policies Development Plan Document, (2009), which seeks to focus new
housing within defined Settlement Boundaries.  However, paragraph 49 of the National Planning
Policy Framework, (NPPF), states that where an authority does not have an up to date five year
housing land supply, (at present the District figure is 3.7 years), the relevant local policies for the
supply of housing as referred to above should not be considered up-to-date and that housing
applications should be considered in the context of the presumption in favour of sustainable
development.  

2.2  The Government defines sustainable development as having three roles:  

-  economic, in terms of building a strong economy and in particular by 
   ensuring that sufficient land of the right type is available in the 
   right places.  
-  social, by supporting, strong vibrant and healthy communities by 
   providing the supply of housing required to meet future need in a high 
   quality environment with accessible local services and  
-  environmental, through the protection and enhancement of the natural, 
   built and historic environment.  

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

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

2.5  From an environmental perspective, the site comprises agricultural grazing land and mature
garden land that does contribute towards the rural landscape of the area and the setting of this
edge of village location.  The development of the site would, therefore, have a negative impact in
terms of the loss of open green space.  This impact is assessed in more detail below.  

2.6  With regard to whether this is a suitable location for development, Great Ellingham is
classified as a service centre village through Core Strategy Policy SS1.  This means that the
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village has a good level of local facilities, including a school. Paragraph 55 of the NPPF states
that rural housing should be located where it will enhance and maintain the vitality of existing rural
communities.  Most of the facilities are located further to the north of the village and there is no
footpath connection from the site.  Whilst these factors count against the scheme, the site is not
considered to be in an isolated location.  

2.7  Taking into account the above, particularly the lack of a five year supply of housing land, the
principle of the residential re-development could be acceptable in terms of location, subject to the
remaining environmental considerations set out below.  

3.0 Amenity

3.1  The site is bounded by a residential dwelling to the south, (no. 80 Long Street), which
currently has a domestic boundary with open paddocks beyond.  As a consequence, whilst
adequate separation distances, (window to window), can be achieved to these properties, due to
their scale and massing, plot two will appear quite dominant.  A degree of existing privacy will be
lost to the rear garden of no. 80 Long Street, which counts against the scheme.  Although in itself
not enough to warrant a refusal of permission in its own right, the identified harm carries forward
to the planning balance.  

3.2  The Enviromental Health Officer has raised no objection to the proposal subject to the
imposition of conditions regarding hours of working and deliveries during construction and
disposal of construction waste.

4.0 Design and Impact on the character and appearance of the area

4.1  Core Strategy Policies CP11, DC16 and paragraphs 59 and 63 of the NPPF requires all
development to be a high quality design that fully considers the context in which it sits,
contributes to a sense of local distinctiveness and compliment the natural landscape and built
form that surrounds it.  All proposals should preserve or enhance the existing character of the
area.  

4.2  The general character of this end of the village is one of traditional dwellings, (in terms of
scale and appearance), set in spacious plots and in the main set back from the road in a strong
linear form with no development to the rear of the frontage properties.  Existing plots are
generally well landscaped interspersed with trees and hedging.  However, beyond no.68 to the
south, the character changes to that of more open countryside incorporating grazing paddocks.
The few dwellings to the south of the site appear traditional and relatively small in scale.  

4.3  In comparison, the proposed dwellings are large and modern in terms of construction and
appearance and take up much of their allocated plots.  The layout effectively forms a cul-de-sac,
which is not a feature of this end of the village and would appear out-of-keeping. 
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4.4  Whilst it is accepted that permission was recently granted on land immediately to the north of
the site for a similar development of 4 dwellings, it is considered that the cumulative impact of an
additional 5 houses of a similar form and density would appear incongruous and form a
significant urban edge to the village.

5.0  Affordable Housing

5.1  It is accepted that the site is not part of a wider contiguous development under the
ownership/ control of the applicant and therefore in accordance with Policy DC 4, two affordable
houses should be provided on site.  

5.2  The proposal does not provide on site affordable housing and no financial contribution in lieu
of on-site provision has been offered although discussions have taken.  

5.3  The applicant's agent considers that gifting of the adjacent the site to the Parish Council as a
communal nature/ wildlife area would more than adequately offset any requirement for affordable
housing on the site or the requirement for a commuted payment in lieu of doing so.  It is also
contended that any social housing provision should be closer to the village amenities and not
within this aspirational development.

5.4 However, it is not considered that an exception to Policy DC4 would be justified for these
reasons.  There is a clear and identified need for affordable housing in the District, and on
qualifying scheme it is considered that affordable housing should be integrated with market
housing on order to create balanced and mixed communities in line with NPPF policy.  It is
considered that the public benefits associated with the provision of the proposed open space and
would not outweigh the need to provide affordable housing.  

5.5 Notwithstanding these considerations, the Government has recently signalled its intention,
following a Court of Appeal ruling, to restore its previous policy exempting small developments of
less than 10 dwellings from planning obligation requirements. If re-introduced this policy may alter
the requirement for affordable housing to this development.  A further update will be provided.

6.0  Other matters

6.1  The Ecological Consultant has raised no objection provided that the development proceeds
in accordance with the mitigation measures set out in the Ecological Report.  These measures
include the provision of bird boxes, bat boxes and native planting  

6.2  The County Archaeologist has raised no objection to the proposal.  

7.0  Highway Safety  

7.1  Access to the site is via a new access off Long Street.  The Highway Authority has requested
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Refusal of Planning Permission RECOMMENDATION

 REASON(S) FOR REFUSAL

a plan demonstrating that a visibility splay of 2.4m by 59m is achievable to either side of the
access and the provision of a communal type 3 turning area.  The requested plan is awaited and
further highway comments will be reported to members at the meeting.

8.0  Conclusion

8.1 Whilst it is acknowledges that the proposed scheme will contribute towards the five-year
supply of housing, generate some economic activity and offer a degree of support to existing
village amenities, for the reasons set out above, the proposal would harm the character and
appearance of the area and therefore not accord with the requirements of Core Strategy Policies
CP11 and DC16 as well as paragraphs 59 & 63 of the NPPF.  The proposal would also fail to
make adequate provision for affordable housing based on current policy.

8.2  It is considered that, on balance, the adverse effects of the proposal would significantly and
demonstrably outweigh its benefits, and that overall the development is not sustainable and
should be refused.
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DEREHAM
Land North of Norwich Road

Taylor Wimpey East Anglia
Castle House Kempson Way

Taylor Wimpey East Anglia
Castle House Kempson Way

Variation of conditions 12 & 13 on 3PL/2013/0976/F - Foul & waste water 

Full

3PL/2015/0916/F

N

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Foul drainage / flooding / pollution.

 KEY ISSUES

The application seeks to vary conditions relating to arrangements for foul drainage for a
development of 226 dwellings.  The conditions currently require foul water to be stored on site
until a new connection is made to the Mattishall Waste Water Treatment Works, (WWTW) and for
foul drainage to be dealt with otherwise in accordance with the previously agreed strategy.   

Whilst foul water was stored on site during the initial phases of construction of the development,
the scheme has more recently been connected to the Dereham sewerage system, which
discharges to the Dereham WWTW.  This application seeks to vary the existing planning
conditions to regularise the position.

The application site is located on the eastern edge of Dereham, on land to the north of Norwich
Road.  The site is currently being developed for housing.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

 RELEVANT SITE HISTORY

CASE OFFICER: Nick Moys

No.

 EIA REQUIRED

This application is referred to Committee at the request of the Ward Member.

 REASON FOR COMMITTEE CONSIDERATION
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Planning permission was granted in for a development of 200 dwellings in September 2011, (ref
3PL/2010/1142/F).  

Permission for a revised scheme incorporating 226 dwellings was granted in March 2014, (ref
3PL/2013/0976/F).

 POLICY CONSIDERATIONS

Objections have been received from a number of local residents who are concerned about
existing flooding from the foul sewer in Norwich Road and Windmill Avenue.

 REPRESENTATIONS

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

2.0 Background

2.1  At the time of the 2010 application, the Dereham WWTW did not have capacity to
accommodate foul water flows from the development.  To address this issue a new sewer

 ASSESSMENT NOTES

ENVIRONMENT AGENCY    

ANGLIAN WATER SERVICE    

The actual variation that is proposed does not appear to have been stated. However, the letter
from Anglian Water demonstrates that they can accept the foul drainage from this site.
Therefore, we have no objection.  

Comments to follow.

 CONSULTATIONS

CP.09
NPPG
NPPF

Pollution and Waste
National Planning Practice Guidance
National Planning Policy Framework

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

DEREHAM T C -   
Councillors felt there was not enough information given and would like to see evidence as to what
work has been carried out to enable the drainage system to cope with additional waste.  

Not Applicable.

 CIL / OBLIGATIONS
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Planning Permission RECOMMENDATION

 CONDITIONS

connection to the Mattishall WWTW was proposed.  On this basis Anglian Water (AW) and the
Environment Agency withdrew their objections to the development.  Conditions were attached to
the permission requiring a foul drainage strategy to be agreed incorporating the new connection
to the Mattishall WWTW.  Similar conditions were attached to the 2011 applications, including a
requirement to store foul water on site until the connection to the Mattishall WWTW was
available.

2.2  The proposed sewer connection to the Mattishall WWTW has not yet been constructed. In
the absence of this new connection, sewage from the approved housing development was
initially, and as an interim measure, stored on site in underground tanks and removed by tanker.
In June 2015, Anglian Water advised the developer that following improvements to the
downstream network, foul water from the development could after all be accommodated in the
Dereham sewerage network.  The development was subsequently connected to the existing
Norwich Road sewer.  This application seeks to vary the existing planning conditions to reflect
this situation.  

3.0 Drainage implications

3.1  Since the submission of the application it has become apparent that there are capacity
issues with parts of the Norwich Road sewer.  As a result flooding has occurred during times of
heavy rainfall.  To address these issues AW has sought to increase available capacity by making
improvements to existing pumping stations on Greenfields Road and Bramley Drive.  Flow
monitors and control devices have been installed to limit flows from these pumping stations into
the Norwich Road sewer during times of heavy use.  

3.2  Although formal comments from AW are awaited, it is understood from discussions with
officers that AW considers that the improvement works undertaken will have created sufficient
capacity within the system to accommodate the approved development of 226 dwellings.
Detailed monitoring of the system is by AW on-going, together with further investigations in
relation to possible surface water ingress into the foul sewer.  

3.2  It is understood that AW remains committed to strategic improvements to the sewer network
through the provision of a new connection to the Mattishall WWTW, and that this scheme has
passed through AW's initial governance procedures.  This improvement would enable foul water
from both new and existing development in this part of the town to be directed away from the
Dereham WWTW.  It is currently envisaged that the new sewer would be constructed in 2018.   

4.0 Conclusion

4.1  Whilst the understandable concerns of local residents are noted, based on technical advice
from AW and subject to the formal confirmation of the same, it is considered that there is
sufficient capacity in the sewerage system to accommodate foul water from this development.
The development should not therefore give rise to additional flooding elsewhere in the locality.  It
is recommended that the subject planning conditions are varied as requested.
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7

DEREHAM
Land West of Etling View

Taylor Wimpey Strategic Land
Castle House Kempson Way

DLP (Planning) Ltd
4 Abbey Court Fraser Road

An outline application is being submitted with all matters reserved except for
access.

Outline

3PL/2015/1045/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. Committee referral  
2. Principle of Development and Policy Position  
3. Character and impact on surrounding area and landscape  
4. Highway safety and traffic implications  
5. Flood risk and drainage  
6. Ecological considerations  
7. Amenity implications  
8. Affordable Housing and Viability  
9. Other material considerations  
10. Conclusion  
11. Recommendation  

 KEY ISSUES

This application seeks outline planning permission for the erection of up to 62 dwellings, provision
of access, parking, 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 and
therefore the matters comprising scale, layout, external appearance and landscaping will be the
subject of future detailed reserved matters applications.  Permission is sought for vehicular and
pedestrian access from the existing Taylor Wimpey development site immediately to the east of
the site which joins the wider highway network on Norwich Road.  

This outline planning application as submitted seeks to establish the general principles of

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Chris Hobson

This application is referred to committee as a major development proposal which has received a
substantial number of objections.

 REASON FOR COMMITTEE CONSIDERATION



BRECKLAND COUNCIL - PLANNING COMMITTEE - 31-05-2016

DC131_new

development and the apportionment of dwellings on the site. The proposal would provide a mix of
two, three, four and five bedroom dwellings, including single storey, two storey and two and a half
storey dwellings.  A framework masterplan has been submitted with the application that indicates
the following parameters:  

-  Residential Development of the site, comprising a total of up to 62.
   dwellings of which 11.29% (7 dwellings) would be affordable.  
-  A residential area of 1.98 ha.  
-  1.56 hectares of Public Open Space located predominantly along the 
   northern and western parts of the site with further areas along the 
   southern boundary of the site.  
-  Provision of landscape and planting buffers to the north, south and 
   west boundaries of the site.  
-  Provision of two Local Areas of Play (LAP) and a balancing lagoon 
   within the areas of public open space.  
-  Provision of bungalows along the southern boundary with Briar Close.
-  Main vehicular access to the west of the site forming an estate road, 
   with a pedestrian / cycle access on to Shillings Lane to the north of 
   the site, and into the Little Neatherd to the west of the site.  

The application has been submitted with a number of accompanying documents, including, a
Planning statement, Design & Access Statement, Landscape and Visual Appraisal, Flood Risk
Assessment and Drainage Strategy, Foul Drainage Strategy, Archaeological Desk Based
Assessment, Phase 1 Habitat Survey, Breeding Bird, Bat Survey, Reptile, Great Crested Newt
Survey, Arboricultural Constraints Report,  Arboricultural Impact Assessment, Hedgerow Survey,
Transport Statement, Residential Travel Plan, Statement of Community Involvement, Energy
Statement, and Phase 1 and 2 Desk Study and Site Investigation Report.

The application site is approximately 3.78 hectares in size comprising agricultural land located to
the north of Dereham.  The application site sits between the existing residential area to the south
and east and the Neatherd located to the north of the site.  The site is bounded to the north by
mature belt of trees and hedgerows with a footpath running along Shillings Lane east to west
along the northern boundary.  A mature woodland is located to the west of the site known as the
Little Neatherd.  Single storey dwellings and their gardens of Briar Close and a two storey
dwelling at Rose Farm border the site to the south.  The existing residential development site
granted permission reference borders the site to the east.  The application site is generally open
and level comprising rough grassland scrubland with a mature hedgerow running north to south.

 SITE AND LOCATION

3PL/2015/0916/F - Variation of condition 12 and 13 of permission 3PL/2013/0976/F.  

3PL/2013/0976/F Re-plan & substitute revised house types to Phases 3 to 7 from previously

 RELEVANT SITE HISTORY

No.

 EIA REQUIRED
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approved planning consent 3PL/2010/1142 - Permitted 18/03/14.  

3PL/2010/1142 - Erection of 200 dwellings with assoc. parking, garages, open space &
landscaping & change of use of land to cemetery - Permitted 7/09/11.

Policy SS1   Spatial Strategy  
Policy CP01  Housing  
Policy CP04  Infrastructure  
Policy CP05  Developer Obligations  
Policy CP10  Natural Environment  
Policy CP11  Protection and Enhancement of the Landscape  
Policy CP13  Accessibility  
Policy DC01  Protection of Amenity  
Policy DC02  Principles of New Housing  
Policy DC04  Affordable Housing Provision  
Policy DC11  Open Space  
Policy DC12  Trees and Landscape  
Policy DC13  Flood Risk  
Policy DC16  Design  
Policy DC17  Historic Environment  

National Planning Policy Framework (NPPF)  

With particular regard to paras 11 - 14, 17, 32, 34, 35, 47, 49, 58, 63 - 65, 93-96, 100 - 103, 109
203 - 206 & 215.  

NPPG National Planning Practice Guidance

 POLICY CONSIDERATIONS

 CONSULTATIONS

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

DEREHAM TOWN COUNCIL -   
The Town Council is pleased to note that the developer has pulled the building line back from
Shillings Lane to protect its amenity.  It did however feel that the density of properties was too
high for such an edge of settlement location.  

Conditions should be put in place to ensure lighting does not have a detrimental impact on bat
movements.  

Trees T29 and T30 proposed to be removed are semi-mature oak trees and preferably should be

A Section 106 Agreement would be necessary to secure the provision of on site affordable
housing; the provision and on going maintenance of public open space, surface water drainage
system, play and recreation facilities; financial contributions towards education facilities, library
services and health facilities; a residential travel plan, and to provide mitigation measures towards
green infrastructure.

 CIL / OBLIGATIONS
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NORFOLK COUNTY COUNCIL HIGHWAYS    

ENVIRONMENT AGENCY    

The proposed development will be an extension of the existing development at Etling View with
vehicular access through the existing junction onto Norwich Road. Given the scale of the existing
and proposed developments the potential highways impacts of this proposal have been duly
considered by NCC's Development Team.  It is the view of the Highway Authority that the
residual impacts of an additional 62 units is unlikely to be severe. As such, having due regard to
the requirements of the NPPF, it
would not be possible to substantiate a highways objection in this instance.  

In the event the application is approved it is recommended the developer be required to produce
a Construction Traffic Management Plan to ensure matters such as the how and when delivery
vehicles will access the site, temporary wheel washing facilities during the construction period
and on-site parking for construction vehicles can be agreed prior to works commencing on site.
Given the proximity of the site to A47(T) it is recommended deliveries are routed to use the most
direct routes of Mattishall Road and Norwich Road rather being routed via the town centre.
Outline permission is sought with means of access marked for consideration.  Further conditions
required securing detaield design, approval and implementation and surfacing og estate roads,
access, parking areas.  

No objection to this application. Please consult the LLFA on the submitted Flood Risk
Assessment (FRA)

Contamination 
The site is located above a Principal Aquifer. However, we do not consider this proposal to be
High Risk. Therefore, we will not be providing detailed site-specific advice or comments with

retained in accordance with DC12.  If they do have to be removed, then appropriate replacement
should be conditioned. As mitigation for the loss of potential bat roosts, (through the felling of T29
and T30), three bat boxes will be located.  A larger number of boxes should be installed to ensure
that there is no loss of roosting habitat.  

In the revised plan the Hibernacula seems to have been removed. If this is the case then
mitigation needs to be put in place to account for the loss of habitat. In the phase 1 Habitat
Survey it was noted that swallows nests and owl pellets had been located.  The loss of this will
result in the loss of nesting sites, and appropriate mitigation should be put in place so that there
are alternative locations for nesting swallows and owls.  

The Council would prefer to see a single larger local area of play away from the balancing
lagoon, rather than two small LAPs.  

There is no update on the ability of the sewage system to deal with the additional discharge
developed from the housing development.  There needs to be a clear strategy for dealing with the
additional sewage generated from the site.  

The Site Specific Flood Risk Assessment stated that water from the lagoon would be discharged
at a rate of 29.8l/s into the existing water course. While a water course may be apparent on
maps, this does not mean that they function effectively on the ground.  Conditions should be put
in place to ensure that the drainage ditch network functions effectively before work starts on site.
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ANGLIAN WATER SERVICE    

NORFOLK RIVERS IDB    

HISTORIC ENVIRONMENT OFFICER    

KEN HAWKINS, THE RAMBLERS    

regards to land contamination issues for this site. The developer should address risks to
controlled waters from contamination at the site, following the requirements of the National
Planning Policy Framework and the Environment Agency Guiding Principles for Land
Contamination.

There are assets owned by Anglian Water or those subject to an adoption agreement within or
close to the development boundary that may affect the layout of the site.  There should be no
development within 15 metres from the boundary of a sewage pumping station.  

The foul drainage from this development is in the catchment of Dereham Water Recycling Centre
that will have available capacity for these flows.

The existing sewerage network is operating at capacity and the connection of flows from this
development will cause a risk of flooding downstream.
There is currently a foul water strategy for new growth in this part of the Dereham catchment and
this particular development will need to be included within this strategy.  

A gravity connection into the adjacent Etling View development site to be discharged into
manhole 8300 in Norwich Road via the Etling View section 104 pumping station is in line with the
strategy; however that strategy needs to be implemented before connection is made.  

Until this strategy has been completed it is recommended that a foul water drainage condition be
attached to any planning consent being considered.  We request a condition that reserved
matters application includel a foul water strategy to be approved in writing by the Local Planning
Authority and that no dwellings shall be occupied until the works have been carried out in
accordance with the foul water strategy.  

The FRA states that no greater volume of flow will be seen, however this fails to appreciate the
extra volume of flow which will inevitably be experienced.  We would like to confirm that
downstream landowners have agreed to accept these additional volumes and that a robust
maintenance regime is in place for future drain maintenance.  

Whilst the report states that water will flow to the North of the site, it does not appear to state the
final receptor for the water in terms of a main drain or river, which may be important in terms of
its ability to receive the additional collective volumes from these developments.  We would like
confirmation of this receptor if known, (or unknown).  We would ask that the LLFA are satisfied
that the holistic understanding of water management is met for the developments.  

Based on the information within the Desk Based Assessment we have decided that the proposal
does not have any implications for the historic environment and we would not make any
recommendations for archaeological work.  
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PUBLIC RIGHTS OF WAY OFFICER    

LAWSON PLANNING PARTNERSHIP LTD    

OBLIGATIONS OFFICER, NORFOLK COUNTY COUNCIL    

The Ramblers has significant concerns about the impact of this development particularly on
Restricted Byway 32 (Shillings Lane) which runs along the northern edge of the site, but also on
the Little Neatherd area to the west.  

RB32 is separated from the site by a hedge line: along this section, it is currently largely lined on
both sides by a tree/hedge line, giving a welcome sense of isolation from residential areas - a
sense of being out in the country, while being so close to the town centre.  These hedge lines are
not impermeable, however, and the development will clearly change this ambience.  

Further comments:
The Ramblers welcomes the fact that the applicant has responded by moving back the housing
and creating a slightly wider margin between new structures and Shillings Lane (Restricted
Byway 32).  Unfortunately, the main thrust of our initial objection is unaltered - (1) this will not
prevent loss of the current ambience experienced by walkers along this route, and (2) the plan is
illustrative and will therefore not necessarily be reflected in the final plans.  Similarly, the change
in relation to the Little Neatherd appears to be so small as to be negligible.  We support the
concerns expressed by the Norfolk Wildlife Trust that the impact of this site is not limited to the
boundaries of development, but extends over a much wider area, and it is in that context that we
must sustain our objection.  

No objection in principle as long as there is no adverse impact on either the registered common
land to the west or Restricted Byway, (RB32), along the northern boundary of the site.  

The proposal comprises a residential development of up to 62 dwellings, which is likely to have
an impact on the NHS funding programme for the delivery of primary healthcare provision within
this area and specifically within the health catchment of the development.  

This development is likely to have an impact on the services of three GP practices within the
Breckland Council locality.  These GP practices do not have capacity for the additional growth as
a result of this development.  NHS England, therefore requests that a developer contribution be
secured through a planning obligation linked to any grant of planning permission, in the form of a
Section 106 Agreement.  A financial contribution of £19,600 is sought.  Assuming the above is
considered in conjunction with the current application process, NHS England would not wish to
raise an objection to the proposed development.  

Education
Norfolk County Council would seek contributions for this development for the Infant and Junior
schools and the Dereham 6th Form Centre.  

Fire Service
Norfolk Fire Services have indicated that the proposed development will require 1 hydrant per 50
dwellings, (on a minimum 90-mm main), for the residential development at a cost of £812 per
hydrant.  
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FLOOD & WATER MANAGEMENT TEAM    

HUGH COGGLES    

HOUSING ENABLING OFFICER    

Library services
A development of 62 dwellings would place increased pressure on the existing library service.  It
has been calculated that a development of this scale would require a total contribution of £3,710
to be spent on IT infrastructure and equipment.  

Green Infrastructure
Green Infrastructure improvements for the common which is likely to receive increased use as a
result of the proposed development.  The contribution of £5,000 will be used to protect and
enhance biodiversity of the common through new planting and adaptive management.
Furthermore, the site lies on the intersection between the Dereham eastern and northern habitat
corridors, (ELP, 2008) and therefore biodiversity, quality of environment and amenity is priority in
this area.  £1000 to cover promotion of routes to new residents, (development lies adjacent to
established PRoW which lies on a Norfolk Trails Circular walk).  

We previously provided a consultation response on 3 December 2015, (FWP/15/3/1903), to
which we had an objection to the development due to the potential increase in the risk of flooding
elsewhere as a result of an increase in the volume of runoff.  

The applicant has revised the proposed surface water drainage strategy such that the discharge
to the adjacent watercourse will be restricted to a QBAR rate of 4.3l/s, which has been calculated
based on the MicroDrainage ICP SuDS methodology.  This has led to a solution that is
considered to have reduced the potential impact on the risk of flooding elsewhere due to an
increase in runoff volume.  We are consequently able to remove our objection to this application
subject to conditions being attached to any consent if this application is approved.  

On reviewing the calculations we note that the freeboard within the storage pond has reduced to
227mm as a result of a reduction in the allowable discharge from the pond.  The recommended
freeboard to account for uncertainties in model parameters and the potential for blockage is
300mm.  During detailed design we would recommend that the design of the storage pond is
such that the designed freeboard is at least 300mm.  

The layout does take into account the trees on site and appears to give sufficient space between
dwellings and existing trees.  My main concern is that access to the site will require the removal
of a veteran Oak (T30 on supplied arboricultural plan).  I strongly object to the removal of this
tree.  

Further comments:
Slight improvement in that dwellings have been moved slightly further away from retained trees.
Objection to the removal of Oak for access still applies  

Breckland's adopted policy DC04 requires 40% affordable housing on sites of five units or more.
Should the site be unable to provide this amount, a full viability assessment would be required,
and external testing of this would need to take place.  
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ENVIRONMENTAL SERVICES OFFICER    

COMMUNITY DEVELOPMENT OFFICER    

FACILITIES MANAGEMENT    

ECOLOGICAL AND BIODIVERSITY CONSULTANT    

Houses served by unadopted will be unsuitable for a refuse vehicle to drive onto, or back into, so
residents will need to present their bins to the nearest adopted highway.  

No comments received to date.

The proposals show various areas of open space including a Local Area for Play, a nature /
hibernacula area and landscaping to provide an ecological buffer around the site.  The open
space also incorporates a balancing lagoon.  I assume that Breckland District Council, (BDC),
might be asked to adopt the proposed open space.  However, the S106 Agreement should
provide an opportunity for the Council to decline to take on the open space if it chooses and for
the developer to make other arrangements for the management of the land, such as through the
Town Council or a management company.  

If it is intended to offer the open space to Breckland, Asset Management would wish to be
consulted on the details of the proposed open spaces   BDC will usually consider adopting only
large areas of low maintenance open space when provided with a perimeter knee rail fence to
restrict vehicular access.  I note that there is to be some tree planting but any trees planted too
close to roads, paths & driveways could become a liability in the future if their roots cause
damage to adjacent structures.  

The proposals refer to a potential pedestrian / cycling connection to the Little Neatherd Moor &
Neatherd Moor, both of which are owned by Dereham Town Council but maintained by BDC.
The developer would need to obtain permission from the Town Council regarding any proposals
to construct new paths across the moors, but Facilities Management would not wish to take on
responsibility for them.  

The reports submitted by James Blake Associates are generally thorough and comprehensive.
Given that the need for a Natural England European Protected Species, (EPS), licence has been
confirmed, (i.e. for great crested newt), we advise that the Local Planning Authority should be
satisfied that the proposals meet Natural England three tests for derogation.  

Recommendations for methods of working, mitigation and compensation are provided in the suite
of ecology reports provided with the application, (Phase 1 Report, Hedgerow Survey, Breeding
Bird Survey, Reptile Survey and Great Crested Newt Survey, JBA Consultancy Services, 2015).
These should be secured by incorporation into reserved matters and by conditions as
appropriate.  

Also, in line with NPPF paragraphs 109 and 118 and Breckland Adopted Core Strategy Policy
CP10 Natural Environment, we recommend:  
-  The proposed open space, wildlife areas and green corridor 
   connectivity detailed in the Development Framework Plan should be
   incorporated in the final layout and landscape submissions at 
   reserved matters stage.  
-  The proposed enhancement measures detailed in section 6 of the Phase 1 
   Survey Report should be secured by incorporation into reserved matters 
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ENVIRONMENTAL HEALTH OFFICERS    

CONTAMINATED LAND OFFICER    

NATURAL ENGLAND    

CRIME REDUCTION & ARCHITECTURAL LIAISON OFFICER    

   and conditions as appropriate.  

Further information required regarding impacts on County Wildlife Site from proposed accesses.  

No further surveys are required before a planning decision can be made, however
recommendations for ecology planning conditions are made below, if the application is approved.

Recommend approval providing the development proceeds in line with the application details and
subject to the following conditions to alleviate environmental concerns.  
 
No foul drains / sewer connections are to be made to the existing pumping station until
confirmation of the suitable and sufficient capacity of the existing pumping station, the rising
pump main and the Anglian Water Mattishall Water Recycling Centre has been proven and
agreed in writing by the Local Planning Authority.  

All construction and demolition works to be carried out in accordance with the guidance provided
in Breckland Council Information leaflet, 'Construction and demolition works - Guidance for
contractors and developers'.  

The conclusions and recommendations are approved, and the development should proceed in
line with the content of this document.  However, if the Local Planning Authority is minded to
grant permission, the following  conditions should be attached:  

-  Report verifying that any imported or reused topsoil, has been 
   certified as suitable for residential use.  
-  Suitable measures are put in place should unexpected contamination be 
   found.  

The lack of comment from Natural England does not imply that there are no impacts on the
natural environment, but only that the application is not likely to result in significant impacts on
statutory designated nature conservation sites or landscapes.  

This is of course merely an indicative layout at this outline stage and lacks the real detail I would
need to comment fully.  

To prevent crime and ASB to the area in the southwest corner of the site, natural surveillance
needs to be  significantly increased by having dwellings near the area or within it.  Defensive
planting  using Hawthorn or similar needs to be put in place to protect the existing boundaries
and  to prevent rear access to dwellings.  

To the east of this land, north of Briar Close, there is a narrow strip of land that will  give access
as I have already described to the rear of the bungalows.  From a crime prevention point of view,
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NORFOLK WILDLIFE TRUST    

DISTRICT COUNCILLOR ALISON WEBB - NEATHERD WARD    

gardens are better positioned back to back.  This will deny access to an offender, prevent ASB,
and stop the area being used as a rubbish tip.  If a foot path is not looked after, adequately
illuminated, and not big enough to allow users to pass without encroaching on their personal
space, it will not be used and will fall into disrepair.  

The Ecological surveys included with the application cover the application site itself in great
detail.  However, they fail to put the site properly into the context of the local landscape and
habitats and to take account of the current and future public usage and impacts on the
surrounding area.  Ecological mitigation and enhancement measures, as currently proposed are
minimal and, in our view, will not be sufficient to mitigate for impacts of the development, let
alone provide biodiversity enhancement, in line with the guidance set out in the NPPF.  

Neatherd Moor, which lies adjacent to the development site, is designated as a County Wildlife
Site and was included in the CWS update that was circulated by Norfolk Biodiversity Information
Service in July 2015.  The CWS consists of a mosaic of meadow and woodland, with some
areas, including the area known as Clarkes Acre, (which is within 50m of the development site),
containing diverse grassland flora.  Whilst we are aware that the status of Neatherd Moor was
not known to the applicant at the time that they gathered information to support the application,
the Moor is now a CWS and in our view no planning decision should be made until impacts on
this site are assessed.  Neatherd Moor is also open access land and is well used by existing
residents of the area. As a result, the impacts of increased recreational use (including dogs and
cats) from the new development should be assessed and addressed through appropriate
mitigation measures.  

We are also concerned that the historic lane to the north is not adequately buffered from the
development.  This lane is a valuable wildlife corridor between Neatherd Moor and Etling Green,
(also a CWS) and its value in this context should be recognised and protected.  

Further comments received 13/4/16.  

We are happy that recreational impacts on the CWS have been recognised and that measures to
mitigate for the impacts of increased footfall have been put forward.  The proposals to create a
greater buffer between the housing and the CWS and to restrict access points to a limited
number of hard paths, should help mitigate for increased use.  We are also happy with the
proposals to create new wildlife areas.  Having said this we do not wish to get involved in
commenting on the detail of design.  We work closely with the town council, which is the body
that manages Neatherd Moor and has a keen interest in maintaining the biodiversity value of the
CWS.  As a result, we would wish to defer to their views on the best locations for improving paths
and creating access.  We also support the views of the town council regarding trees and
hibernacula as expressed in their consultation response of 9th March.  

Object due to concerns about the impact of the already full to capacity Sewarage System in
Dereham.  Anglian Water has stated and documented that there is no spare capacity for any
plans which do not already have outline planning permission in place as at December 2015.
These are additional houses and if the solution is to tanker the waste to Mattishall, I have no
confidence that the vendors will carry out that action as we have already seen with the
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The application has been advertised by notice sin the press, notices in and around the site and
via letter to surrounding residents.  A very large number of representations have been received in
response to the application. In excess of 430 separate representations have been made raising
the following objections and concerns:  

-  The proposals would have a significant detrimental impact on the 
   Neatherd which is a highly valued open space, and recreational asset 
   for the local community and whole of Dereham and is an important and 
   designated county wildlife site.
-  Detrimental impact on the character and openness of the surrounding 
   area and landscape and the loss of open countryside.
-  Loss of wildlife habitat including trees and hedgerows and detrimental 
   impact on ecology and biodiversity within and around the site.
-  Detrimental impact on the enjoyment and setting of Shillings Lane and 
   the Neatherd.
-  The social, health and education services within Dereham are at 
   capacity, and would not accommodate the additional dwellings.
-  There is insufficient existing foul water drainage capacity to deal 
   with the existing dwellings in the area and therefore there is 
   insufficient capacity for the proposed dwellings.
-  Proposed development would worsen existing foul and surface water 
   flooding issues.
-  There is no need for more housing in Dereham.
-  There are more suitable locations for new housing in Dereham.
-  Detrimental impact on the residential amenity of neighbouring #
   residents from loss of outlook, loss of light and loss of privacy.
-  Increase in traffic and congestion on the surrounding roads and across 
   Dereham.
-  The proposed development would be contrary to planning policies within 
   the NPPF and the Breckland Council Core Strategy and Development 
   Control policies DPD.
-  Inappropriate location of play areas.
-  Removal of the proposed hibernacular.
-  Layout would provide opportunities for crime and vandalism.

The Council has received one representation in support of the proposed development stating that
Dereham needed further development.  

 REPRESENTATIONS

CPRE NORFOLK    

connection made for the earlier phases.
I also believe that any more additional housing in this area, no matter what number, would impact
on Shilling Lane and the Neatherd which must be protected for future generations to enjoy and
for their wildlife and ecological value.

Object to this proposed development. We are particularly concerned at the threat these
proposals pose to  both the historic Shillings Lane and to the wider Neatherd Common.
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Representations have also been received from Cllr Webb who has raised objections to the
proposed development due to inadequate foul water infrastructure within the surrounding area;
and the detrimental impact on Shillings Lane and the Neatherd and surrounding common land.  

1.0  This application is referred to Committee as a Major Development proposal located outside
the settlement boundary and has received a very substantial amount of objections.  

2.0  Principle of development

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

2.2  In relation to settlement boundaries, the objectives of Policy CP14 include focussing
development in sustainable locations 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 in
this respect Policy CP14 can be afforded some weight in accordance with paragraph 215. The
site is located outside the settlement boundary of Swaffham 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.  

2.4  Planning law requires that planning applications are determined in accordance with the
development plan 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.  

2.5  Paragraphs 47 and 49 of the National Planning Policy Framework (NPPF) clearly 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.  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.  

2.6  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

 ASSESSMENT NOTES



BRECKLAND COUNCIL - PLANNING COMMITTEE - 31-05-2016

DC131_new

it will enhance or maintain the vitality of local communities.  

2.7  Dereham is identified in the Council's Spatial Strategy as the administrative and service
centre for the north of the Breckland District and as such has been identified for retail,
employment and housing growth. The town provides a good range of retail, entertainment and
community services and facilities sufficient to meet the day-to-day needs of residents.  The town
centre, local schools and other community facilities, together with local employment areas, would
be within walking or cycling distance of the proposed development. There are also bus stops
along Norwich Road to the south of the site linking which would provide bus services to Dereham
town centre and  regular services to Kings Lynn and Norwich.  In these terms, the application site
is considered to be a sustainable location for new development.  

2.8  Although outside the defined settlement limit, the proposed development would adjoin the
adjoin the settlement boundary and main built up area of the town to the south and east. The
proposal would also adjoin other post-war housing expansion to the south and more recent
housing development immediately to the east. The proposal would therefore be closely related to
the built form of the town and would not result in an isolated development in the countryside.  The
residential use would also be compatible with the general residential character of the area to the
south and east, and being bounded by the mature tree and hedgerow belt of Shillings Lane to the
north, the Little Neatherd to the west the proposal would not conflict with local policies which seek
to avoid intrusive development in rural landscapes.  

2.9  It is noted that the new households 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 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.  

2.10  The provision of up to 62 dwellings would provide a significant contribution towards
providing housing, particularly in light of the significant current shortfall in the provision of housing
land in the District and has therefore been given significant weight in favour of the proposal.  The
proposal would also provide for a mix of two, three, four and five bedroom dwellings, in the
different forms including apartments houses and bungalows, and provide for seven affordable
dwellings.  

2.11  Although the application site is not an allocated site for development, the findings of the
Council's Strategic Housing Land Availability Assessment (2014) notes that the application site
would be deliverable.  In the more recent consultation on the Emerging Site Option, (December
2015), the site is considered to be developable and a reasonable alternative for future housing
allocations.  

2.12  In terms of availability and delivery, Paragraph 47 of the NPPF requires new sites for
housing development to be deliverable, which is defined as being available now, suitable in terms
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of location and be achievable in respect of housing being developed on the site within the next
five years.  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.
Indeed it is noted that a detailed indicative layout has been included within the submission.  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.  

2.13  Having regard to the above, 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 and would be suitable for residential development.

3.0 Character and impact on surrounding area and landscape  

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

3.2 The proposed development would extend the built up area of the town north and the
appearance of the site would change from open farmland to a built up housing area.  However,
the scheme would be largely contained visually by the adjacent built development to the south
and east and the existing boundary hedging / trees and woodland to the north and west.  From
the County Wildlife Site, the Neatherd and Shillings Lane to the east, the proposal would be
screened during part of the year by the existing mature landscaping along Shillings Lane and the
northern boundary of the site. When seen within the autumn, winter and early spring months the
proposed buildings would be seen adjacent to the existing buildings to the east and would bring
the built form closer to Shillings Lane and the Neatherd. The framework masterplan has been
amended to increase the landscape planting, amount of open space and bring the built footprint
away from Shillings Lane and the Neatherd and to align with the residential footprint of the
development under construction immediately to the east. The additional hedgerow and tree
planting along the northern boundary with suitable species would further assist in providing more
comprehensive screening from the Neatherd and Shillings Lane to the north throughout the year.
Consequently, the proposal would not appear overly intrusive from the countryside and Neatherd
to the north, nor cause any over-riding harm to the character and setting of the Neatherd.  

3.4  The proposal would transform and erode the open aspect of the neighbouring dwellings
immediately to the south of the site.  However, it is noted this effect would be localised and could
be mitigated to some extent by sensitive development layout proposals with appropriate
separation distances, landscaped areas ad additional planting.  The proposed residential
development would also be consistent with the residential character of the area to the south and
east of the site. 
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3.5  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 framework plan, 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 to the character
and appearance of the surrounding landscape and townscape.  

3.6  The overall density proposed of 30.7 dwellings per hectare would not be dis-similar to the
adjacent site partially completed 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 the existing public open
spaces  in the locality.  It is proposed that the dwellings along the southern boundary would be
single storey which would assist in blending the new built form into the surrounding residential
area and it is noted that there are 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 nor cause harm to the
surrounding townscape and setting of Dereham.  

3.7  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 Highway Safety and Traffic Implications  

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 Outline permission is sought for the provision of up to 62 dwellings at the site with access to
be provided via a single access through the partially completed residential development and
estate road to the east which connects into Norwich Road.  Pedestrian and cycle access would
also be provided to the north of the site to link into the existing footpath running along the
northern boundary of the site which would in turn connect to the wider a footpath and cycle
network within Dereham.  With regards to traffic generation, given the number of dwellings
proposed the proposal will inevitably result in some additional vehicular traffic on the surrounding
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highway network.  The concerns raised by surrounding residents and the Town Council with
respect to existing infrastructure and congestion and the implications of additional traffic on the
network are noted.  

4.3  The application has been supported by a Transport Statement which have assessed the
existing access and traffic levels, the proposed access arrangements and through traffic
modelling has assessed the implications of the additional traffic generated by the proposed
development and also the cumulative impacts of other permitted and proposed developments on
the surrounding highways network and junctions.  This concludes that following the completion of
the proposed residential development would operate within capacity.  

4.4  The Highways Authority have reviewed the proposal and submission documents and have
subsequently raised no objections to the application, subject to securing financial obligations to
provide through a Section 106 Agreement securing contributions towards a the implementation of
a travel plan, and submission of a scheme for off-site highway works and their undertaking in
accordance with an agreement with the Highways Authority under Section 278 of the Highways
Act.  

4.5  Having regard to the evidence within the submitted Transport Assessment and the
comments of the Highways Authority it is considered that the proposed access arrangements
would be acceptable and 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 Flood risk and drainage

5.1  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.  

5.2  The application has been supported by a site specific flood risk assessment and surface
water drainage strategy.  The application site falls within Flood Zone 1 and is therefore at low risk
of flooding from various sources including that from rivers, tidal, groundwater, reservoir and canal
sources.  The north and eastern edges of the site are though within the 1 in 100 year risk of
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flooding event occurring associated with the Neatherd Moor drains to the north of the site.  The
indicative site layout has been designed to provide landscaped open space in these areas and
site the proposed dwellings and on site attenuation outside of this area.  In order to ensure that
the proposal would not give rise to an increased risk of flooding elsewhere a sustainable urban
drainage scheme (SUDS) systems is proposed which includes the provision of on site water
storage attenuation lagoon in the northwest corner of the site which would discharge at a
restricted rate into the Neatherd Moor drains to the north of the site.  

5.3  Following objections raised by the Lead Local Flood Authority (LLFA) regarding the rate of
discharge into the drains, the proposed surface water drainage strategy has been amended to
restrict discharge rates into the adjacent watercourse to 4.3 l/s.  The proposed system would
therefore limit surface water flows to significantly below the existing greenfield run off rate of 29.8
l/s.  On this basis, the LLFA have removed their objection subject to conditions securing a
detailed surface water drainage scheme in line with the outline strategy and it is noted that the
Environment Agency also raise no objection to the application. In order to ensure any discharge
through this network and watercourse, a condition has been included to secure a scheme of off-
site works to the drains and to secure a plan for their on-going management and maintenance.
Furthermore, in accordance with the SUDS scheme on the adjacent development site it is
proposed that necessary financial contributions towards its on-going maintenance is secured
through a Legal Agreement to tied to any permission.  

5.4  It is acknowledged that there have been capacity issues in the foul water network and as a
result the surrounding area has been subject to instances of flooding foul water surcharging
following instances of heavy rainfall.  However, it is noted that Anglian Water have recently
undertaken works to improve capacity and management of the existing sewage network to
address these existing problems.  Although formal comments from AW are awaited, it is
understood from discussions with officers that AW considers that the improvement works
undertaken will have created sufficient capacity within the system to accommodate the approved
development of 226 dwellings on the adjacent site.  

5.5  Nevertheless, it is noted that works would be necessary to the either improve the
management of or expand the existing network and its capacity to provide for the proposed
additional 62 dwellings for which outline permission is sought in this application.  It is understood
that AW remains committed to strategic improvements to the sewer network through the
provision of a new connection to the Mattishall WWTW, and that this scheme has passed through
AW's initial governance procedures.  This improvement would enable foul water from both new
and existing development in this part of the town to be directed away from the Dereham WWTW.
It is currently envisaged that the new sewer would be constructed in 2018.  The applicant has
confirmed that the proposed development would not begin to be first occupied until mid 2018 at
the earliest.  

5.6  Notwithstanding this, it is understood that a development impact assessment has been
undertaken by Anglian Water to model the specific implications of the proposed scheme on foul
water flows and inform a site specific mitigation scheme for the proposed development.
Therefore, subject to further comments being received from Anglian Water and details of this
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impact assessment, it is considered that a condition requiring the completion of this site specific
foul water drainage scheme prior to first occupation of the dwellings, would ensure that adequate
foul water infrastructure would be in place to address the needs of the proposed development,
should the wider strategic infrastructure improvements not be complete prior to first occupation of
the development.  

5.7  In summary, it is noted that both the Environment Agency and Lead Local Flood Authority
have raised no objections to the proposed development subject to conditions 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 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.  

6.0 Ecology and nature conservation considerations

6.1  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-terms viability.  

6.2  The site sits to the south of Neatherd Moor a recently designated County Wildlife Site noted
for its mosaic of meadow and woodland.  Following comments from Norfolk Wildlife Trust and the
Council's Ecologists additional information regarding measures to protect the Neatherd Moor from
the development and its additional recreational use have been submitted, and the framework
masterplan has been amended to increase the depth of the landscape buffers to the north and
eastern parts of the site, and provide additional infill tree and hedgerow planting to the north and
western boundaries.  

6.3  It is noted that the Norfolk Wildlife Trust have raised no objections to the proposed
development following the submission of additional information.  The Council's Ecologists have
agreed with the proposed mitigation and biodiversity enhancement measures, and recommended
conditions to secure these, along with the approval of a Great Crested Newt Mitigation Strategy
and appropriate working practices be undertaken on site.  They have though requested further
information with respect to the impacts from additional recreational use on the habitats within the
County Wildlife Site.  Natural England have advised that they do not consider that there would be
any significant impacts on statutory designated sites.  Conditions are recommended to secure the
submission of a scheme detailing the necessary biodiversity mitigation and enhancement
measures including; the provision of an on site hibernacular; detailed landscaping and planting
plans for the balancing lagoon to maximise its biodiversity value; provision of bird and bat boxes;
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details of wildflower planting and tree species to provide suitable habitat for amphibians and small
animals.  

6.4  The proposed access into the development would require the removal of a mature Oak tree
along the eastern boundary of the site.  Alterative access arrangements have been considered by
the applicants to avoid the loss of this tree, however, it is noted that these would involve the loss
of greater lengths of hedgerows, larger extent of roads and a poorer overall layout.  In this
instance, the loss of the veteran oak tree would weigh against the proposal when considering in
the overall balance of its benefits and adverse affects.  It is noted that the proposal does provide
for a significant amount of additional tree planting which would provide some compensation for
the loss of this veteran oak tree.  

6.5  With regards to the likelihood of obtaining the necessary EPS licence from Natural England
with respect to great crested newts, in this instance it is noted that the proposed scheme would
secure significant wider economic and social benefits to the public.  The proposed landscape
strategy has directly informed the proposed development framework which itself has been
developed to incorporate on site alternative  mitigation and enhancements including aquatic
habitats and shelter for great crested newts, and the provision of green corridors and ecological
links through and beyond the site.  In addition, that subject to conditions to secure the mitigation
strategy, and detailed design and landscaping of the proposed lagoon to ensure its value to Great
Crested Newts it is considered that there would be no detrimental impact on their population.  

6.6  In conclusion, it is considered that in principle 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 further information with respect to the impacts on the County Wildlife Site, and
conditions to secure the above mitigation and enhancement measures and working methods 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.  

7.0 Amenity considerations

7.1  The proposal would alter the open outlook from neighbouring properties to the south of the
site at Briar Close and at Rose Farm.  However, there is nothing to suggest that the development,
if appropriately designed and laid out, would have an overbearing effect on adjacent dwellings to
the south or cause undue overlooking or overshadowing.  The development framework plan sets
out that single storey properties would be located towards the southern boundary, adjacent to the
single storey dwellings on Briar Close.  The indicative layout would allow for those two storey
dwellings located to the northeast of Rose Farm to maintain sufficient distance and provide their
main outlook facing away from the existing dwellings to the south of the site.  The indicative
framework plan would also allow for retention of the hedgerow planting along the eastern
boundary of the site and adequate separation distance to those dwellings permitted on the
adjoining site for there not to be any.  
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7.2  Given the density, height and scale of the dwellings proposed it is considered that in principle
the proposals would provide for an acceptable form 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.

7.3  Additional traffic movements would result in some additional disturbance to existing residents
on the approach roads to the application site.  However, given the existing situation and the likely
volume, speed and distribution of such traffic, it is not considered that such disturbance would
cause significant harm to the amenity of nearby residents.  

7.4  The Council's Environmental Health Officer has raised no objections to the proposed
development subject to conditions securing the submission, approval and completion of additional
foul water drainage infrastructure prior to the first occupation 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  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.  

8.0 Affordable Housing and Viability

8.1  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.  

8.2  The applicants have submitted a Viability Appraisal which concludes that, taking into account
the abnormal costs of remediating and developing the site and significant Section 106 and
Section 278 obligations totalling £517,000, the delivery of 40% affordable housing would render
the scheme unviable.  On this basis the application does not accord with the full requirements of
Core Strategy Policy DC04.  

8.3  However, the Viability Appraisal has been independently reviewed by the District Valuer and
following discussions they agree that a scheme delivering 11% affordable housing is considered
to be viable.  The applicants have agreed to provide 11% affordable housing, (seven dwellings)
and are willing to enter into a S106 Legal Agreement to secure its provision.  

8.4  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.  
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8.5  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.  

9.0 Other material considerations

Local infrastructure  

9.1  A number of the concerns raised by local residents highlight the ability of the highway, social
and economic and general infrastructure of the town to cope with additional housing development
being proposed.  However, no objections have been raised by statutory consultees in this
respect.  As confirmed in the submitted reports power, water and telecommunications links can
be achieved, and highway infrastructure is adequate and the necessary foul water drainage
infrastructure for the additional 62 dwellings would be provided as part of the development and
secured by way of condition.  Financial contributions would be made to the expansion /
improvement of local school accommodation, as well as to local library services to mitigate for the
additional demand on local services from the additional dwellings.  

9.2  With respect to the additional demand for health services and existing difficulties with the
provision of local medical services are acknowledged, though it is understood that this problem is
partly one of doctor recruitment, a matter for the NHS.  NHS England has been consulted and
have confirmed that planning obligations would be sought from the proposed development to
provide for increased capacity and facilities in GP practices in Dereham.  The applicant has
agreed to provide a financial contribution towards additional healthcare services which would be
secured by way of a Section 106 Agreement.  Additional on site public open space would be
provided as part of the proposed development and enhancements and improvements to the
surrounding footpath network would be secured by condition and legal agreement.  

Impact on Availability of High Quality Agricultural Land  

9.3  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.¿  

9.4  It is noted that the proposed development would result in the loss of agricultural land which
has recently been used for the growing of crops.  The land is identified as being within grade two
agricultural land and is therefore of good quality agricultural land.  Whilst it is noted that the site
would result in the loss of agricultural land considered to be the best and most versatile, it is
noted that the amount lost would not be significant when considering the large amount of similar
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quality agricultural land within the surrounding area and district. It is also noted that it between
residential development to the south and east, dense woodland to the west and the County
Wildlife Site to the north which would inevitably limit its agricultural scope.  Given the above, it is
considered that the proposals would not result in a significant shortfall in the availability of the
high quality agricultural land in the surrounding area and District.  

Land contamination  

9.5  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 IIA of the Environmental 
   Protection Act 1990; and  
-  adequate site investigation information, prepared by a competent 
   person, is presented.  

9.6  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 a site investigation report 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.  

9.7  Therefore, subject to a condition securing the submission and approval of a detailed 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.  

10.0 Conclusion  

10.1  Although outside the Settlement Boundary, the proposal would be well related to the built
form and existing residential areas of Dereham 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.  A veteran oak tree would be lost to provide the highway
access.  Whilst there would be some loss of openness would result this would be localised and
the development would be generally consistent with the character of the surrounding residential
development.  Subject to conditions to secure the completion of site, specific foul water
infrastructure improvements prior to occupation of the development adequate foul water
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Outline Planning Permission RECOMMENDATION

 CONDITIONS

infrastructure would be provided for the proposed dwellings. 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 a proportion of 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.  

10.2  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.  The importance and ecological value, recreational value, community
value of the Neatherd to the local community and town of Dereham is clearly reflected within the
number of representations and emphasis within these objections.  The proposals would not result
in the loss of the Neatherd and whilst bringing the built form closer to part of the Neatherd, the
proposal would allow for sufficient break and landscaped buffer together with additional planting
and habitat creation, the proposal would not cause any significant harm to the appearance,
setting, and enjoyment of the Neatherd and Shillings Lane.  

10.3  Taking all of these matters into account, it is concluded that the adverse impacts of the
proposed development would not demonstrably outweigh its benefits and 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.  

10.4  Consequently, it is recommended that outline permission is granted subject to securing
further information from Anglian Water and regarding the ecological impacts on the adjacent
County Wildlife Site and the conditions below and the completion of a Section 106 Agreement.  

11.0 RECCOMMENDATION  

11.1  The application is recommended for approval, subject to conditions, the completion of a
S106 Legal Agreement, comments being received from Anglian water and information with
respect to ecological impacts on the County Wildlife Site.  

11.2  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.  



BRECKLAND COUNCIL - PLANNING COMMITTEE - 31-05-2016

DC131_new

3005
3058
3047
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
2001
3992
3972
3994
3994
3994
3994
4000
3996

Outline Time Limit (2 years)
Standard Outline Condition
In accordance with submitted access plan
Foul water drianage strategy with reserved matters
Surface water drainage strategy including management
Site investigation
Slab levels
Reserved matters in accordance with framework plan
Construction Management Plan
SHC01 - Detailed plans of roads, footways, cycleways
SHC02 - Accordance with Highway specifications
SHC03A - Surfacing
Full Residential Travel Plan to be submitted
Submission of arboricultural Method statement, TPP
GCN Mitigation strategy
Construction Ecological Management Plan (CEMP)
Biodiversity enhancements: hibernacular, lagoon, planting
No vegetation clearance in bird nesting season
Details of footpath link to north and west
Landscape open space scheme LAP within reserved matters
Retention of hedgerows and trees unless as indicated
Application Approved Following Revisions
Non-standard note re: S106
NOTE:  Bats and Owls
Note: Anglian Water comments
Note: Highway Comments
Note: Natural England Permit
Note: LLFA comments
Variation of approved plans
Note - Discharge of Conditions
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ATTLEBOROUGH
Land to the rear of The Bungalow
Leys Lane

Mrs S Edwards
3 Bowford Crescent Monkswood

CSA Design Studio
The Cottage Rocklands Road

Proposed dwelling   

Full

3PL/2015/1056/F

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle  
Design, siting and layout  
Impact on amenity  
Highway safety  

 KEY ISSUES

The site seeks full planning permission for the erection of a one and half storey four bedroom
dwelling on land to the rear of The Bungalow.  The site is an area of overgrown land which formed
part of the rear curtilage to The Bungalow and was used for the storage of scrap.  

The dwelling would be constructed using red bricks and red pantiles.  

The site would have a paired access with The Bungalow with a separate private drive along the
northern boundary.  

The site is located to the south of the town centre and the main railway line which divides Leys
Lane, affording pedestrian access only to the town centre.  Vehicular access to Leys Lane south
of the railway line is via Slough Lane, off the B1077.  

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Viv Bebbington

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

 REASON FOR COMMITTEE CONSIDERATION
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The site is outside the Settlement Boundary of Attleborough.  It is a semi rural location close to
Attleborough, within a loose knit group of dwellings and commercial buildings.  

The site measures 0.085ha and originally formed part of the rear curtilage to The Bungalow,
which is now in separate ownership.  The Bungalow is currently being extended and altered
following fire damage some years ago.  Immediately adjoining the site to the north is garden /
paddock land.  To the east is agricultural land and to the west on the opposite side of Leys Lane
are paddocks.  To the south is a bungalow with a separate commercial premises and residential
mobile home development.  

Planning permission was granted under reference 3PL/2015/0543/F in July for a dwelling in the
vicinity of the site.  The planning issues are considered similar to this proposal.  

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

Attleborough Town Council - No objection.  

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

Housing
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Trees and Landscape
Design
With particular regard to paras 7, 8 & 55.  

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

No.  

 EIA REQUIRED

Policy DC04 is not triggered as the site area is less than 0.17 Ha  

Policy DC11 is not triggered as there is no local recreation project.  

 CIL / OBLIGATIONS
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None.  

 REPRESENTATIONS

1.0  The 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

2.1  The application seeks full planning permission for the erection of a detached one and half
storey dwelling on land outside a 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, paragraphs 47 and 49 of the National Planning Policy Framework,
(NPPF), states that where an authority does not have an up to date five year housing supply and
the relevant local policies for the supply of housing as referred to above should not be considered
up to date and that housing applications should be granted permission in the context of the
presumption in favour of sustainable development.  

2.2  The NPPF identifies three dimensions of sustainable development:

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

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

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

 ASSESSMENT NOTES

Contaminated Land Officer - No objection subject to conditions.  

Tree and Countryside Consultant - No objection.  

Norfolk County Council Highways - No objection subject to conditions.  
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2.5  Environmentally, although outside the Settlement Boundary, the site is in a semi rural
location within a loose knit group of existing development, consisting of dwellings, commercial
premises, a single family traveller site and a proposed traveller site.  The proposal would
consolidate the existing pattern of development and give the immediate locality a more built up
appearance.  Whilst this will result in some loss of character, the harm would be limited given the
following factors:

-  the visual containment of the site by mature planting;  
-  generous proportions of the site maintain a spacious character;  
-  no views of the site from Slough Lane or from Leys Lane.  
-  the site formed part of a residential curtilage of a dwelling.  
-  no artificial boundaries would be introduced.  
-  the proposal would not intrude into the open countryside and would not 
   be isolated.  
-  the proposal would not cause material harm to the character and appearance of the area.  

The combination of all of these environmental factors together and not in isolation result in the
proposal satisfying the environmental role of sustainable development.  

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

2.7  With regard to availability and delivery, this is a full application and the agent has confirmed
that the site is available making the development deliverable within five years to meet the housing
shortfall.  It is recommended that the time limit is reduced to two years for commencement in
accordance with other applications in Breckland, approved under the five year supply.  

2.8  With regard to whether this is a suitable location, the Settlement Boundary of Attleborough
lies 400m to the north- west of the site.  Attleborough has a wide range of facilities and services
and is identified in the Spatial Strategy as a Market Town for substantial growth.  The town can
be readily accessed from the site by foot or cycle across the railway line via Leys Lane.  The
proposal would not result in an isolated development in the countryside.  The scheme would
provide an additional house, generate some economic activity and be developed without causing
harm to the character and appearance of the area.  

2.9  Paragraph 55 of the NPPF states that housing should be located where it will enhance and
maintain the vitality of existing rural communities and help sustain facilities in the surrounding
settlements.  
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Planning Permission RECOMMENDATION

3.0  Design, Siting and Appearance

3.1  The proposed dwelling is simple in form and design, using a red brick and clay pantile.  The
dwelling is in keeping with the existing form and character of the area, consistent with Policy
DC16.  

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

4.0  Impact on Amenity  

4.1  There is a good degree of separation between the proposed dwelling and the neighbouring
properties fronting Leys Lane to the west to ensure that existing residential amenity would be
satisfactorily maintained in terms of overlooking.  The velux windows in the front elevation and the
first floor window in the southern gable are all above eye level to protect neighbouring privacy.
The proposal responds positively to DC01.  

5.0  Highway Safety

5.1  Access is proposed from Leys Lane via an existing access located on the northern boundary
of the site.  

6.0  Other Matters

6.1  The Contaminated Land Officer raises no objection subject to a conditions requiring a desk
study / site investigation.  

6.2 The Tree and Countryside Officer has raised no objection, subject to condition regarding tree
protection.  

7.0  Conclusion

In conclusion, it is considered that the proposal would constitute a sustainable form of
development as defined in Paragraph 7 of the NPPF, which would help to support the local rural
community, would not compromise local amenity and would not adversely impact the character
and appearance of the surrounding area.  Approval is therefore recommended subject to
conditions.  
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3006
3047
MT03
HA08
HA24
3944
4000
3996
9850
3923
2001
2014
3946
3450

Full Permission Time Limit (2 years)
In accordance with submitted
External wall and roof materials to be agreed
New access - construction over verge
Provision of parking and servicing - when shown on plan
Contaminated Land - Desk Study/Site Investigation
Variation of approved plans
Note - Discharge of Conditions
Non-std highway NOTE
Contaminated Land - Informative (Extensions)
Application Approved Following Revisions
Criterion E - Planning Apps Where Approved
Contaminated Land - Unexpected Contamination
Non-standard landscaping condition

 CONDITIONS
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SWAFFHAM
Land off Sporle Road

deMerke Estates
The Office Coppins

Berrys
Willow House East Shrewsbury Business Park

Outline planning application for residential development of up to 130 dwellings
with access

Outline

3PL/2015/1155/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. Committee Referral  
2. Principle of Development and Policy Position  
3. Highway safety and traffic implications  
4. Character and impact on surrounding area and landscape  
5. Amenity  
6. Flood risk and drainage  
7. Ecology  
8. Other material considerations

 KEY ISSUES

This application seeks outline planning permission for residential development and the provision
of access and associated infrastructure.  The application is submitted in outline with all matters
other than access reserved for consideration at a later date and therefore the matters comprising
scale, layout, external appearance and landscaping will be the subject of future detailed reserved
matters applications.  Permission is sought for vehicular via two points from Sporle Road and
pedestrian access and the provision of a footpath along Sporle Road.  

This outline planning application as submitted seeks to establish the general principle of
residential development at the site having been amended to remove the number of dwellings
proposed from the application. An indicative layout plan has been submitted showing the provision
of 130 dwellings and access points to be provided from Sporle Road.  

The application has been submitted with the following accompanying documents; a Planning

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Chris Hobson

This application is referred to Committee as a Major Development proposal and being located
outwith the settlement boundary is contrary to the development plan.

 REASON FOR COMMITTEE CONSIDERATION
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Policy Statement, Flood Risk Assessment, Design & Access Statement, Ecology Appraisal,
Landscape Character Assessment, and Transport Assessment.

The application site is approximately 5.97 hectares in size comprising the open agricultural land
located on the north-eastern edge of Swaffham.  The site is bounded to the north by hedgerows
and footpath with allotments beyond.  A mature hedgerow runs along the south and eastern
boundaries of the site along Sporle Road.  A further public footpath set behind mature trees and
within landscaped open space and a children's play area are located along the western boundary
of the site.  A post-war residential area comprising a mix of single and two storey dwellings is
located beyond this and the former railway line to the west and southwest.

 SITE AND LOCATION

No relevant site history.

 RELEVANT SITE HISTORY

Policy SS1   Spatial Strategy  
Policy CP01  Housing  
Policy CP04  Infrastructure  
Policy CP05  Developer Obligations  
Policy CP10  Natural Environment  
Policy CP11  Protection and Enhancement of the Landscape  
Policy CP13  Accessibility  
Policy DC01  Protection of Amenity  
Policy DC02  Principles of New Housing  
Policy DC04  Affordable Housing Provision  
Policy DC11  Open Space  
Policy DC12  Trees and Landscape  
Policy DC13  Flood Risk  
Policy DC16  Design  
Policy DC17  Historic Environment  

National Planning Policy Framework (NPPF)  

With particular regard to paras 11 - 14, 17, 32, 34, 35, 47, 49, 58, 63 - 65, 93-96, 100 - 103, 109
203 - 206 & 215. 

NPPG National Planning Practice Guidance

 POLICY CONSIDERATIONS

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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ENVIRONMENT AGENCY    
We have no objection to this application.  The Lead Local Flood Authority (LLFA) should review
and comment on the submitted Flood Risk Assessment (FRA).  

Contamination  

The site is located above a Principal Aquifer and within Source Protection Zone, (SPZ), 3.
However, we do not consider this proposal to be High Risk.  Therefore, we will not be providing
detailed site-specific advice or comments with regards to land contamination issues for this site.
The developer should address risks to controlled waters from contamination at the site, following
the requirements of the National Planning Policy Framework and the Environment Agency
Guiding Principles for Land Contamination.  

Iinfiltration Sustainable Drainage System (SuDS)

The water environment is potentially vulnerable and there is an increased potential for pollution

 CONSULTATIONS

SWAFFHAM TOWN COUNCIL -   
Object on the following grounds:  

-  The access road to the development is too narrow and limits visibility 
   and the passing space available for vehicles, especially vehicles 
   turning into the proposed development.  
-  The development is bordered by the Old Railway line which is a well 
   used public footpath by local residents, dog walkers and also provides 
   a habitat for local.  It is within the buffer zone of a Site of 
   Special    Scientific Interest, (SSSI).  
-  The development would affect the rural and historical character of the 
   Town and have a detrimental effect on the visual amenity of a gateway 
   to the Town, specifically obscuring the view to St Peter & St Paul 
   church tower.  
-  The proposal will adversely affect the character of the landscape and 
   result in a hard edge to the settlement boundary.  

Recommend the following conditions should planning permission be granted.  
 
-  The specified green space allocated in the development should be increased, additional green
space could taken from the developers 2 other developments located nearby, (Application
3PL/2014/1346/O & 3PL/2014/0358/O) and secured with an overarching Section 106 Agreement
covering the 3 developments.  

A Section 106 Agreement would be necessary to secure the provision of on site affordable
housing; the provision and on going maintenance of public open space and recreation facilities;
financial contributions towards education facilities and library services; a residential travel plan
and to provide mitigation measures towards green infrastructure.

 CIL / OBLIGATIONS
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ANGLIAN WATER SERVICE    

HISTORIC ENVIRONMENT SERVICE    

RAMBLERS ASSOCIATION:  NORFOLK AREA    

LAWSON PLANNING PARTNERSHIP LTD    

from inappropriately located and / or designed infiltration SuDS.  We consider any infiltration
SuDS greater than 2.0 m below ground level to be a deep system and are generally not
acceptable.  All infiltration SuDS require a minimum of 1.2 m clearance between the base of
infiltration SuDS and peak seasonal groundwater levels.  All need to meet the criteria in our
Groundwater Protection: Principles and Practice, (GP3), position statements G1 to G13.  In
addition, they must not be constructed in ground affected by contamination.

Our records show that there are no assets owned by Anglian Water or those subject to an
adoption agreement within the development site boundary.  

The foul drainage from this development is in the catchment of Swaffham Water Recycling
Centre that will have available capacity for these flows.  It appears the existing network does not
currently have capacity to accommodate site off Sporle Road.  Development will lead to an
unacceptable risk of flooding downstream.  A drainage strategy will need to be prepared in
consultation with Anglian Water to determine mitigation measures.  

If Breckland is mindful to grant outline permission we would strongly recommend the use of a
drainage condition to ensure a solution is identified and implemented.  

Artefacts of prehistoric, Roman and medieval date have previously been recorded from the area
around the proposed development site but the site itself has unknown potential to contain
heritage assets with archaeological interest.  Consequently, there is potential that previously
unrecorded 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.  

A heritage statement has not been submitted with the planning application to address the historic
environment implications of the proposed development.  Consequently we request that the
results of an archaeological evaluation are submitted prior to the determination of the planning
application in accordance with National Planning Policy Framework para. 128 so that a fully
informed planning decision can be made.  In this instance an archaeological desk-based
assessment is unlikely to provide any further information about the presence, form, surviving
condition and significance of any heritage assets at the proposed development site. The
archaeological evaluation should commence with a geophysical, (magnetometer), survey for
which a brief can be obtained from Norfolk Historic Environment Service.  

Swaffham FP37, the public right of way running along the western edge of the development is of
a substantially non urban nature, an ambience that would be lost when it instead runs along the
boundary of the housing.  The Ramblers therefore objects to this proposal on the grounds of loss
of amenity, given that the site is outside the development boundary and is therefore an
encroachment on to the country area outside Swaffham.  

Due to capacity levels in the area, current priorities, and the size of this development, there is not
an intention to seek contribution on this occasion.
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NORFOLK COUNTY COUNCIL HIGHWAYS    

OBLIGATIONS OFFICER, NORFOLK COUNTY COUNCIL    

FLOOD & WATER MANAGEMENT TEAM    

The relocated northern access is acceptable to the County Council. Proposed extension to the
30mph speed limit is noted on the drawing and subject to an appropriate condition is acceptable.
The highway boundary plan is based on an OS survey base, which you will be aware are not
accurate. As previously advised the distance between the bridge abutments is approximately
5.5m. Having said that I have no objection in principle to the proposal for a pinch point subject to
detailed design that could be controlled by condition. I note your comments regarding a grass
verge. Provision of a continuous 6.0m carriageway and 2.0m footpath is considered acceptable,
subject to detailed design controlled by condition.

I can therefore confirm the amended highway improvement works shown on drawing NTT-2293-
002 rev P3 are acceptable to the County Council. As a consequence should the District Council
deem the proposal to be acceptable I would not wish to raise an objection subject to imposing
suitable conditions.

Education
Swaffham Infant School and Swaffham Junior Schools have accommodation within their existing
buildings that could be used as classbases. However, with
the existing permissions the junior school is now deemed full, and Norfolk County Council would
therefore seek contributions from this development for Swaffham Junior School of £209,592 (18
children x £11,644) to be used to fund internal remodelling to provide additional class places.

Norfolk Fire Services 
The proposed development will require 1 hydrant per 50 dwellings at a cost of £812 per hydrant. 

Library Provision
A development of 130 dwellings would place increased pressure on the existing library service
particularly in relation to library stock, such as books and information technology. Therefor a
contribution of £7,800 would be sought towards book stock.

Green Infrastructure
Mitigation necessary for the additional use of the Breckland Disused Railway (north of the site)
comprising approximately 550m unsealed surface improvements, steps, vegetation clearance,
signage/interpretation by way of contribution equivalent to £287.29 per dwelling.

We object to this planning application in the absence of an acceptable Drainage Strategy relating
to:
- the applicant has not demonstrated that the SuDS hierarchy in terms of disposal
location has been considered. This should give preference to shallow infiltration
features ahead of deep infiltration systems. Evidence is required to demonstrate the
suitability or unsuitability of the underlying shallow geology for infiltration SuDS, as
well as a hierarchical assessment of alternative drainage systems.
- the application does not comply with paragraph 103 of the National Planning Policy
Framework (NPPF) whereby developers are required to, give priority to the use of
sustainable drainage systems. We do not consider deep geo-cellular infiltration
devices in isolation to be classed as sustainable drainage systems. Alternative
SuDS methods should be identified and we should be provided with evidence to
show that sufficient space has been allocated for such measures within the
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HOUSING ENABLING OFFICER    

ASSET MANAGEMENT    

proposed development layout.
- the application does not comply with Breckland Core Strategy DC13 which states
that, the preference is to manage surface water through the incorporation of SUDS
unless this is not technically feasible or where it can be demonstrated that ground
conditions are unsuitable for such measures.

The propsoed 52 affordable housing units would appear to satisfy the requirements of
Breckland's policy DC4.  The proposed units should be transferred to an RP at a price which
assumes no public susidy is payable, and built to relevant HCA standards.  A S106 agreement
will be required to secure this.  We would welcome early engagement prior to submission of a
future detailed applciation to discuss size, and tenure of units.  It should be noted that
Breckland's predmoninant need at present is smaller, 1 and 2 bed units.

The proposals show various areas of open space including an equipped area of play. If it is
intended to offer the open space to Breckland, Facilities Management would wish to be consulted
on the details of the proposed open spaces   BDC will usually consider adopting only large areas
of low maintenance open space when provided with a perimeter knee rail fence to restrict
vehicular access. However, the S106 Agreement should provide an opportunity for the Council to
decline to take on the open space if it chooses and for the developer to make other
arrangements for the management of the land, such as through the Town Council or a
management company. 
 
Although drainage details are not shown, the design & access statement suggests that there will
be a sustainable drainage system on the site. Please be aware that the Council is not a drainage
authority and would not consider adopting any part of the drainage infrastructure, or an open
space that includes any drainage features such as storage lagoons, ponds, underground storage
tanks/pipes or soakaways etc. 
 
I note that there is to be some tree planting   please note that any trees planted too close to
roads, paths & driveways could become a liability in the future if their roots cause damage to
adjacent structures. 
 
The land to the West of the site is an open space and play area owned by the Official Custodian
of Charities, and managed by BDC. The proposals show a new footpath on the Northern side of
Sporle Road adjacent to this land. It is not clear if the extent of the highway is wide enough to
accommodate this footway, and it might be necessary for the developer to purchase land for this
purpose. 
 
The disused railway line to the North is owned by Breckland Councill. The proposals show a
footway from the housing estate leading onto this land. If the developer wishes to create a right of
access onto the Council s land at this point, permission should be sought from the landowner and
tenant   the request would be dealt with by Facilities Management through the usual procedures. 
 
I am aware that there are several trees on the former railway line and also along the Western
boundary of the site. The developer should be made aware that the trees are not maintained on a
regular basis, but managed only from a health & safety point of view, and consequently would not
be trimmed to address issues of  lack of light  etc. to the proposed back gardens. Along other
parts of the railway line elsewhere in the town there have been some problems where new
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ENVIRONMENTAL HEALTH OFFICERS    

CONTAMINATED LAND OFFICER    

developments adjacent to it use it as a dumping ground, especially for garden waste.

I have looked at the application submitted and, based on the information provided to me at this
time, I recommend approval subject to the following conditions to alleviate environmental
concerns, namely noise associated with the nearby A47 highway and wind turbines.  
 
Prior to commencement of the development a background noise survey shall be carried out at
times and locations to be agreed with Breckland Council Environmental Protection Team to
determine noise levels from the nearby A47 highway and wind turbines. A scheme for protecting
the proposed residential dwellings from noise from the A47 highway and wind turbines shall be 
submitted and approved in writing by the Local Planning Authority. The scheme shall include
protection to amenity and garden areas and should not rely solely on the requirement to close
windows.  
 
All works which form part of the scheme shall be completed before any part of the residential
development is occupied.  
 
All measurements to be taken with a sound level meter manufactured to BS EN 60651 Type 1,
and compliant with BS EN 60804 Class 1, standard (or the equivalent relevant UK adopted
standard in force at the time of the measurements) set to measure using a fast time weighted
response. This should be calibrated in accordance with the procedure specified in BS 4142:2014
(or the equivalent relevant UK adopted standard in force at the time of the measurements). 
 
Informative 
 
All construction and demolition works to be carried out in accordance with the guidance provided
in Breckland Council Information leaflet, 'Construction and demolition works - Guidance for
contractors and developers' . It is recommended that as a mechanism to comply with this
guidance that the developer produces a construction management plan detailing noise and dust
control measures along with site working hours for approval by the planning authority.  

I have looked at the application submitted and, based on the information provided to me at this
time, I recommend approval providing the development proceeds in line with the application
details and subject to the following conditions to alleviate environmental concerns:  
 
I would recommend that the applicant submits a contaminated land vulnerability questionnaire
together with an environmental search report in the form of a desk-study as these may contain
information which would identify whether a full site investigation is necessary.  
 
The questionnaire comprises of a site walkover for the applicant to assess the condition of the
site in relation to contamination.  
 
The environmental report will highlight any issues of concerns on and off-site held by other
agencies.  
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AIR QUALITY OFFICER    

PUBLIC RIGHTS OF WAY OFFICER    

ECOLOGICAL AND BIODIVERSITY CONSULTANT    

3946   Unexpected Contamination 

In the event that contamination is found at any time when carrying out the approved development
that was not previously identified it must be reported in writing immediately to the Local Planning
Authority. An investigation and risk assessment must be undertaken in accordance with details to
be agreed in writing with the Local Planning Authority.  Where remediation is necessary, a
remediation scheme must be submitted to and approved in writing by the Local Planning
Authority.  Following completion of measures identified in the approved remediation scheme a
verification report shall be submitted to and approved in writing by the Local Planning Authority.  
 
Reason for condition:  To ensure that risks from land contamination to the future users of the
land and neighbouring land are minimised, together with those to controlled waters, property and
ecological systems, and to ensure that the development can be carried out safely without
unacceptable risks to workers, neighbours and other offsite receptors.  

An Air Quality Assessment (AQA) will be required for the development.  The AQA should include
the potential impacts of previous related applications 3PL/2014/0358/O and 3PL/2014/1346/O.

The Design and Access statement refers to links to the wider public access network but the
illustrative plan does not show these.  
Public Footpath FP37 lies on the western boundary of the proposal, abutting rear gardens. This
gives the potential for private access to be made onto the footpath which generally lends itself to
fly tipping of garden refuse. 
A link is shown to the disused railway to the north, near the  north western corner. While it used
for public access the route is on privately owned ( Breckland DC) land and permission will need
to be sought for any such access link. I would recommend space being left for a similar access to
the far north eastern corner where the old railway joins Sporle Road. I would also like to see a
better access layout at the eastern end of the site to allow a more direct link to Bridleway BR39a
in the north east corner of the site.

Protected Sites 
After assessing the information in section 4.1.1 of the Ecological Survey Report (Turnstone
Ecology, 2016), as part of an Appropriate Assessment, we have concluded that the report
adequately assesses the potential recreational effects of the development. Considering the
distance of the development from areas of the SPA that have open access and no provision for
recreation, we conclude it is unlikely that the development will have an adverse effect upon the
Breckland SPA and no further information in regards to the protected sites is required.
 
Bats 
Two oak trees on the boundary of the site have potential to support bat roosts. Should the trees
be affected by the development further surveys (in accordance with BCT guidelines, Hundt.
2012) will be required, and should be reported prior to determination. 
 
Site Ecology 
In line with the submitted report, the following should be undertaken: 
- A pre-commencement badger check.
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The Council has received 6 separate representations raising objections to the proposed
development for the following reasons:  

 REPRESENTATIONS

TREE AND COUNTRYSIDE CONSULTANT    

HIGHWAYS ENGLAND    

NATURAL ENGLAND    

- Precautionary methods for vegetation removal.
- Above-ground vegetation should be maintained at ground level until the spring to discourage
use by reptiles and nesting birds.
- Roots and any other spoil/rubble mounds should be removed/dismantled under an ecological
watching brief between mid-March and late September. 
- Retained hedgerows should be protected throughout the development, in line with
BS5827:2012, and enhanced (with native species) to plant up gaps and increase species
diversity. 
- Any trenches should be backfilled or covered overnight to prevent animals becoming trapped.
- Proposed lighting should be directed away from the boundary trees and hedgerows.

No objection in principal to the layout, it appears that sufficient space has been provided to allow
retention of trees along the northern boundary.  The central area of the site is free from trees.  A
tree survey, impact assessment and tree protection plan will be provided as should details of
planting proposals. Some hedgerow will need to be removed to achieve visibility.  Trees to be
planted should include some large maturing specimens where space allows.

No objection to the outline planning for this application.

Internationally and nationally designated sites
The application site is approximately 3km from a European designated site (also commonly
referred
to as a Natura 2000 site). The application
site is also notified at a national level as Breckland Forest Site of Special Scientific Interest
(SSSI). 
Although Natural England is of the opinion that there will not be significant recreational effects to
the above sites arising from proposed development alone (due to the number of dwellings, the
position of the proposed development and its distance from the above sites) we consider that
there is a risk that the proposed development may contribute to cumulative recreational impacts
to the SSSI and SPA in future. Therefore Natural England does not object to the proposed
development but reminds your authority of the need to strategically review the cumulative
recreational impacts of new residential developments when within 7.5km of the SPA. It is also
important to ensure that residential applications within this distance have sufficient green
infrastructure to encourage recreational activities on site, including the provision of dog walking
routes and amenity areas, for example.

Protected Species
You should apply our Standing Advice to this application as it is a material consideration in the
determination of applications in the same way as any individual response received from Natural
England following consultation.
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-  Harm caused to the character of the site and surrounding area.  
-  Inadequate highway infrastructure and increased traffic and 
   congestion.  
-  The inadequate provision of health, education facilities within the 
   town.  
-  Existing foul and surface water flooding and drainage problems would 
   be worsened by proposals.  
-  Harm to amenity caused by the overlooking of neighbouring properties 
   and loss of privacy, additional noise and disturbance from the 
   proposals.  
-  Insufficient employment opportunities within the town.  
-  Site should be retained to address shortage of green space within 
   Swaffham.  
-  Impact on nearby listed buildings.  
-  Loss of habitat and impact on wildlife.  
-  Impact on police, fire and emergency services form additional  
   dwellings. 
-  Impact from traffic, noise and disturbance from footpath link to 
   north.

1.0  This application is referred to Committee as a Major Development proposal and being
located outwith the settlement boundary is contrary to the development plan.  

2.0 Principle of development

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

2.2  In relation to settlement boundaries, the objectives of Policy CP14 include focussing
development in sustainable locations 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 in
this respect Policy CP14 can be afforded some weight in accordance with paragraph 215.  The
site is located outside the settlement boundary of Swaffham 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.  

2.4  Planning law requires that planning applications are determined in accordance with the
development plan 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.  

2.5  Paragraphs 47 and 49 of the National Planning Policy Framework, (NPPF), clearly state that
where an authority does not have an up to date five year housing land supply, (at present the

 ASSESSMENT NOTES
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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.  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.  

2.6  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.  

2.7  Swaffham 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 Kings Lynn, Dereham and Thetford.  In these terms, the
application site is considered to be a sustainable location for new development.  

2.8  Although outside the defined settlement limit, the proposed development would adjoin the
main built up area of the town and would be close to housing and the post-war residential
expansion of the town to the west and south-west and sites granted planning permission for
residential development to the north.  The proposal would therefore be closely related to the built
form of the town and would not result in an isolated development in the countryside.  The
residential use would also be compatible with the general residential character of the area to the
south-west.  

2.9  It is noted that the new households 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 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.  

2.10  The provision of further dwellings as indicated in the supporting information would provide a
significant contribution towards providing housing, particularly in light of the significant current
shortfall in the provision of housing land in the District and has therefore been given significant
weight in favour of the proposal.  Subject to conditions the proposal would provide for a mix of
dwellings, and provide for 50 affordable dwellings.  Having regard to the above, it is concluded
that the proposal would represent sustainable location for residential development.  
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2.11  Although the application site is not an allocated site for development, the findings of the
Council's Strategic Housing Land Availability Assessment, (2014), notes that the application site
would be deliverable and would provide for a constrained capacity of up to 144 dwellings.  In the
more recent consultation on the Emerging Site Option, (December 2015), the site is considered
to be deliverable and a reasonable alternative for future housing allocations.  

2.12  In terms of availability and delivery, 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.  In order to provide safe access the length of Sporle Road would need to be widened
and to provide for additional foul water capacity new foul water sewage infrastructure would also
need to be provided.  Although the application is in outline form, there is nothing to suggest that
there are any over-riding infrastructure constraints which would prevent a residential development
coming forward in the short term.  Should permission be granted it order to encourage the early
delivery of the proposed housing, a condition setting a two year time limit for the submission of
reserved matters, with a further year to start work, is considered necessary.  

3.0 Highway safety and traffic implications

3.1  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.  

3.2  Outline permission is sought for residential development at the site with access to the site to
be provided via two access points off Sporle Road that runs immediately to the south of the
application site.  Following discussions with the highways Authority amendments have also been
made to the proposed development to also include the introduction of a 30mph speed restriction
along Sporle Road and the widening of Sporle Road to six metres, including the provision of a
two metre wide footpath along the site frontage from the northeast corner of the site to beyond
the former railway bridge to the west in order to link into existing footpaths.  

3.3  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.  The concerns
raised by surrounding residents and the Town Council with respect to existing infrastructure and
congestion and the implications of additional traffic on the network are noted.  
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3.4  The application has been supported by a Transport Assessment, (TA), which has assessed
the existing access and traffic levels, the proposed access arrangements and through traffic
modelling has assessed the implications of this concludes, that following the completion of the
proposed residential development and provision of footpath link to the west the surrounding
highway network would operate within capacity and there would not be any significant adverse
impact on the highway network.  

3.5  Given the site's location on the edge of Swaffham, in order to reduce the level of vehicular
traffic associated with the development and encourage sustainable travel choice it is considered
appropriate that any permission be subject to conditions securing a Residential Travel Plan
incorporating a number of measures to minimise travel by private motor-vehicle.  

3.6  The Highways Authority has reviewed the proposal and submission documents and has
subsequently raised no objections to the application, subject to conditions including the
submission of a scheme for off-site highway works to widen Sporle Road and provide a footpath
along the length of the site frontage on to Sporle Road, a traffic regulation order to provide a
30mph speed limit along Sporle Road and secure the implementation of a residential travel plan.  

3.7  Having regard to the evidence within the submitted Transport Assessment and the
comments of the Highways Authority, it is considered that the proposed access arrangements
would be acceptable and 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'.  

4.0 Character and impact on surrounding area and landscape

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

4.2  The Council's Landscape Character Assessment Settlement Fringe Study, (2007), indicates
that the landscape is within the River Wissey Settled Tributary Farmland area, where
development consideration include enhancing settlement edges and integrating them into the
landscape setting and strengthening field boundary vegetation.  The more recent Brecks
Landscape Character Assessment, (2013), indicates that the site is within Rolling Clay Farmland
Character Area, where hedged rural lanes, mature hedgerow oaks and green lanes are the
important locally distinctive and sensitive landscape features.  This states that in managing the
expansion of existing settlements new built development should integrate the settlement edge
with the surrounding rural land by extending woodland and tree belts, connecting hedgerows so
the impact is softened; conserve small scale pattern of rural roads, particularly the entrance to
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settlements, new hedgerow tree planting to provide gateway features.  

4.3  The proposed development would extend the built up area of the town in a north-easterly
direction beyond the former railway line and out to the A47 to the northeast.  It is noted that the
proposed residential development would reflect the residential character of the area further along
Sporle Road to the west of the railway line, and that planning permission has recently been
granted for residential development to the north of the site which would extend the built form up
to the A47.  As such, it is not considered that residential development on the site would in
principle cause significant harm to the wider landscape and setting of Swaffham.  

4.4 Nevertheless, the site and its immediate context along Sporle Road to the southeast is
currently open and rural defined by a narrow lane with mature hedgerows either side.  It is noted
that as a result of the proposed development the appearance of the site would clearly change
from open farmland to a built up housing area and as a result the open and rural character and
appearance of the site would be lost.  Furthermore, the proposal would also require the loss of a
substantial length of mature hedgerow along the boundary of the site with Sporle Road.  It is
noted that this effect could be mitigated to an extent by detailed development proposals of
sensitive layout and density with appropriate separation distances and replacement landscaped
buffers to the perimeters and areas of open space.  

4.5  As the application is outline with all matters reserved except access, detailed matters of
layout, scale and design are not open for consideration.  However, the indicative layout clearly
fails to address the rural character and landscape setting of this point of Sporle Road, and fails to
provide sufficient space for landscape buffers and open space to soften and ameliorate the
impact of the development.  In addition, the indicative layout submitted does not provide for a
well-conceived townscape and environment due to number of poorly conceived and defined
streets, routes, and spaces.  

4.6  The overall density proposed of 22 dwellings per hectare, (DPH), across the whole
application site and 24 DPH across the developed part of the site as shown on the indicative
layout plan would accord with the parameters set out in policy DC02 o the Core Strategy.
However, it is noted that insufficient space has been provided for public open space for the 130
dwellings shown and to provide for landscape buffers along the perimeters and particularly the
Sporle Road frontage, nor has space been allowed for any necessary services including pumping
stations, electric sub-stations, or any alternative surface water drainage attenuation.  It is
considered therefore, that the proposal as shown indicative plan would clearly not be compatible
with and cause significant harm the character and appearance of the surrounding area and
landscape.  

4.7  Nevertheless, it is noted that this outline application merely seeks permission for the principle
of residential development and the site access with the number of dwellings having been
removed from the proposal.  As noted above, it is considered that the localised harm could be
satisfactorily mitigated by.  Therefore, subject to conditions requiring a detailed for the landscape
and planting mitigation scheme including the provision of landscape buffers along the boundaries
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of the site within reserved matters applications and conditions restricting the proposal to no more
than 100 dwellings, a minimum level of open space, a maximum density of 24 DPH and the
maximum height of dwellings being two storey, a satisfactory scheme could come forward within
reserved matters applications that would comply with Core Strategy Policies CP11, DC02 or
DC16, and with the guidance in paragraphs 58 and 109 of the NPPF.  

5.0 Amenity considerations

5.1  Given the site's location and indicative separation distances from nearby dwellings the
proposal would not result in any significant impact on the outlook, privacy and daylight of
surrounding dwellings.  

5.2  Additional traffic movements would result in some additional disturbance to existing residents
on the approach roads to the application site.  However, given the existing situation and the likely
volume, speed and distribution of such traffic, it is not considered that such disturbance would
cause significant harm to the amenity of nearby residents.  

5.3  With regards to the amenity of future occupants of the development given the application is
in outline with no exact number of dwellings, it is considered that subject to a condition setting an
upper limit to the number of dwellings, in principle a detailed scheme could come forward
providing for an acceptable residential environment for future occupants. Indeed 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.

5.4  The Council's Environmental Health Officer has raised no objections to the proposed
development subject to conditions securing the submission of a noise report to address noise
impacts from the A47 and approval of any necessary attenuation measures to protect the amenity
of future occupants of the development.  Subject to this condition, it is considered that the
proposed development would be satisfactorily safeguarded from noise.  

5.5  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.  

6.0 Flood risk and drainage

6.1  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 
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   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.  

6.2  Policy DC13 of the Core Strategy states that "preference is to manage surface water through
the incorporation of SUDS unless this is not technically feasible or where it can be demonstrated
that ground conditions are unsuitable for such measures".

6.3  The application site falls within Flood Zone 1 and is therefore at low risk of flooding from
various sources including that from rivers, tidal, surface water, reservoir and canal sources. In
order to ensure that the proposal would not give rise to an increased risk of flooding elsewhere
the applicants propose the use of deep infiltration to manage surface water, the detail of which
would be subject to later approval under a planning condition.  

6.4  The use of such measures are not considered to be sustainable drainage systems, and the
Environment Agency have advised that the use of deep borehole soak-aways are the least
preferred option for surface water disposal and are generally unacceptable other than where it
has been demonstrated that there are no other feasible options.  The Lead Local Flood Authority,
(LLFA), have raised objections due to the absence of an acceptable drainage strategy and that
the applicant has failed to demonstrate that other more preferable sustainable methods of
surface water drainage are not feasible.  

6.5  Notwithstanding this, it is noted that the application is in outline with only means of access
and the principle of residential development for consideration at this stage. It is noted that a
detailed drainage scheme could be secured by way of a suitably worded condition that would
require reserved matters applications to include a detailed surface water drainage scheme and
provide for sustainable drainage systems in order to accord with policy DC13 of the Core Strategy
and the NPPF, unless it has been demonstrated that such methods are not feasible. 

6.6  With respect to whether a deep infiltration approach would be feasible, such measures would
in any case require the granting of an Environmental Permit.  The Environment Agency note that
because the site is located within groundwater Source Protection Zone 3 and a Drinking Water
Protection Zone there is no guarantee that an environmental permit would be granted for the use
of deep borehole soakaways.  Given the above it is noted that alternative measures to manage
surface water via sustainable methods may well be required to be provided on site, which further
to the above concerns regarding the impacts of the indicative layout on the character and
appearance of the site and surrounding area, would impact on the number of dwellings feasible
and the extent of the residential development footprint at the site.  Accordingly a condition setting
an upper limit of up to 100 dwellings is considered necessary to provide for sufficient space for
such measures along with the necessary amount of open space and landscape buffers.
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6.6  Anglian Water have confirmed that the existing network does not have the capacity to
accommodate the proposed residential development at Sporle Road and have raised no
objection subject to conditions securing the submission of a foul water drainage scheme within
reserved matters and its completion prior to first connection of the development to the existing
network.  The applicant has subsequently agreed to provide additional foul sewage infrastructure
as part of detailed planning application at reserved matters stage.  Accordingly should permission
be granted a condition would be necessary to secure a detailed scheme to be submitted within
reserved matters applications.  

6.6  In this instance, whilst Anglian Water have raised no objections to the proposed development
with respect to foul water drainage, both the Environment Agency and the LLFA have raised
concerns regarding the proposed use of deep infiltration methods for managing surface water
and have requested further information to demonstrate why more sustainable methods of surface
water drainage re not technically feasible. However, given that this outline application seeks
permission for the principle of residential development on the site and the means of access only,
it is considered that subject to conditions restricting the number of dwellings on the site to no
more than 100 and securing a detailed surface water drainage strategy including the use of SuDS
methods within the reserved matters applications, in principle residential development could be
provided on the site whilst providing for sustainable drainage, that would not increase the risk of
flooding elsewhere and not result in the pollution of groundwater, in accordance with paragraphs
103 and 120 of the NPPF and Core Strategy Policy DC13.  

7.0 Ecology 

7.1  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-terms viability.  

7.2  The application site comprises an open field recently used for agricultural purposes but with
mature hedgerow and tree coverage to the perimeters of the site.  The Council's Ecologist has
recommended that further survey work is undertaken prior to determination and on site ecological
mitigation and enhancement measures are secured via condition.  It is noted that the application
is in outline and seeks permission for residential development with only access being considered
at this point in time.  The proposed highways works and access arrangements would necessitate
the removal of a significant length of hedgerow along Sporle Road and the removal a mature oak
tree to make way for the westernmost proposed access.  The oak tree has been identified as
having moderate potential for bats, however, no further surveys have been submitted in order to
understand the value of this tree for bats, and nor have any details of any on site mitigation
replace the loss of these habitats and landscape features.  
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7.3  Both Natural England and the council's ecologists confirm that the proposal would not give
rise to significant impacts on protected sites including the Breckland SPA.  In conclusion, it is
considered that further ecological surveys are necessary prior to determination, but that in
principle a residential development of the site would not result in unacceptable impacts on
ecology and nature conservation interests, and therefore the proposed development would fail to
accord with the objectives of the NPPF and Core Strategy policy CP10.  

8.0 Other material considerations

Local infrastructure 

8.1  A number of the concerns raised by local residents highlight the ability of the highway, social
and economic and 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, 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, together with an expanded
local bus service, and for enhancements and improvements to the surrounding footpath network.
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, and have
confirmed that planning obligations would not be sought from the proposed development.  

Availability of high quality agricultural Land

8.2  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."  

8.3  It is noted that the proposed development would result in the loss of agricultural land which
has recently been used for the growing of crops.  The land is identified as being within grade
three agricultural land and is therefore of moderate to good quality agricultural land. Whilst it is
noted that the site would utilise agricultural land classed as good quality, it is noted that 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 and District.  

Land contamination  

8.4  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
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   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 IIA of the Environmental 
   Protection Act 1990; and  
-  adequate site investigation information, prepared by a competent 
   person, is presented.  

8.5  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 a site investigation report and
the implementation of any appropriate remediation measures should any unexpected
contamination be found.  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.  Therefore, subject to a conditions
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.  

Archaeological interests  

8.6  The Historic Environment Service note that there have been roman and medieval artefacts
found within the surrounding area and that site has unknown potential for archaeological interests
to be present and their significance maybe affected by the proposed development.  However, it is
noted that the application is submitted in outline with all matters reserved save for access.
Therefore, subject to a condition securing a written scheme of archaeological evaluation to be
submitted with detailed reserved matters applications, it is considered that sufficient information
and if necessary any mitigation would be secured at the reserved matters application and detailed
design stage.  

9.0 Conclusion  

9.1  The site is located outside the Settlement Boundary of Swaffham, however, it would be
readily accessible from the A47 and also would be accessible to the various facilities and services
within the town.  The site is considered to be well related to existing and proposed residential
properties and to be sustainable location for residential development.  There is no substantive
evidence to suggest that the proposal would have a significant adverse effect on local
infrastructure.  The development would provide economic benefits in the short term during
construction and in the longer term through future household spend in the local economy and
could also make a significant contribution towards the supply of housing, including the provision
of 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.  

9.2   However, weighed against this, the proposal would result in the loss of openness of the site,
the loss of mature hedgerows which would have a detrimental impact on the rural and open
character of the site and local landscape.  Indeed the site is located at an important gateway into
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Outline Planning Permission

3005
3058
3047
3920
3920
3920
3920

Outline Time Limit (2 years)
Standard Outline Condition
In accordance with submitted plans
Permission for no more than 100 dwellings
Open space, and height parameters
REM to include detailed landscaping and planting mitigation
REM to include detailed Design and access

 RECOMMENDATION

 CONDITIONS

the town of the A47 and clearly the indicative layout does not provide for an acceptable quantum,
form and layout of development.  Nevertheless, approval is not sought for the detail of the
proposal but solely for the principle of residential development on the site and the form of access.
 Given that the site is considered to be within a sustainable location and well related to the built
area of the town and acceptable access can be provided to the site, and given those above
aspects weighing in favour of the proposed development it is concluded that subject to conditions
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 not justified in this case.  

9.3  Any detailed scheme would need to address the design and landscape issues and provide
satisfactory mitigation for the loss of the landscape features and therefore, it is considered
necessary that any outline permission be subject to conditions requiring reserved matters
application to submit detailed scheme of mitigation planting and landscaping including buffers to
the perimeters of the site; provision of a detailed surface water and foul water drainage scheme;
and conditions setting an upper limit of 100 dwellings on the site; a minimum area of open space;
and a height limit for the dwellings of two storeys.  

9.4  Consequently, it is recommended that outline planning permission is approved subject to
further ecological survey work being undertaken, conditions, a Section 106 Agreement and
Section 278 Agreement for off-site highway works.  

10.0 RECOMMENDATION  

10.1  The application is recommended for approval, subject to further ecology surveys being
undertaken prior to determination, and to conditions, the completion of a S106 legal agreement, a
Section 278 Agreement to cover the off-site highway works.

10.2  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.
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3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
2001
3992
3972
3960
3994
3989
3994

Site investigation
Slab levels
REM to include Surface water drainage scheme including SUDS
REM to include Foul water drainage scheme within
Scheme for management of drainage system
Construction Management Plan prior to commencement
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
REM to include Residential Travel Plan
CEMP- include ecological mitigation, protection measures
No vegetation clearance in bird nesting season
REM to include Arboricultural Method Statement and TPP
Programme and scheme of Archaeological investigation
Application Approved Following Revisions
Non-standard note re: S106
NOTE:  Bats and Owls
NOTE:  E.A notes attached
Note Highways comments
Hedgerow Regulations
Note Anglian Water comments
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SAHAM TONEY
Land to rear of  84 Richmond Road

Mr & Mrs D Wright
Care of Parker Planning Services 

Parker Planning Services Ltd
Parker Planning Services Ltd Dragonfly House

Erection of dwellinghouse with integral garage  

Full

3PL/2015/1334/F

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Sustainable development  
Impact on amenity  
Impact on the local character of the area  
Highway safety

 KEY ISSUES

The application seeks full planning permission for the erection of a three bedroom single storey
detached dwelling with attached double garage on land to the rear of 84 Richmond Road, Saham
Toney.  The proposal will use an existing treated access off Richmond Road.  The proposed
dwelling will replace an existing building used for the manufacture of wooden products.

The proposed site is located to the rear of 84 Richmond Road, Saham Toney, with an existing
access with gravelled track leading to the existing building, which is located directly to the rear
curtilage of the existing dwelling at 84 Richmond Road.  The proposal is located outside but
adjacent to the defined Settlement Boundary of Saham Toney, though the existing access lies
within the Settlement Boundary.  The site is occupied by an existing building which has been used
for the manufacture of wooden products, though the building appears to be in a state of disrepair.
The site adjoins several residential curtilages which front Richmond Road to the north east, with
further residential development located directly to the east and south east.  To the west, the land
is generally characterised by agricultural fields, dispersed by mature hedging and trees.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: James Tipping

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

 REASON FOR COMMITTEE CONSIDERATION
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3PL/2007/1654/F -  proposed new dwelling and garage - refused 23 November 2007.  Application
was appealed and subsequently dismissed on the 10 December 2008.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

Saham Toney Parish Council

This plan was refused in November 2007, (ref No. 3PL/2007/1654/F) and the same reasons for
refusal apply.  Saham Toney Parish Council unanimously agreed to object to this plan again.  The
main reasons being that it is outside the settlement boundary and the site is behind existing
dwellings, lacking a proper frontage and served by a long and inconvenient access.  It is an
unacceptable form of backland development.  It is in a rural area and would be an intrusion into
the rural setting to the detriment of the character of the area.  

Norfolk County Council Highways

No objection subject to a condition.

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

NPPG

Natural Environment
Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Trees and Landscape
Design
Parking Provision
With particular regard to paras 7.  

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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There has been one representation received in respect of the proposal which has raised
concerns over the site being outside of the settlement boundary.

 REPRESENTATIONS

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

2.0 Sustainable development  

2.1  The application site lies outside but adjacent to the Settlement Boundary of Saham Toney,
though the existing access lies within the Settlement Boundary.  The development of the site for
housing would therefore conflict with Core Strategy Policy CP14, which seeks to focus new
housing within defined settlement boundaries.  However, as the Council cannot currently
demonstrate a five year supply of housing land, Policy CP14 cannot be considered to be up-to-
date insofar as it relates to the supply of housing land and can be given little weight.  

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

2.3  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.  

2.4  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.

 ASSESSMENT NOTES

Tree and Countryside Consultant

No objections subject to a condition.

Housing Enabling Officer

No comment.

Contaminated Land Officer

No comment.

Environmental Health Officers

No comment.
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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.  

2.5  The social role of sustainable development seeks to ensure, amongst other matters, the
creation of a high quality built environment with accessible local services.  Saham Toney is
identified as a 'service centre village' within the Breckland Core Strategy and is therefore subject
to a variety of services and has the potential to meet some everyday needs, including shopping
and education.  However, the site is located less than a mile from Watton, which is a mid-sized
market town and provides a full range of everyday needs.  Watton is connected to an existing
public transport network, connecting the village to Watton, Swaffham and Kings Lynn.  The
'Konect, (no. 1), bus service operating hourly connects Saham Toney with these settlements.
The application site would utilise an existing footpath along Richmond Road to access local
amenities, which are within walking distance to the site.  In addition, there is an existing footpath
that leads into Watton from the site, as an alternative to the bus or private car.  Furthermore, the
bus services would provide an alternative to the car, consistent with the social and environmental
dimensions to sustainable development.  These considerations weigh in favour of the proposal.  

2.6  The proposal would make a positive, albeit modest, contribution towards the provision of
housing in the area and its construction would provide some short term economic benefits.  With
regard to availability and deliverability, whilst this is an outline application, the site is within the
applicant's ownership and available now, making the development deliverable within a reduced
period of two years to meet the housing shortfall.  The above observations confirm the proposal
supports the economic dimension to sustainable development.  Again, these considerations
weigh in favour of the proposal.  

2.7  The environmental role of sustainable development seeks to, in part, contribute to protecting
and enhancing the natural, built and historic environment.  Consideration of a proposal'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.  The site in question sits behind residential
development which can be identified as a linear form of development along Richmond Road.  The
property is bounded by residential development to the east, north east and south east, and
agricultural land to the west and represents a clear edge between development and the open
countryside beyond.  Given the relationship of the site to adjoining linear development, the plot
gives the appearance of a backland development site.  The eastern side of Richmond Road is of
a more varied form with development off Bell Lane allowing backland type development and
interrupting the generally linear form without being considered detrimental to the locality.  The
proposal would alter the linear form of development the eastern side of Richmond, but would not
be considered wholly intrusive into the open countryside.  

2.8  The proposed dwelling would be located adjacent to the rear boundary of 84 Richmond Road
and would maintain the established edge to the existing settlement.  The proposed dwelling
would replace an existing building that has been used for the manufacture of wooden products.
The site is therefore considered previously development land, (brownfield land), and should be
considered favourably in this regard.  Furthermore, the site already has an established building,
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albeit smaller in size than the proposed dwelling.  

2.9  The boundaries of the site are subject to trees and hedging providing extensive screening,
with an existing mature Oak tree located to the south eastern corner of the site.  The existing
screening combined with the semi-manicured appearance of the plot, promotes a particularly
enclosed, domestic character.  The introduction of dwellings would preserve and enhance the
domestic character of the site, whilst having a limited impact upon the wider rural setting and
countryside to the west.  In light of this site-specific context, it is concluded that, on balance, the
development will not appear visually intrusive and would not result in an isolated development in
the countryside.  

3.0 Impact on local character and amenity

3.1  Development in the vicinity of the site comprises a mix of detached single storey and two
storey dwellings set back from the road within generous sized plots.  Architectural styles vary, but
most properties are of broadly traditional design, though the dwellings located directly to the east
of the proposal are from the 1960's / 70's.  The proposed dwelling would also be single storey,
reducing any visual impact from the road frontage, and providing no detrimental impact in terms
of overlooking from neighbouring properties or indeed future occupants.  This is also assisted by
the retention of mature hedging and trees along the eastern and southern boundaries.  Although
the proposed dwelling is of a contemporary design, the incorporation of traditional materials,
including brick, clay pantile and timber, is considered suitably sensitive to its context.  The pitched
roof adopts a traditional profile, and reflects the local vernacular in the immediate vicinity.  

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

3.3  Although the site is bounded by existing residential properties to the east, no material effects
on the living conditions of neighbours are anticipated given the existing planting, design and
orientation of the new dwellings and the degree of separation from adjacent dwellings.  A
condition requiring obscure glazing to the bathrooms windows on the ground floor eastern
elevation will adequately mitigate any overlooking to an acceptable level.  In amenity terms the
proposal is considered consistent with Core Strategy Policy DC01.  

4.0 Highway Safety and Access

4.1  Access to the proposed site would be provided by an existing access arrangement off
Richmond Road.  The Highway Authority raises no objection subject to a standard planning
condition being imposed regarding access details.  

5.0 Trees and Landscaping
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Planning Permission RECOMMENDATION

 CONDITIONS

5.1  The proposal would see development near to an existing mature Oak tree to the south east
corner of the site, which is situated within the neighbouring properties rear curtilage.  Any
proposed hard standing serving the proposed dwelling will be constructed near to the existing
Oak tree.  However, the Tree Consultant has raised no objection to the proposal subject to the
development being carried out in accordance with the submitted arboricultural impact
assessment.  An appropriate condition shall secure the adequate protection of the Oak tree and
its roots.  

6.0 Other matters

6.1  The site was subject to a previous application submitted under reference 3PL/2007/1654 and
was refused on the 23 November 2007.  The application was subsequently appealed by the
applicants.  The Planning Inspector found that the matters put forward by the applicant were not
considered material considerations sufficient to outweigh either national or local plan policies
aimed at protecting the countryside.  In addition, the Inspector concluded that the proposal would
be an intrusion into the countryside and in conflict with the aim of such polices.  Whilst some
weight can be given to the Inspectors decision, the appeal was determined before the National
Planning Policy Framework came into effect, (2012), and now provides a different interpretation
of sustainable development,  In addition, as stated within section two of this report, the Council
cannot currently demonstrate a five year supply of housing land, Policy CP14 cannot be
considered to be up-to-date insofar as it relates to the supply of housing land and can be given
little weight.  Therefore, 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.
On balance, the development weighs in favour of the development.  

7.0 Conclusion

7.1  The proposal would conflict with Policy CP14 due to its location outside a defined Settlement
Boundary.  However, this policy can be afforded little weight due to the present shortfall of
housing land in the District.  In social and environmental terms Saham Toney has accessible local
services, providing a number of day to day needs of future occupants.  In economic terms the
development supports growth and the local economy albeit in a modest manner.  Though the
proposal does form a backland type development in some respects, the proposal would respond
well in terms of form and character, as well as the re-use of previously developed land and
therefore, is consistent with the environmental dimension of sustainable development.  The
planning merits of the application are finely balance, though consideration in this instance lies in
support of the application and it is recommended for approval subject to conditions.  
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3006
3047
3106
3848
HA24
3140
3302
3408
3418
2001
3996
4000
2014

Full Permission Time Limit (2 years)
In accordance with submitted
External materials and samples to be approved
Foul drainage to main sewer
Provision of parking and servicing - when shown on plan
Prior approval of slab level
No P.D. for extensions, roof alterations, porches
Landscaping - details and implementation
Tree Protection Plan - Ground Protection Mats
Application Approved Following Revisions
Note - Discharge of Conditions
Variation of approved plans
Criterion E - Planning Apps Where Approved



BRECKLAND COUNCIL - PLANNING COMMITTEE - 31-05-2016

DC131_new

11

NORTH ELMHAM
Mill House Farm
Billingford Road

Mr & Mrs John Labouchere
Mill House Farm, Billingford Road

Mr Richard Dykes
Little Orchard School Road

Erection of dwelling and associated garage.  

Full

3PL/2015/1434/F

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

North Elmham 

 RECOMMENDATION : APPROVAL

Sustainable development  
Impact on the landscape character and appearance of the area  
Access and highway impact  
Impact on amenity  
Ecology

 KEY ISSUES

The application seeks full planning permission one detached dwelling with associated garaging,
car parking and access.  The scheme involves one two storey four bedroom dwelling with a
detached triple garage.  

The proposal includes the use of red and buff multi stock brickwork, Redland Norfolk variegated
pantiles.  Doors and windows would be light oak UPVC.  

The dwelling would be set back from the highway with the garage building slightly further forward.
Access would be directly via Billingford Road in the location of the existing field access.

The site extends to approximately 0.16 hectares and comprises a broadly rectangular parcel of
land located immediately adjacent to the eastern edge of North Elmham Settlement Boundary.
The site lies to the north of Billingford Road close to the where the road meets Station Road to
the east.  

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Jemima Dean

This application is referred to the Planning Committee as it is contrary to the development plan.

 REASON FOR COMMITTEE CONSIDERATION
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The site is adjoined to the north and east by agricultural fields and to the west by the track leading
to the sewage pumping station.  Established hedgerows and trees form the eastern, western and
southern boundaries of the site.  

To the west of the site is a substantial detached dwelling, beyond which is further residential
development that includes large detached and semi-detached properties accessed directly via
Station Road.  

The footway along the southern side of Station Road from the centre of the village stops just to
the west of the site.  The application site currently comprises grass land which previously been
used as a horse manage.  The site is currently accessed via a field entrance directly from
Billingford Road.  

The River Wensum Special Area of Conservation, (SAC) and Site of Special Scientific
Interest,(SSSI), lies approximately 40 metres to the north of the site.

No relevant site history.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

CP.10
CP.11
CP.14
DC.01
DC.02
DC.16
DC.19
NPPF

NPPG

Natural Environment
Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Design
Parking Provision
With particular regard to
paragraphs 14,47 and 49
National Planning Practice Guidance

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

No.

 EIA REQUIRED

Not Applicable.

 CIL / OBLIGATIONS
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None.

 REPRESENTATIONS

 ASSESSMENT NOTES

NORTH ELMHAM PC
The Parish Council supports this application but has noted that it is outside the parish boundary
and therefore objects for this reason

ENVIRONMENT AGENCY
No objection

ANGLAIN WATER SERVICES
Anglian Water does not comment on application for or under 10 dwellings

NORFOLK RIVERS INTERNAL DRAINAGE BOARD
The site falls within the Norfolk Rivers IDB drainage district. We look forward to reviewing the
surface water drainage details at detailed planning stage. Please note that should any discharges
to the IDB main drain, to the North of the site, be required then this will require drainage consent
from the Norfolk Rivers IDB and a possible development contribution. Details of this can be found
on our website

HISTORIC ENVIRONMENT SERVICE
Based on currently available information the proposal does not have any implications for the
historic environment and we would not make any recommendations for archaeological work

NORFOLK COUNTY HIGHWAYS
I refer to Drawing 4433 (3) Rev A which includes satisfactory footway provision. I would therefore
raise no highway objections to the proposal subject to conditions

TREE AND COUNTRYSIDE CONSULTANT
Please establish how much hedgerow requires removal in order to achieve satisfactory visibility
splays

ECOLOGICAL AND BIODIVERSITY CONSULTANT
Further information including information to support an Appropriate Assessment and an
Ecological Impact Assessment is required. A biodiversity method statement should be provided
and secured by planning condition

ENVIRONMENTAL HEALTH OFFICERS
No objection subject to condition

CONTAMINATED LAND OFFICERS
No objection

NORFOLK COUNTY COUNCIL MINERAL AND WASTE
No objection

NATURAL ENGLAND 
Statutory nature conservation sites - no objection
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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 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.  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.  

1.3  Paragraphs 47 and 49 of the National Planning Policy Framework, (NPPF), state that where
an authority does not have an up to date five year housing land supply, (at present the District
figure is 3.72 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.  

1.4  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.  

1.5  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.  

1.6  In terms of economic and social sustainability, North Elmham is identified as a Service
Centre and contains adequate services and facilities to meet the day to day requirements of
existing residents.  North Elmham contains a number of services and facilities including a: post
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office; car body shop; doctors surgery; residential care home; garage; visitor centre; hotel; two
public houses; church; primary school; children's nursery; fish and chip shop; cricket club; and
recreation areas.  

1.7  Dereham is approximately 9km to the south of the application site.  In terms of public
transport North Elmham is served by a regular bus service that runs six days a week, (the
number 21 - Fakenham - North Elmham - Beetley - Gressenhall).  The site is approximately 1km,
by footpath, of the nearest bus stops.  As requested by the Highway Authority the applicant has
provided plans to illustrate a footway from the site access to the existing provision on the opposite
side of the road, with a dropped kerb crossing point on either side, to avoid pedestrians walking in
the carriageway.  These works would be a condition on any planning permission.  The bus
service linking the site to Dereham's local amenities would provide an alternative to the car,
consistent with the social and environmental dimensions to sustainable development.  These
considerations weigh in favour of the proposal.  

1.8  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 on a public transport route with bus stops in reasonably close proximity.
The NPPF states that local planning authorities should avoid new isolated homes in the
countryside.  The proposed dwellings would form part of the existing settlement and would not be
isolated when considered in this context.  

1.9  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.  To ensure the
deliverability of the development a planning condition would require a reduced permission time
period.  

2.0 Impact on the Landscape Character and Appearance of the Area

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

2.2  The Breckland Landscape Character Assessment, (2007), indicates that the site is located
largely within an area known as the 'River Wensum and Blackwater' which represents where the
presence of hedgerow trees and small blocks of woodland creates an enclosed character with
framed views of the flat valley floor.  Settlement is characteristically scattered farmsteads,
hamlets and mills, plus occasional edges of villages.  Development considerations are to
conserve the strong wooded context to settlements and use this as a template for integration of
new development, views of the wooded character of the valley crest with occasional landmark
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buildings, should be preserved, ensuring that new development does not detract from this view.  

2.3  The proposed development is not considered to cause an unacceptable amount of harm in
terms of its impact on the landscape character.  In terms of layout the proposed dwelling would
form a logical extension to the existing row of housing to the west, on a similar plot.  The
proposed access and visibility splay would likely require the removal of a significant amount of
hedgerow along Billingford Road, causing harm to the character and appearance of the area.  A
landscaping strategy would be secured by planning condition to ensure appropriate replacement
planting and boundary treatment which would provide some form of mitigation ensuring that the
rural character is maintained as far as possible.  

2.4  The application proposes a large detached two storey dwelling with a detached garage and
associated access.  The site has the potential to satisfactorily accommodate this level of
residential development without causing detrimental harm to the character and appearance of the
area.  

3.0 Access and Highway Impact

3.1  The application proposes a single access directly via Billingford Road.  In response to a
request from the Highway Authority the applicant has submitted a revised plan which includes
details of a footway from the site access to the existing provision on the opposite side of the road,
with a dropped kerb crossing point on either side, to avoid pedestrians walking in the
carriageway.  These works would be the subject of a Section 278 Agreement and would be
covered by a Grampian style planning condition.  

3.2  With the proposed footway provision in place the Highway Authority is satisfied the proposal
is acceptable and would have no objection in highways terms to the proposed development.
Conditions and an informative as recommended by the Highway Authority would be attached to
the planning permission.  

4.0 Impact on Amenity

4.1  The direct impact on the amenity of local residents is limited to the western boundary of the
site where the proposed dwelling plot would adjoin existing residential development, albeit with
the track to the sewage pumping station between.  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 Ecology

5.1  The site lies approximately 40 metres from the River Wensum Special Area of Conservation,
(SAC) and Site of Special Scientific Interest, (SSSI).  The site is designated for Ranunculion
fluitantis and Callitricho-Batrachion vegetation that occurs sporadically throughout the river's
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length and the presence of white-clawed crayfish Austropotamobius pallipes.  An Ecological
Survey, (Norfolk Wildlife Services Ltd on behalf of Dykes Associates Architects, February 2016),
was submitted as part of the application.  

5.2  Natural England has assessed the application and considers that, if undertaken in strict
accordance with the details submitted, is not likely to have a significant effect on the interest
features for which the River Wensum SAC has been classified.  An Appropriate Assessment to
assess the implications of this proposal on the site's conservation objectives, is not required and
the proposal would not damage or destroy the interest features for which the River Wensum SSSI
has been notified and therefore Natural England has no objection to the proposal.  

5.3  The Council's Ecological Consultants have also assessed the application.  The development
would result in the loss of a hedgerow classified as a Biodiversity Priority Habitat and such
habitats should be conserved or enhanced.  Planting to compensate for the loss of this habitat
must therefore be provided.  The submission of a planting strategy for this compensation detailed
within an appropriate landscape scheme would be a condition in the event of an approval.  

5.4  There are records of otter and water vole from within 1 km of the site, along the River
Wensum and it is recommended that a biodiversity method statement detailing precautionary
methods of working is produced and adopted to ensure that these species are not harmed during
the development.  This would be secured via planning condition.  

5.5  In terms of ecological impact with appropriate conditions in place the proposed development
would be acceptable.  An Ecological Survey, (Norfolk Wildlife Services Ltd on behalf of Dykes
Associates Architects, February 2016), was submitted as part of the application.  The mitigation
and enhancement recommendations set out at Chapter 6 of the report will be conditioned.  

6.0 Conclusion

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

6.2  The proposal will not harm the amenity of existing residential development to the south to a
detrimental level.  In terms of it impact on the character and appearance of the area any harm
caused would be mitigated by an appropriate landscaping strategy, the details of which would be
secured by planning condition.  

6.3  The proposal would make some contribution, albeit small to the supply of housing, a factor
which must be given considerable weight given the thrust of national planning policy regarding
housing provision.  The development would also be appropriately designed and would not
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Planning Permission

3006
3047
MT03
HA13
HA24
HA20
HA39
A
HA39
B
3408
3920
3920
3920
3920
3414
3946
4000
3996
AN60
2014

Full Permission Time Limit (2 years)
In accordance with submitted
External wall and roof materials to be agreed
Access gates - configuration
Provision of parking and servicing - when shown on plan
Provision of visibility splays - conditioned
Highway improvements-offsite A

Highway improvements off-site B

Landscaping including habitat compensation
Birds nesting
Biodiversity method statement
Biodiversity strategy
Foul water drainage
Fencing protection for existing trees
Contaminated Land - Unexpected Contamination
Variation of approved plans
Note - Discharge of Conditions
NOTE NCC Inf 1 When off-site road improvements are required
Criterion E - Planning Apps Where Approved

 RECOMMENDATION

 CONDITIONS

unacceptably impact the local highway network.  

6.4  Taking all matters into consideration it is concluded that the harm likely to be caused by the
proposal would not be such that it would significantly and demonstrably outweigh the benefits of
the development.  In accordance with paragraph 14 of the NPPF, it is therefore recommended
that permission is granted subject to conditions.
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GREAT ELLINGHAM
Rear of 23 Long Street

Mr Tim Davidge
42 Mill Lane Attleborough

Patterson Design Ltd
2 Exchange Street Attleborough

Erection of dwelling & detached double garage/carport  

Full

3PL/2016/0026/F

N

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : REFUSAL 

Principle of development  
Impact on the character and appearance of the locality  
Amenity impact  
Highway issues  
Impact on trees

 KEY ISSUES

The application seeks full planning permission for a single storey three bedroom detached
dwelling and detached double garage to the rear of No. 23 and No. 25 Long Street.  The
proposed dwelling is a modern design with pan-tile mono pitch roofs, face brickwork and timber
cladding for the walls, and PVA glazing for windows and doors.  Access is proposed via a shared
track that runs from Long Street.

The application site currently comprises part of the rear garden land of No. 23 and No. 25 Long
Street.  The site is located within Great Ellingham, inside the defined settlement boundary.   A
number of Ash trees currently exist within the application site.  The site is bounded to the north by
the Ivan Wright Garage Services and Breckland Roofing site which has recently been granted
planning permission for development of eight detached dwellings.  The site is bounded by the rear
garden of No. 27 Long Street to the South and agricultural land to the East.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Jemima Dean

The application has been called in to Planning Committee.

 REASON FOR COMMITTEE CONSIDERATION
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No relevant site history.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

GREAT ELLINGHAM PARISH COUNCIL  

This application was discussed at the meeting of Great Ellingham Parish Council on 15 March
2016.  Councillors objected to the plans on the grounds that this appears to be backfill. Concerns
were also raised over the poor access.  

NOROLK COUNTY COUNCIL HIGHWAY  

The site is located adjacent to C136 Long Street, a busy classified highway which provides a well-
used link between Great Ellingham and A11.  Visibility from the access measures some 30m to
the north east, (the approaching traffic direction) and 27m to the south west.  Long Street is
subject to a 30 mph speed restriction adjacent to the site for which Government safety guidance,
(Manual for Streets), recommends clear visibility of 59m from a 2.4m set-back or 43m where
traffic speeds are demonstrated to be contained within 30 mph. In the critical, approaching traffic
direction, the available visibility only achieves 51% of the higher standard and 70% of the lower
standard.  In the opposite direction the available visibility achieves 46% of the higher standard
and 63% of the lower standard.  The site currently comprises garden land for the adjacent
dwelling and therefore does not generate any regular vehicular movements in its own right.  With
that in mind it is generally recognised that a single dwelling would generate in the region of six

SS1
CP.11
DC.01
DC.02
DC.16
DC.19
NPPG
NPPF

Spatial Strategy
Protection and Enhancement of the Landscape
Protection of Amenity
Principles of New Housing
Design
Parking Provision
National Planning Practice Guidance
National Planning Policy Framework

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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Two letters of objection have been received in response to the application with concerns relating
to: overshadowing; loss of privacy; noise disturbance; small plot; backland development; out of
character with the area; precedent set.  

One letter of support has been received in response to the application.

 REPRESENTATIONS

1.0 Principle of Development

1.1  The site falls on residential land within the settlement boundary of Great Ellingham and the

 ASSESSMENT NOTES

daily weekday trips on a regular basis.  Consequently any dwelling in this location will result in the
intensification of an access considered substandard by reason of the restricted visibility at its
point of connection with Long Street.  Whilst the garages scale under 6m in length it is noted that
these could be amended to achieve a suitable size.  Refusal recommended for reasons relating
to inadequate visibility splays which would cause danger and inconvenience to users of the
adjoining public highway.  

ENVIRONMENTAL HEALTH OFFICERS  

No objection however, note that while the application form states that foul water will be disposed
of to a package treatment plant, the contaminated land documentation submitted with the
application states that Long Street now has a mains sewer connection and that the proposed
dwelling will utilise it.  

CONTAMINATED LAND OFFICER  

No objection subject to conditions.  

TREE AND COUNTRYSIDE OFFICER  

The supplied report from Plandescil shows how works can in theory take place whilst retaining
the trees shown on drawing 20385/901.  It is very unlikely that any future occupants will want to
live in a dwelling with overhanging branches of a mature Ash which are known for regularly
dropping dead wood, leaves and often larger branches.  The dwelling will be subject to long
periods of shade, particularly during the morning.  There is very little usable garden space and
what there is will generally be in shade.  Construction of the dwelling will be very difficult to
achieve without damaging tree roots and it is unlikely that trees will be retained in the long term.  

BRECKLAND ASTRONOMICAL SOCIETY  

In designing the rear-property dwellings in Long Street Great Ellingham, it should be noted that
our astronomical observatory is very nearby and is a Dark Sky Discovery site of the highest
grade.  Norfolk is the second darkest and one of the most rural counties in England and attracts
many astronomy and nature tourists and is a haven for wildlife that rely on rural darkness.
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principle of development for housing is acceptable.  Furthermore, Great Ellingham is identified as
a service centre village and contains adequate services and facilities to meet the day to day
requirements of existing residents.  In terms of location the development is therefore sustainable.

2.0 Impact on the Character and Appearance of the Locality

2.1  In terms of design and appearance the application proposes a contemporary single storey
dwelling and garage within the rear garden of No. 23 and No. 25 Long Street.  The proposed
layout would essentially comprise backland development to dwelling fronting Long Street.  This
pattern of development, resulting in land set back from the highway developed for housing, has
already been established along this part of Long Street through the redevelopment of the Ivan
Wright Garage and Breckland Roofing site where planning permission for development of eight
detached dwellings has recently been granted.  

2.2  Given the relationship of the proposal to the adjacent site and that it would follow this pattern
the plot would seem appropriate for residential development.  The dwelling is limited to single
storey in line with two of the eight approved dwellings to the north and the plot does not present
as open countryside.  In light of this site-specific context, it is concluded that the dwelling will not
appear visually intrusive and would not result in an isolated development in the countryside.  The
plot is sufficiently proportioned to ensure the proposed dwelling would responds favourably to
Core Strategy Policy DC16.  Detail of materials would be secured by planning condition.  

3.0 Amenity Impact

3.1  The application proposes a three bedroom single storey dwelling.  It is considered that the
dwelling of the scale proposed would be satisfactorily accommodated without giving rise to
significant overlooking, overshadowing, loss of light or privacy impacts.  The layout of the
approved development to the north would result in two dwellings located along the northern
boundary of the application site, however, there would be no first floor windows on the south
elevations of either of these dwellings.  The proposal is considered to respond favourably to Core
Strategy Policy DC01.  

4.0 Highway Issues

4.1  It is proposed that the dwelling would be served via a shared access track running to the
north of No. 23 leading from Long Street to the plot.  The application has been assessed by the
Highway Authority with regard to the suitability of the access to the serve the proposed dwelling
and highway safety.  

4.2  Long Street is a busy classified highway which provides a well-used link between Great
Ellingham and the A11.  Visibility from the access measures approximately 30m to the north east,
(the approaching traffic direction) and 27m to the south west.  

4.3  Long Street has a 30mph speed restriction adjacent to the site where government guidance
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recommends clear visibility of 59m from a 2.4m setback or 43m where traffic speeds are
demonstrated to be contained within 30mph.  The proposal falls well short of this.  In the critical,
approaching traffic direction, the availability visibility achieves only 51% of the higher standard
and 70% of the lower standard.  In the opposite direction the available visibility achieves only 46%
of the higher standard and 63% of the lower standard.  

4.4  The site currently comprises garden land for the adjacent dwelling and therefore does not
generate any regular vehicular movements in its own right.  With that in mind it is generally
recognised that a single dwelling would generate in the region of six daily weekday trips on a
regular basis.  Consequently any dwelling in this location will result in the intensification of an
access considered substandard by reason of the restricted visibility at its point of connection with
Long Street.  

4.5  A revised plan illustrating visibility splays submitted and considered by the Highway Authority
does not correctly reflect the geometry of Long Street in this location.  The 43m line indicates
visibility would be available to a point more or less centrally to the frontage of No. 19 Long Street
and this is not the case.  Standing in the access visibility is only available to a point along the
Breckland Roofing frontage and is in the order of 30m.  This falls far short of recommended
safety standards and would equate to a traffic speed of 23 mph.  The Highway Authority is
advised, anecdotally, that traffic speed in this location exceeds 30mph and although has no
speed survey information to back this up, is confident through the use of Long Street, that the
85th percentile traffic speed is not contained to 23mph or below.  It is also important to point out
that the highway boundary does not extend as far as the boundary of the Breckland Roofing site
nor No. 19 Long Street.  

4.6  The applicant refers to the recently approved development and its associated access onto
Long Street, however, the highway advice for the Breckland Roofing application was based on
the site's commercial use and its potential to generate vehicular traffic.  The site subject of the
current application forms garden land to a domestic property.  Had the site been that occupied by
Ivan Wrights garage, then its commercial use would have been taken that into account when
providing advice.  However, in this case the site forms ancillary garden land and therefore does
not generate regular traffic in its own right.

4.7 Refusal is recommended by the Highway Authority on grounds that inadequate visibility
splays are provided at the junction of the access with the County highway and this would cause
danger and inconvenience to users of the adjoining public highway.  

4.8 With regard to parking proposed garages, measuring 5m x 3m fall below minimum
requirements of 6m x 3m, (with a preferred measurement at 7m x3m), would need to be
amended in the event of an approval.  

5.0 Impact on Trees
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Refusal of Planning Permission

9900
2009

Inadequate visibility splays
Criterion E - Planning Apps Where Refused

 RECOMMENDATION

 REASON(S) FOR REFUSAL

5.1  The application site comprises garden land and a number of Ash trees, some quite mature
are located toward the south east of the site.  The supplied report shows how works can in theory
take place whilst retaining the trees shown on drawing 20385/901, however, it is very unlikely that
any future occupants will want to live in a dwelling with overhanging branches of a mature Ash
which are known for regularly dropping dead wood, leaves and often larger branches.  The
proposed dwelling would be subject to long periods of shade, particularly during the morning.
There is very little usable garden space and what there is will generally be in shade.  

5.2  Construction of the dwelling will be very difficult to achieve without damaging tree roots and it
is unlikely that trees will be retained in the long term.  The issues can only be resolved by
removing at least some of the trees and realistically at least the one which is overhanging the
building is not sustainable.  Whilst the proposed development would likely result in the loss of
some of the existing Ash trees, these are not protected and their loss would not justify refusal of
the application.

6.0 Conclusion

6.1  Whilst the application site falls within Great Ellingham Settlement Boundary where the
principle of residential development is generally acceptable, the proposal would lead to significant
harm in terms of its impact on highway safety and is, therefore, recommended for refusal.

7.0 Reason for Refusal

7.1 Inadequate visibility splays are provided at the junction of the access with the County highway
and this would cause danger and inconvenience to users of the adjoining public highway.
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CARBROOKE
Land off Lancaster Avenue

Westmere Homes
C/O Agent 

Armstrong Rigg Planning
The Exchange Colworth Science Park Sharnbrook

Residential development of 106 dwellings and a community centre 

Full

3PL/2016/0084/F

N

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

1. Principle of development 
2. Loss of employment land  
3. Local character / amenity  
4. Flooding  

 KEY ISSUES

Full permission is sought for the erection of 106 dwellings and a community centre, together with
associated access roads and public open space.  Access to the development would be gained via
an existing spine road and roundabout on Norwich Road.  The housing scheme would comprise a
mixture of houses and flats, including six x one bed flats, 32 x two bed flats, 30 x two bed houses,
35 x three bed houses and nine x four bed houses. Most dwellings would be two storey, though
four apartment blocks would provide accommodation on three floors. No affordable housing is
proposed.  The community centre would comprise a community hall, meeting room, office and
ancillary kitchen / toilet facilities.  

The application is supported by a number of technical reports including a Planning Statement,
Design & Access Statement, Flood Risk Assessment, Habitat Survey, Arboricultural Impact
Assessment, Transport Statement, Contaminated Land Assessment and Utilities Assessment.  

Amendments to the detailed layout and design of the development and road layout have been
made during the course of consideration the application.  

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Nick Moys

The application is referred to Committee as a major development.

 REASON FOR COMMITTEE CONSIDERATION
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The application site is located to the east of Watton town centre, within an area of mixed housing
and commercial uses.  The site forms part of the Blenheim Grange development on the former
RAF Watton Technical Site, much of which has been developed for housing since 2006.  A local
centre, with shops and other local services, is located immediately to the north of the site.

The site comprises an area of vacant and open land, and extends to around 2.3 hectares.  The
site includes extensive areas of concrete hardstandings, together with pockets of rough grass,
scrub and sporadic trees.  Part of the site is covered with construction rubble and other waste.

 SITE AND LOCATION

Outline permission was granted in 2006 for the development of the site for employment purposes.
At the same time planning permission was granted for the development of other parts of the
former RAF Technical Site for housing and as a local centre.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

SS1
CP.01
CP.05
DC.01
DC.02
DC.04
DC.06
DC.11
DC.13
DC.16
NPPF
NPPG

Spatial Strategy
Housing
Developer Obligations
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
General Employment Areas
Open Space
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 

No.

 EIA REQUIRED

A legal agreement is being drafted which relating to the provision of public open space and the
proposed community centre.  The agreement would require the transfer of both to the Parish
Council.  A library contribution of £6,360 would be payable to the County Council.

 CIL / OBLIGATIONS
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Three representations in support of the proposal have been received on the basis that the
proposal would improve the appearance of the area and provide community facilities.  The
Blenheim Grange Residents' Association has also written in support of the proposal. Two
objections have been received concerning the inadequacies of local infrastructure and
questioning the benefits of the proposal.

 REPRESENTATIONS

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

2.0 Principle of development and policy matters

2.1  The application site is located within the main built up area of Watton, (albeit within the parish
of Carbrooke) and falls within the defined Settlement Boundary for the town.  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.  Local planning policies generally permit
new housing in locations such as this, provided that certain criteria are met, including in relation
to effects on local character, amenity and traffic.  

2.2  The development of the site for housing would be consistent with the predominant character
of the area. The proposed development would be close to other housing and would be easy
reach of local facilities and services, which would be likely to derive some support for future
residents. A range of sustainable transport options would be available to residents, with
pedestrian and cycling facilities along Norwich Road, where there are also regular bus services.
The development would also make a significant contribution to the supply of housing in the area
and add to the range of housing available in the locality.  The construction of the development
would provide some economic benefits, albeit temporary.  The development would also provide
for the re-use of brownfield land and would provide an opportunity to improve the appearance of
the site given its present semi-derelict condition.  These considerations weigh in favour of the
proposal.  

2.3  However, the application site is identified as a General Employment Area on the Core
Strategy Proposals Map, and its development for housing would conflict with Core Strategy Policy
DC06 which seeks generally to protect identified general employment areas for business use.
Notwithstanding this, for the reasons set out below, it is not considered that rejection of the
proposal on grounds of loss of employment would be justified in this case.  

2.4  No affordable housing is proposed as part of the development.  It is proposed instead to
provide a new community centre, which once built would be transferred to the Parish Council. As
such, the proposal would conflict therefore with Core Strategy Policy DC4 which requires the
provision of affordable housing on all qualifying sites.  However, for the reasons set out below, it
is considered that an exception to policy would be justified in this instance.  

2.5  The level of public open space proposed falls below that required by Core Strategy Policy

 ASSESSMENT NOTES
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DC11.  However, extensive areas of open space have been provided as part of the Blenheim
Grange development as a whole, and the central recreation space provided, which will include a
Neighbourhood Equipped Area for Play, adjoins the application site.  In total, around 4.5 hectares
of open space has been provided at Blenheim Grange compared with a policy requirement of
about 3.1 hectares.  Adequate open space would be available therefore to meet the recreational
needs of future residents.  

2.6  In relation to implementation 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
commencement of development is recommended.  

2.7  Taking all of these matters into account it is considered that the site is suitable in principle for
residential development and the scheme would represent sustainable development as defined in
the NPPF.  

3.0 Loss of employment land

3.1  As noted above, the proposal would conflict with Core Strategy Policy DC06, which seeks to
protects employment land. However, as this policy bears on the principle of housing development
it must be regarded as a relevant policy for the supply of housing the purposes of paragraph 49
of the NPPF,  In the absence of 5 year housing land supply, Policy DC06 must be regarded as
being out of date and should thus be afforded reduced weight therefore.  The NPPF says that
that planning policies should avoid the long term protection of sites allocated for employment use
where there is no reasonable prospect of a site being developed for that purpose.  

3.2  The terms of the outline permission for employment use granted in 2006 required the land to
be made available and marketed for employment purposes for a period of 4 years.  This
obligation was met and did not result in any development of the employment land, which has
remained vacant since then.  The Council's most recent Employment Growth Study Report
(2013) notes the site has poor visibility from Norwich Road and that there was little market
interest in the site, particularly given the availability of other employment land in the area. The
proximity of adjacent residential development also limits the commercial potential of the land to a
degree.  

3.3  Taking all of these matters into consideration, it is concluded that there is at present no
reasonable likelihood of the site being developed for employment purposes.  This being the case,
it is considered that the proposal would not in practice unacceptably undermine the planning
objective of providing adequate and deliverable employment land.   Any limited harm in relation to
the supply of employment land must also be weighed in the planning balance against the benefits
of the scheme in contributing to the supply of housing in the area and other benefits as outlined
above.   For these reasons, it is considered that an exception to Policy DC06 would be justified in
this instance.  
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4.0. Affordable housing 

4.1  As noted above, the proposal would not satisfy the requirement of Policy DC04 that 40% of
qualifying developments should be provided as affordable housing.  However, Policy DC04
indicates that a reduced contribution may be justified where the physical constraints of the site
result in exceptional costs.  Additionally the NPPG states that where evidence suggests that
planning obligations would make a development unviable, a flexible approach should be adopted
by local planning authorities, especially where the re-use of brownfield land is proposed.  

4.2  A community centre is proposed in lieu of the provision of affordable housing.  A Viability
Appraisal submitted in support of the application suggests that without the community centre the
proposed development be able to support only a contribution of 5% affordable housing (or five
units).  The Appraisal also contends that the provision of the community centre would be broadly
equivalent to the cost to the developer of providing 5% affordable housing. The Viability Appraisal
has been referred to the District Valuer and his report is awaited.  A further update will be
provided.  

4.3  It is also relevant to note that a relatively high proportion of affordable housing has already
been provided on the Blenheim Grange development as a whole.  Of the housing built so far,
about 43% has been provided as affordable housing, although this proportion would reduce with
the development of unimplemented permissions for market housing.  The original permissions for
the development required a contribution of 30% affordable housing.  If the remaining permissions
were to be built out as market housing, together with the current proposal, the overall proportion
of affordable on the wider site would be around 28%.  

4.4  The Blenheim Grange development, together with adjacent areas of former RAF housing,
although within the parish of Carbrooke are physically divorced from the main village and its
facilities.  Although a local centre has been developed at Blenheim Grange, this does not include
any community facilities.  The proposed community centre, which was requested by the Parish
Council and the Blenheim Grange Residents' Association during pre-application consultations,
would address this deficiency and provide a valuable space for community activities.  

4.5  Having regard to these considerations, it is concluded that subject to the findings of the
District Valuer in relation to viability, the proposal would be acceptable as an exception to Policy
DC04.  Given the particular circumstances of this development, it is considered that the provision
of a community centre in lieu of affordable provision would be provide significant community
benefits, by helping to foster social interaction and create a more balanced and mixed
community. An exception to Policy DC04 would be justified therefore.  

5.0 Local character / amenity

5.1  It is considered that the layout and design of the proposal, as amended, is well conceived.
The proposed housing would relate well to the alignment of existing roads and open spaces, and
would be arranged to create well defined street scenes.  Building forms and designs would be
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varied to create variety and visual interest.  The scale and design of the proposed houses and
apartments, together with external finishes, would be compatible with existing development
nearby. Parking would generally be provided in enclosed rear parking courts to reduce its
dominance in street views in line with adjacent development.  Parking would be conveniently
located and overlooked by surrounding properties.  The proposal would complete this part of the
Blenheim Grange development, and given the current semi-derelict condition of the site, would
provide an opportunity to significantly the appearance of the area.  

3.2  The application site includes a number of trees, but most are considered to be of low or poor
quality and so are not worthy of retention.  Important trees would be retained within areas of open
space and garden land. One small group of moderate value trees would be removed, but there
would be ample scope to replace these semi-mature trees elsewhere.  The Council's Tree
Consultant has raised no objection to the application.  

3.3  Whilst development of the scale proposed would inevitably have some impact on the
amenities currently enjoyed by neighbouring residents, it is considered that the layout and design
of the scheme would avoid any significant harm.  Reasonable separation distances would be
maintained between existing and proposed dwellings, and properties would be orientated to
minimise overlooking and effects on visual amenity. Some disturbance would be caused due to
increase activity and traffic, but given the scale of the development, this would not exceed that
which could reasonably be expected within a built up residential area, particular as traffic would
not need to pass through adjacent existing housing.  

3.4  For these reasons, it is considered that the proposal would be in keeping with the character
and appearance of the area and would not result in any significant adverse effects on residential
amenity.  The proposal would thus accord with Core Strategy Policies DC01, DC02, DC12 and
DC16, and with relevant guidance in the NPPF.  

6.0 Other matters

6.1  Flooding - Objections to the proposal have been raised by the Lead Local Flood Authority
and it has been requested that three proposed dwellings are omitted / relocated as they would be
at risk of surface water flooding.  Detailed discussions about this matter are on-going and it is
understood that additional amendments to the layout are under consideration.  A further update
will be provided.  

6.2  Access - Access to the development would via the existing roundabout junction on Norwich
Road which is considered suitable to cater for the traffic generated by the proposed development.
 The internal access layout would be based on the originally constructed spine and estate roads.
No objection to the principle of the development has been raised by the Highway Authority,
although some minor alterations to the detailed access have been requested.  Amended plans
have been submitted to address these points.  Any further comments received from the County
Council will be reported.  
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Planning Permission

3007
3047
3104
DE08
3408
3405
3414
3940
3935
3750
HA01
HA02
HA03
A
3802
3860
3944
3943
3992

Full Permission Time Limit (3 years)
In accordance with submitted
External materials to be approved
Slab level to be arranged
Landscaping - details and implementation
Fencing/walls - details and implementation
Fencing protection for existing trees
Ecological surveys/mitigation
Construction management
Non-standard highways condition
Standard estate road conditions
Standard estate road condition
Road Surfacing

Precise details of surface water disposal
Non-standard drainage condition
Contaminated Land - Desk Study/Site Investigation
Contamination found during development
Non-standard note re: S106

 RECOMMENDATION

 CONDITIONS

6.3  Ecology - Habitat and species surveys have been undertaken.  No evidence of protected
species has been found, although some suitable habitats exists on site for bats, reptiles and great
crested newts.  Some further survey work is recommended, together with a range of biodiversity
enhancement measures.  

7.0 Conclusion

7.1  The site is considered to be suitable for residential development, notwithstanding its
allocation for employment use. Importantly, the scheme would make a positive contribution to the
supply of housing, and whilst no affordable housing would be provided, given viability
considerations and the social gains from the new community centre, the application is considered
to be acceptable in this regard.  A range of sustainable transport options would be available to
residents, and local services and facilities would be accessible.  The proposal would be well
related to its surroundings and would improve the appearance of this semi-derelict brownfield
site.  

7.2  Accordingly, it is considered that the proposal would amount to sustainable development, as
defined in the NPPF, to which the presumption in favour applies.  Subject to the satisfactory
resolution of outstanding issues relating to flood risk, the proposal is therefore recommended for
approval subject to conditions and the completion of a Section 106 Agreement.  
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3996
4000
2014

Note - Discharge of Conditions
Variation of approved plans
Criterion E - Planning Apps Where Approved
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NORTH TUDDENHAM
Pound Farm
Pound Lane

F S Dann & Son Ltd / CE Norfollk 1 Ltd
C/O Agent 

ABDS Ltd
90 Treza Road Porthleven

On Farm Anaerobic Digestion Facility  

Full

3PL/2016/0179/F

N

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Policy matters.  
Landscape impact.  
Traffic.  
Ecology.  
Residential amenity.

 KEY ISSUES

Full planning permission is sought for an Anaerobic Digestion, (AD), plant.  The proposal includes
two digestate tanks and associated equipment, loading area, a combined heat and power, (CHP),
office / welface facility, digestate storage and flare stack.  Access to the plant would be gained via
an existing farm entrance off Pound Lane to the north of the site.  

The AD plant would convert manure produced by the farm into biogas.  This would transferred to
the National Grid via an underground pipeline, with the grid connection taken to an existing HV
connection on site.  It is understood that the proposal would produce around 720,000 m3 per
annum of biogas.  Feedstock would comprise slurry (1800 tonnes/annum), livestock manure /
straw bedding, (7000 tonnes / annum), and the use of 4400 m3 of water per annum.  

The application is supported by several technical reports including a Design & Access Statement,
Strategy relating to Ground Pollution, Prevention and Control, Landscape Visual Impact
Assessment, and a Phase I and II Site Investigation report.

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: James Tipping

This application is referred to Planning Committee as a contentious development proposal.

 REASON FOR COMMITTEE CONSIDERATION



BRECKLAND COUNCIL - PLANNING COMMITTEE - 31-05-2016

DC131_new

The application site is situated within an area of generally open countryside, approximately one
mile to the west of North Tuddenham.  The site is set well back from the road of Hoe Road South
and to the rear of the existing dairy enterprise, a complex of large agricultural buildings, some of
which have either been recently constructed or awaiting construction.  Approximately 600 metres
to the south lies the A47, which runs east to west.  The site extends to around 0.69 hectares and
is open and undeveloped.  The site boundaries are in part defined by trees immediately to the
east and a newly planted tree belt to the west.

 SITE AND LOCATION

3PL/2015/0105/F - Erection of new agricultural livestock building - approved March 2015,  
3PL/2015/0102/F - Erection and re-cladding of barn for general use - approved March 2015,  
3PL/2015/0101/F - Erection of new agricultural livestock building - approved March 2015,  
3PL/2013/0933/F - Construction of an agricultural building - December 2013,  
3PL/2011/1369/F - Installation of three small scale wind turbines - approved February 2012,  
3PL/2005/0488/F - Erection of new agricultural livestock building - approved May 2005.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

HISTORIC ENVIRONMENT OFFICER    
No objections.

 CONSULTATIONS

North Tuddenham Parish Council - 

CP.10
CP.11
DC.01
DC.15
DC.21
NPPF

NPPG

Natural Environment
Protection and Enhancement of the Landscape
Protection of Amenity
Renewable Energy
Farm Diversification
With particular regard to paras 97 & 98. 

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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The LVIA has not provided any new information, has been very selective and contains some
inaccuracies.  It appears to have been copied from information previously supplied by the
applicant and cannot be depended upon to be accurate.  The photos are poor and have been
taken for the advantage of the applicant and are not a true representation of the views and the
area.  They demonstrate that the LVIA is not independent.

The Landscape Visual Impact Assessment, which appears to have been prepared with close
reference to the original application documents, is selective and contradictory.  The photo
montage is not a true representation of the visual impact of the proposal and does not
demonstrate the relationship between residential properties and the application site.  Photos are
blurred to show sheds merging into the background and hedging more dense than it is in reality.
The LVIA acknowledges that the impact on residents in Mill Road will be high; Ref viewpoint 7
Page 10, table 1.   Viewpoint 7 demonstrates the visual impact on residential properties in Mill
Road.  There is no proposal to address the loss of amenity which will be suffered by residents.
The silos will be clearly visible from the rear of properties on the western side of Mill Road.
Viewpoint 7, is the actual view from the property opposite to the gateway, the vegetation shown is
the boundary of The Cottage, Mill Road.  Every property in Mill Road and Main Road is now
blighted.

Screening is being constructed on the south side of the site, where the LVIA assesses the impact
as having moderate / minor significance,   however no screening is proposed on the eastern
boundary, where the impact on residents is assessed as being high- this is not justified.  
The Calving shed 3PL/2015/105/F is to provide partial screening, work has not started, if it is not
built, prior to construction of the silos, alternative screening will be necessary. 

Emissions from the uncovered digestate tank will add to greenhouse gases and adversely affect
residents, all of whom are downwind of the site, the closest being 195m from the site.  

There is no mention of the light and noise pollution that will affect residents, or of any screening
to mitigate this.  

An application for a minerals and waste site, WAS 20, which was objected to by Breckland
Council, to the west of the current site, on land owned by the applicant, was rejected some years
ago, on the grounds of visual intrusion into the landscape. The silos are as intrusive visually,
closer to the village than WAS 20 and the village is downwind of noise, emissions and odours.
This reinforces the requirement for screening.  

FS Dann & Son have indicated their willingness, on various occasions including at a Parish
Council meeting, to construct a soil bank, planted with a natural hedge, on the eastern boundary
of the site.  This is essential in order to reduce noise, light pollution and visual impact for
residents in Mill Road.  This should have been included in planning application.  

Errors in the LVIA.  

The silos are described in the LVIA as being light grey: ref Page para 3.2, they are then
described as recessive green : ref Page 21 para 5.5. This should be clarified.  

The vegetation erroneously labelled 'Abbotts Farm', (viewpoint 7), is the boundary hedge of a
residential property, Abbotts Farm being to the south of the A47 and therefore some distance
from the site.  
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A number of objections have been received from local residents raising concerns about the effect
of the development on the character and appearance of the area, visual and environmental
impact on residential amenity, and traffic.

 REPRESENTATIONS

1.0 This application is referred to Planning Committee as a contentious development proposal.  

2.0 Principle of development

 ASSESSMENT NOTES

Hoe Road South, named in both the application and the LVIA , is in Swanton Morley, not North
Tuddenham.  

'There are no historical connections', (Ref: Page 9 para 2.24).  The site is a former WW2 dummy
airfield, listed by Norfolk County Council Ref: NHER15019.

Swanton Morley Parish Council - 

No Comments.

Environment Agency - 

No objections subject to further comments made to any permit application.

Norfolk Wildlife Trust -

No objections.

Norfolk County Council Highways -

I would not wish to raise a highway objection provided that a suitably worded condition is imposed
preventing the import of feedstock to ensure that any residual vehicular generation is kept to a
minimum.  

Environmental Health Officers -

No objections subject to conditions relating to noise and odour.

Air Quality Officer -

The Environment Agency will regulate this activity with an Environmental Permit and if the terms
of this are met it would appear that no Air Quality objectives set out in LAQM TG(09) are likely to
be breached.  There are no objections on grounds of Local Air Quality Management.
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2.1  National planning policy gives strong encouragement to the development of renewable
energy schemes.  Paragraph 97 of the NPPF states that in order to increase the use and supply
of renewable energy, planning authorities should, amongst other things, adopt a positive strategy
towards renewable energy projects and should design their policies to maximise renewable
energy development, while ensuring that adverse impacts are addressed satisfactorily, including
landscape effects.  The NPFF goes on to say, in paragraph 98, that applications should be
approved if impacts are, (or can be made), acceptable.  The Planning Practice Guidance
provides more detailed guidance and advises that key considerations for the siting of biomass
projects will include the proximity of grid connection infrastructure and transport links.  The
Government's 'Anaerobic digestion strategy and action plan', (2011), seeks to promote an
increase in the production of energy from waste through AD.  The NPPF is also supportive of
economic development in the countryside generally, including farm diversification.  

2.2  Relevant Development Plan policies include Core Strategy Policies DC15, DC21, CP11 and
DC01.  Policy DC15 says that proposals for renewable energy development will be supported in
principle and that permission will be granted unless there would be significant adverse effects on
the landscape, local amenity, traffic or designated sites.  Policy DC21 supports proposals for
diversify the range of economic uses operating on farms provided that the nature and scale of the
use is compatible with the farm and its surroundings.  Policies CP11 and DC01 seek respectively
to protect rural landscapes for their intrinsic beauty and to avoid harm to the amenities of local
residents.  

2.3  The proposed development is therefore acceptable in principle, subject to consideration of
the landscape, traffic, and amenity impacts.  

3.0 Landscape impact

3.1  In the Council's Landscape Character Assessment, (2007), the site falls within Landscape
Type B6: River Wensum and Tud Tributary Farmland, which forms part of the wider Brecks
landscape character area.  Core Strategy Policy CP11 requires landscapes to be protected for
the sake of their intrinsic beauty and in the interests of the rural character of the area,
biodiversity, geodiversity and historic conservation.  Policy CP11 also gives high priority to the
protection of the Brecks landscape character area and states that proposals will not be permitted
where they would result in harm to key visual features of the landscape type, other valued
components of the landscape, or where proposals would result in a change in the landscape
character.  

3.2  Key features of Landscape Type B6: River Wensum and Tud Tributary Farmland, include a
gently undulating landform interrupted by occasional shallow dry valleys and tributaries.  Views
within the area are often to tree lined or wooded skylines.  Arable agriculture represents the
dominant land use, although pasture is also evident.  Hedgerows and hedgerow trees bound
fields of variable size.  

3.3  The application site falls within an area of Brecks and includes characteristic elements typical
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of arable agricultural land.  In this respect it is noteworthy that whilst the site and its immediate
surroundings are characterised by large open fields, the extent of vegetation cover and
established boundary hedging and trees gives the locality a more enclosed character than is
typical in Brecks landscape.  Local roads off the B1147 have the character of enclosed country
lanes, though the close proximity of the A47 to the south of the site is prominent feature of the
wider landscape.  

3.4  The proposed AD plant would be small in scale, given it would only extend to 0.69 hectares.
However, the height of the digestion tanks would be a prominent feature, with heights reaching
nearly 16 metres above the slab level.  However, the plant would be set down within the site to a
depth of approximately two metres.  An earth bund would enclose the site, which would further
reduce the visual height of the AD plant.  The site is also set well back from local roads,
positioned to the rear of several large buildings at Pound Farm.  Whilst the plant would be visible
from adjacent fields and the A47, due to the screening effects of existing and proposed hedging,
trees and buildings, public views would largely be limited to the upper parts of the digestion tanks.
 Due to its proximity to existing buildings, the development would read as part of the Pound Farm
complex rather than as a separate feature and would be consistent with its general agricultural
character.  

3.6  The closest public views would be available from the A47 located approximately 200 metres
to the south, as well as limited views from residential properties to the east and north east located
approximately between 200 -300 metres away.  The applicant has carried out a Landscape and
Visual Impact Assessment, (LVIA), in support of the application.  The LVIA supports the
assessment given above.  The LVIA concludes that whilst there would be views of the AD plant
from particular vantage points, specifically existing residential properties to the east and north
east, the views into the site would be broken by existing vegetation and trees, and existing farm
buildings which form part of the of the existing farm holding.  

3.7  It is concluded therefore that the proposal would not result in a material change to the
character of the area or cause harm to key visual features of the landscape.  The proposal would
not conflict therefore with Policy CP10 or with the relevant guidance in the NPPF.  

4.0 Traffic

4.1  Access to the AD plant would be gained via an existing access onto Hoe Road South,
(B1147), to the north.  This access is constructed to an appropriate standard with appropriate
visibility splays. Hoe Road South, (B1147), provides access to the primary road network, A47.  

4.2  As previously stated, the proposed AD plant would part of the agricultural complex of
buildings located on Pound Farm.  The additional agricultural livestock and milking parlour
buildings already permitted, as well as an existing poultry business, would necessitate the AD
plant in this location.  The slurry and manure / bedding will be 100% derived from the farm dairy
operation.  As such, the proposed AD plant will treat slurry and manure on site.  No off-site
transportation is required to provide feed-stock to service the plant as all slurry and manure will
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be produced on site. Digestate, (bio-fertiliser), will be removed off site and used as a bio-fertiliser
on the farm holding.  As such, the development would not result in additional transportation
movements.  It is anticipated that 14,650 tonnes of liquid digestate will be produced per annum
resulting from the AD plant and will be spread over the 292 hectare farm holding using a tractor
and digestate tank.  

4.3  For the reasons set out above, it is considered that the proposal would not have a significant
effect on traffic conditions in the locality.  All feedstock would be sourced directly from Pound
Farm and would have little impact on the road network.  The NPPF states that development
should only be prevented on highway grounds where the residual impacts would be severe.  

5.0 Amenity

5.1  AD plant operations have the potential to affect local amenity as a result of noise generated
by plant / machinery and traffic movements and due to odours associated with the storage and
handling of feedstocks.  However, though the application site is located some 200 - 300 metres
away to residential properties, it will be positioned behind existing agricultural buildings and is
relatively small scale in comparison to other AD plants.  

5.2  An assessment in respect of odour and noise were considered within the submitted Design
and Access Statement.  It was concluded that emissions from the plant would not be likely to
have any adverse effect on local properties.  The Council's Environmental Health Officer has
raised no objection to the application subject to requiring noise and odour management
measures to be agreed.  In addition, the operations at the AD plant will be subject to an
environmental Permit issued by the Environment Agency, covering aspects such as noise and
odour. Moreover, Traffic movements are not expected to have any significant on amenity,
particularly given existing traffic flows.  

5.3  On this basis, it is concluded that the proposal would not cause material harm to local
amenities and so would not conflict with Core Strategy Policy DC01, or with the objective of the
NPPF to ensure a good standard of amenity.  

6.0 Other matters

6.1  Drainage - The proposed development would have an impermeable base within the
containment area.  The applicant has indicated surface water drainage would be managed in line
with SuDS principles.  Surface water should therefore be contained within the site and not give
rise to increased flooding elsewhere.  Nevertheless, a condition requiring a detailed surface water
drainage scheme will be imposed.  Foul water drainage from the ancillary accommodation will be
pumped into the digester from a holding tank.  

6.2 North Tuddenham Parish Council has objected to the proposal, and made reference to the
impacts on local residents from possible noise and odour pollution arising from the operations on
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Planning Permission

3007
3047
3140
ER13
3408
3548
3870
3935
3580
HA24
2001

Full Permission Time Limit (3 years)
In accordance with submitted
Prior approval of slab level
Anaerobic digester
Landscaping - details and implementation
Full details of external lighting
SW drainage condition
noise
odour
Provision of parking and servicing - when shown on plan
Application Approved Following Revisions

 RECOMMENDATION

 CONDITIONS

the site. Both the Environment Agency and the Environmental Health Officer have raised no
objections to the proposal. The Environment Agency will strictly control pollution through the
Permitting route, whilst the Environmental Health Officer has recommended conditions which
should not overlap any other Permit requirements. The Parish Council has also raised concerns
regarding the content of the LVIA. It is evident from the LVIA and being on site that there will be
any adverse visual impact upon neighbouring properties to the north east and east of the site.  

7.0 Conclusion

7.1  The use of AD for producing sustainable energy is given strong encouragement by national
planning policies.  The proposal would assist in meeting targets for renewable energy generation,
including through AD, and would contribute to a reduction in green house gas emissions.  The
NPPF recognises that even small scale projects can make a valuable contribution in these
respects.  Significant weight should therefore be given to the renewable energy benefits of the
proposal in the overall planning balance.  The proposal would also be consistent with planning
policies which support economic development in rural areas and farm diversification.  

7.2  National and local policy also require consideration to be given to environmental effects and
access.  In this respect it is noted that the proposal would not result in any significant harm to the
character and appearance of the surrounding area.  The sourcing of feedstock from within the
farm holding would ensure that the proposal would not adversely affect traffic conditions in the
area.  

7.3  Taking these matters into account and subject to suitable controls on the sourcing / transport
of feedstock, it is concluded that the proposal would comply with Development Plan Policies and
would represent a sustainable development to which the NPPF's presumption in favour would
apply.  It is recommended therefore that planning permission is granted subject to conditions.  
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3996
2014

Note - Discharge of Conditions
Criterion E - Planning Apps Where Approved
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MATTISHALL
Walnut Cottage
South Green

Mr & Mrs  Lishman
c/o Agent 

Icon Consulting
Hethel Engineering Centre Chapman Way

New dwelling and revision to existing car parking (revised scheme) 

Outline

3PL/2016/0247/O

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : REFUSAL 

Principle of development  
Impact upon character and appearance of the area  
Amenity impact  
Impact upon highway safety

 KEY ISSUES

The proposal seeks outline planning permission for a new dwelling with all matters reserved,
(except access), within the rear curtilage of an existing dwelling, Walnut Cottage.  An illustrative
site layout has been provided with the submission which shows the proposed application site
served by a revision to the current drive serving Walnut Cottage.  It is proposed to remove the
existing garage and provide a shared drive of appropriate width so as to give access to the
proposed new dwelling and relocated parking spaces for Walnut Cottage.

The application site lies outside the Settlement Boundary of Mattishall as shown on the adopted
proposals map.  Mattishall is identified as a key service centre village.  Walnut Cottage itself is a
part modern extended two storey detached dwelling fronting Mill Street on the southern fringe of
Mattishall.  The property has an existing access off Mill Street with parking.  Adjoining the
application site to the north are a string of cottages and houses running up towards the village hall
and playing field.  To the south of the application site is the recently upgraded Anglian Water
treatment plant, to the west is agricultural land, and to the east is the highway and beyond
agricultural land.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Heather Byrne

This application is referred to Planning Committee at the request of the Ward Representative.

 REASON FOR COMMITTEE CONSIDERATION
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3PL/2015/1346/O Erect dwelling and detached garage.  Refused.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

Mattishall Parish Council  

No objection.  

Norfolk County Council Highways  

As previously advised is noted that the site lies out of the main village settlement and around
550m from the nearest footway.  It is consequently considered that the development is likely to be
principally car dependent.  It is noted that visibility of only 2.4m x 60m is being indicated on the
submitted drawing.  The applicants agent previously advised that visibility measuring 2.4m x
140m can be provided to the north of the access and 2.4m x 118m to the south.  Whilst the latter
achieves 84% of the recommended guidance I have taken into account that visibility for the
existing dwelling would be substantially improved in both directions and on balance, I would not
wish to raise a highway objection in this respect.  I will however require this level of visibility to be
clearly indicated on the submitted drawing and should be obliged if you would obtain a revised
drawing indicating this for approval.  

CP.01
CP.11
CP.14
DC.01
DC.02
DC.12
DC.16
DC.19
NPPF

NPPG

Housing
Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Trees and Landscape
Design
Parking Provision
With particular regard to paras 49 & 58.  

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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One representation has been received raising no objections to the proposed new dwelling.

 REPRESENTATIONS

1.0 This application is referred to Planning Committee at the request of the Ward Representative.
 

 ASSESSMENT NOTES

Tree and Countryside Consultant  

No objection subject to condition regarding tree protection.

Environmental Health Officers  

I have looked at the application submitted and, based on the information provided to me at this
time; there are no objections on the grounds of Environmental Protection, providing the
development proceeds in line with the application details.  It should be noted that the Anglian
Water, water works runs along the proposed properties boundary.  Much of the larger plant now
operates on the new water works site but noise will be audible on occasions by any future
residents. 

Contaminated Land Officer  

I refer to the above mentioned planning application.  I have considered the application and would
not raise any contaminated land objections based on both the accuracy of the information
provided and the current records of contaminated land issues we hold to date.  

Ecological and Biodiversity Consultant  

An ecological walkover should be conducted, (and recommendations provided) and reported to
the local planning authority, to ensure the development does not harm protected species, prior to
the determination of the application.  From the site photographs provided, it appears that the site
is a managed garden.  However, there appears to be a pond on site and from aerial imagery and
the proposed plans, there are many other ponds in the vicinity of the site.  It is unclear if this pond
will need to be removed for the development; however, the works will nevertheless be close to
this pond.  As there is a risk that protected species could be at risk from the development, such
as great crested newt, it is advised that a suitably qualified ecologist conducts a biodiversity
assessment including a site walkover of any areas to be impacted by the development.  These
should follow suitable guidance on ecological assessments and should be reported to the local
planning authority, with any mitigation or further works as required, prior to the determination of
the application.  This could be in the form of a letter report with recommendations for
safeguarding protected species throughout the development.  However, if any further surveys are
required in relation to protected species, these will need to be carried out prior to the
determination of the application.  Biodiversity enhancements should be included in the
development such as replacement tree planting for the loss of the apple tree and bird boxes on
suitable retained trees or buildings.
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2.0 Principle of development  

2.1  The application site is located outside the defined Settlement Boundary.  For this reason the
proposal conflicts in principle with Policies DC02 and CP14 of the Core Strategy and
Development Control Policies Development Plan Document, (2009), which seek to focus new
housing within defined Settlement Boundaries.  However, paragraph 49 of the National Planning
Policy Framework, (NPPF), states that where an authority does not have an up to date five year
housing land supply, (at present the District figure is 3.7 years), the relevant local policies for the
supply of housing as referred to above should not be considered up-to-date and that housing
applications should be considered in the context of the presumption in favour of sustainable
development.  

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

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

2.4  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 Governments 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.  

2.5  In terms of economic and social criteria, the proposal would provide one dwelling for market
sale, which would make a positive, albeit modest, contribution to the housing supply shortfall and
would provide some short term benefits to the local economy through its construction.  With
regards to availability and deliverability, whilst this is an outline application, the site is within the
applicant's ownership and available now, making the development deliverable within five years to
meet the housing shortfall.  However, if approved, 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.  

2.6  The social role of sustainable development seeks to ensure, amongst other matters, the
creation of a high quality built environment with accessible local services.  Mattishall is identified
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as a local service centre village through Policy SS1 of the adopted Breckland Core Strategy;
however, the application site is located approximately 600m from the Settlement Boundary.
Whilst the premises of the Mattishall Sports and Social Club are located on South Green at the
southern end of the village, the nearest bus stop and the principal services and facilities of the
village are located at the centre, approximately 1,400 metres from the site.  A footway begins at
the club, although it terminates some way short of the village centre, where there is a 30mph
speed limit.  However, the length of South Green which any occupier of the proposed dwelling
would have to use to reach the footway has a character of a rural lane and is subject to the
national speed limit.  There is no street lighting, and whilst there are grass verges, these are
unsuitable for use by pedestrians given that they have rough surfaces.  

2.7  Overall it is considered that this offers a very unattractive and inadequate environment for
pedestrians, particularly after dark or in bad weather.  Whilst a sustainability assessment has
been provided outlining the proximity of local key facilities and amenities in Mattishall, this does
not outweigh the view that the site is poorly connected to services and facilities, and that its
occupants would be car dependent. Therefore the provision of the proposed dwelling would
amount to an isolated new home in the countryside.  

2.8  Having regards to the above it is considered that the introduction of a new dwelling in this
location would not be appropriate to its context given the conflicts identified within the
development plan and national planning policy relating to the provision of new housing.  

3.0 Impact upon character and appearance of area

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.  

3.2  An indicative drawing has been provided indicating a possible siting of a dwelling although
layout, appearance and scale are not part of this outline submission, (only access) and would
form part of any reserved matters approval if permission were forthcoming.  

3.3  The predominant character of the development in the vicinity of the site is that of detached
residential dwellings fronting the highway set within relatively long but modest plots.  Dwellings
adjoin agricultural fields with development along this area of South Green being more sporadic in
nature giving the area a rural appearance and setting.  To the south of the site is the Anglian
Water treatment plant and beyond agricultural land with sporadic development further south.  

3.4  As highlighted above, development in the vicinity of the site is that of detached dwellings set
within relatively long plots with the majority forming frontage development onto this Section of
South Green. It is therefore considered the provision of a dwelling to the rear of the existing
dwelling would represent backland development which would harm the character of the area,
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which is not characterised by such development.  As such the proposal would conflict with
Policies DC01 and DC16 of the Breckland Adopted Core Strategy and the National Planning
Policy Framework (NPPF), in particular paragraph 58.  

3.5  Whilst the proposal would not be prominently located it should be noted that if permitted the
proposal would be likely to create a serious precedent for future proposals of a similar nature in
the area, which would become more difficult to resist and which could, cumulatively, seriously
harm the character of the area and prejudice the successful implementation of the Core Strategy.
 

3.6  It should be noted that an outline application for eight dwellings was dismissed on appeal at
land adjacent to South Green Farm, approximately 550m to the north of the site, as it was
considered the proposal would cause unacceptable harm to the character and appearance of the
area, poor accessibility to local services and facilities and would be unacceptably detrimental to
highway safety.  

4.0 Amenity impact

4.1  In terms of neighbour amenity the detailed implications would be considered at the detailed
planning stage should outline planning permission be granted.  However, it is considered that, in
principle, the proposal would not impact upon neighbour amenity significantly in terms of
overlooking, overshadowing, loss of light, privacy or outlook with respect to adjacent dwellings.  

4.2  Satisfactory amenity space provision would also be available for future occupiers of the new
dwelling as well as sufficient amenity space retained for the existing dwelling.  

5.0 Impact upon highway safety

5.1  In terms of highway safety the submitted drawing only shows visibility of 2.4m x 60m;
however, the applicants agent has previously advised that visibility measuring 2.4m x 140m can
be provided to the north of the access but the applicant can only achieve 2.4m x 118m to the
south.  The latter achieves 84% of the recommended guidance however, given that the visibility
of the existing dwelling would also be substantially improved in both directions, on balance no
objections are raised on highway grounds.  If approval were minded then a condition requiring a
visibility splay measuring 2.4m x 140m to the north of the access and 2.4m x 118m to the south
of access would need to be provided. Satisfactory retained parking provision would be provided /
is capable of been provided for both the exiting and proposed dwelling having regard to policy
DC16.  

6.0 Other matters

6.1  The Ecology and Biodiversity Consultant states an ecological walkover should be conducted
and recommendations provided and reported prior to the determination of the application to



BRECKLAND COUNCIL - PLANNING COMMITTEE - 31-05-2016

DC131_new

Refusal of Outline Planning Permission RECOMMENDATION

 REASON(S) FOR REFUSAL

ensure the development does not harm Protected Species.  This did not form part of the previous
reason for refusal and due to the residential nature of the site it is considered appropriate, if
approved, to attach a note drawing the applicants attention to the requirements of the
Conservation of Habitats & Species Regulations 2010 and the Wildlife & Countryside Act 1981,
(as amended).  

6.2  There are no issues raised regarding contaminated land.  Whilst no objections are raised by
Environmental Health they note that the Anglian Water works runs along the side of the property
boundary which now operates larger plant following improvements and noise may be audible on
occasions any future residents. 

7.0 Conclusion

7.1  In circumstances where, as here, policies for the supply of housing are to be considered out
of date for the purposes of the Framework, paragraph 14 states that permission should normally
be granted unless adverse impacts of doing so would significantly and demonstrably outweigh the
benefits, or specific Framework policies indicate that development should be restricted.  

7.2  In this instance it is considered that the harm caused to transport sustainability and the
backland nature of the development and resultant harm to the character and appearance of the
area would demonstrably outweigh the benefits of the proposal.  The proposal is therefore
contrary to Policies DC01 and DC16 of the Breckland Adopted Core Strategy and the National
Planning Policy Framework (NPPF), in particular paragraph 58.

8.0 Reasons for refusal

8.1 The site lies outside the defined settlement boundary of Mattishall and the proposal would not
be well related to the built up area of the village, together with a poor pedestrian environment for
access to services along part of South Green Road and would not therefore result in a
sustainable form of development contrary to policies DC2 and CP14 of the adopted Core
Strategy and Development Control Policies (2009) as well as having regard to paragraphs 7 and
55 of the National Planning Policy Framework.

8.2 The proposal would result in a backland form of development out of keeping and character
with the general pattern and form of development in the surrounding area, which is characterised
by detached dwellings fronting the highway set within relatively modest plots. The proposal would
therefore materially harm the appearance of the area, contrary to Policies DC01 and DC16 of the
adopted Core Strategy and Development Control Policies and paragraph 58 of the National
Planning Policy Framework (NPPF).
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9900
9900
2002
2009

Unsustainable development
Backland development
Application Refused Following Discussion - No Way Forward
Criterion E - Planning Apps Where Refused
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DEREHAM
12 Market Place

Ms G Pervaz
c/o Agent 

Mr Colin Smith
Down Ampney Well Hill

Change of use from A1 retail to A5 hot food takeaway  

Change of Use

3PL/2016/0411/CU

Y

Grade II

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Impact of loss of A1 unit within a Primary Shopping Area and a Primary Frontage.  
Impact upon town centre uses.  
Impact upon integrity of Listed Building and Conservation Area.  
Impact upon the amenity of the area.  

 KEY ISSUES

The application proposes the change of use from a vacant property, previously with an A1, (Retail
- former dry cleaners), use class to A5, (Hot Food Takeaway).  The building has been vacant for
two years and has been marketed for 12 months by Brown & Co.   The property is Grade II listed
however no internal or external changes are proposed as part of this submission.  

The property is a Grade II listed building within the Dereham Conservation Area.  The building is
currently vacant but is classed as having a 'Primary Frontage' within the Local Plan.  There are 10
units along this section of Primary Frontage; the breakdown of uses is as follows, (as at April
2016):

4x A1 (Retail)  
2 x Vacant (Previously A1 - application premises included)  
2 x A5 (Hot Food Takeaways)  

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Lisa O'Donovan

This application is referred to Committee as is contrary to Policy DC09 - Proposals for Town
Centre Uses.  

 REASON FOR COMMITTEE CONSIDERATION
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1 x A3 (Restaurants and Cafes)  
1x Sui Generis (Betting Office)  

No relevant site history.  

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

One representation has been received stating that A5 uses should not be allowed to fill vacant
retail units and that Quebec Road, (road to the rear of the application site), is almost all A5 use.  

 REPRESENTATIONS

 CONSULTATIONS

Dereham Town Council - Councillors would prefer a restaurant rather than a takeaway, but felt
this was better than an empty shop.  

Norfolk County Council Highways - No objection.  

Historic Buildings Consultant - No objection, subject to an advisory.  

Environmental Health Officer - No objection  

DC.01
DC.09
DC.16
DC.17
NPPG
NPPF

Protection of Amenity
Proposals for Town Centre Uses
Design
Historic Environment
National Planning Practice Guidance
National Planning Policy Framework

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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Planning Permission RECOMMENDATION

1.0 Principle of development and policy matters

1.1  Policy DC09, (Proposals for Town Centre Uses), states that any application that within
Primary Frontages proposals for non-retail uses may be permitted provided that the proportion of
such uses would not exceed 25% or otherwise dominate the area.  The proposal would increase
the proportion of non-retail uses from 40 to 50 per cent.  

1.2  The application includes a statement by the agent which advises that the property has been
vacant for two years and has been marketed for the past 12 months.  This can be part verified by
images on Google maps, dated October 2015 which clearly show Brown & Co marketing boards;
these were still in place at the time of the officer site visit in April 2016 which demonstrates a full
seven months of advertising  /marketing.  It is also clear when searching the internet that the
premises has been listed on various websites including Rightmove and Movehut.  

1.3  Having assessed the details submitted, including the supporting statement by the agent, it is
considered that on balance, there is sufficient evidence to justify a departure from normal
planning policy and the granting of planning permission.  The proposed use would still produce
regular pedestrian footfall and activity within the Town Centre and would not result in significant
amenity issues given the location, i.e. within the Town Centre nearby other pubs, a club and other
hot food takeaway uses.  As the scheme relates to a change of use only, the proposal retains the
existing shop front which ensures the retail streetscene character of this part of the Conservation
Area is preserved.  No changes are currently proposed either internally or externally, therefore
there will be no adverse impact on the fabric of the Listed Building as a result of this application.
A good mix of uses will remain in this part of the Primary Frontage.  

1.4  The comments of the Town Council were taken into account however applications must be
determined in their own merits.  In this instance, it is agreed that the A3 use is preferable and
better for the vitality of the town centre than the unit remaining vacant.  An exception to Policy
DC09 is justified therefore.  

1.5 Environmental Health raised no objection to the proposed change of use.  

The Historic Buildings Consultant raised no objection subject to the applicant being made aware
that any internal changes and external extraction, signage and lighting will require separate
consent.  This will be added to any approval as an advisory.  

Norfolk County Council Highways have raised no objection.

2.0 Conclusion

2.1  In light of the above, the proposal for change of use is recommended for approval.  

 ASSESSMENT NOTES
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3007
3047
3954
4000
3996
2000
2014

Full Permission Time Limit (3 years)
In accordance with submitted
NOTE:  Change of use only (Building)
Variation of approved plans
Note - Discharge of Conditions
NOTE:  Application Approved Without Amendment
Criterion E - Planning Apps Where Approved

 CONDITIONS
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WELLINGHAM
Old Chapel
The Street

Mrs Gayle Curtis
Old Chapel, The Street Wellingham

Mrs Gayle Curtis
Old Chapel, The Street Wellingham

Single storey rear extension   

Householder

3PL/2016/0432/HOU

Y

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Scale, design and materials appropriate to site and location  
Impact upon neighbour amenity  
Visual impact  
Impact on the Wellingham Conservation Area  

 KEY ISSUES

The application proposes the erection of a single storey rear extension in order to accommodate
an additional bedroom with dressing room and an extended living area.  There will also be a small
glazed link from an existing rear addition to the main extension.  The extension will be modern in
its appearance, with a sloping roof which rises to its highest point at the western elevation and will
be constructed using a matching brick plinth with timber cladding.  The dimensions of the
extension are as follows:  

5.9m wide  
12m in length  
3.15m high at its highest point and 2.9m high at its lowest point.  

On a point of detailing, the application submission drawings show vertical timber boarding, but this
detail has been changed during the course of the application process to horizontal boarding,
following advice from the Historic Buildings Officer, in relation to the provision of detailing more
akin to the established pattern of boarding on vernacular building types.

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Lisa O'Donovan

The application has been submitted by the wife of a member of the Capita staff.  

 REASON FOR COMMITTEE CONSIDERATION
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Old Chapel is a modest dwelling which occupies a spacious, rural plot outside of any defined
Settlement Boundary.  The site falls within the small village of Wellingham.  The dwelling is well
screened by mature hedging and planting, the distance from the south-west elevation to the
neighbouring boundary will be approximately 11.5m.  There are open views of the Chapel from
the front elevation with the garden area screened from the adjoining highway by hedging and
trees.

 SITE AND LOCATION

No relevant site history.

 RELEVANT SITE HISTORY

Planning, (Listed Buildings and Conservation Areas), Act 1990.

 POLICY CONSIDERATIONS

Two letters of objection received raising issues in respect of the footprint and design being out of
keeping with the area and the destruction of the terraced area to the rear.  

 REPRESENTATIONS

 CONSULTATIONS

Wellingham Parish Council - No comments received.  

Highways Authority - No objection.  

Tree and Countryside Consultant - No objection.  

Historic Buildings Consultant - No objection following confirmation of materials and reorientation
of the boarding.  

DC.01
DC.03
DC.16
DC.17
NPPG
NPPF

Protection of Amenity
Replacement Dwellings and Extensions in the Countryside
Design
Historic Environment
National Planning Practice Guidance
National Planning Policy Framework

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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These issues have been addressed and reasoned within my report.  The removal of the terrace
could be undertaken without planning permission.  

1.0 This application is referred to Committee as the applicant is the wife of the Capita staff.  

2.0 Principle of development and policy matters

2.1  The principle of the proposed work to Old Chapel is acceptable in planning terms and the
scheme complies with the general principles of policies DC01, DC03, DC16, DC17 and the
NPPF/NPPG.  

2.2  Policy DC03 requires extensions to dwellings in the countryside to be proportionate to the
scale of the original dwelling and for the size and design to be appropriate to the landscape
character of the area.  Although it would have a similar built footprint to the existing building, the
proposed extension would be much lower and, being separated from it by a small glazed link,
would appear as a visually subservient element.  Due to the generous size of the plot, the
proposal would not have a cramped appearance.  In addition, the extension will be sited to the
rear of the Chapel where there will be limited views of the addition within the streetscene.  It is
also considered that the modern appearance of the extension proposed is a good contrast to the
traditional appearance of Old Chapel, therefore maintaining its original character and
appearance, the extension will relate as a later addition.  

2.3  Policy DC16 seeks to ensure the highest standards of design are achieved in all new
development.  The proposed development represents an acceptable design outcome for the
following reasons:  

-  the siting of the development is well considered having regard to its 
   immediate built form context;  
-  the scale, form and profile of the development is respectful of the 
   host building and character of the broader locality;
-  finishing materials, fenestration pattern and design detailing, whilst 
   a contrast to the existing, is not considered out of keeping with the 
   host building and character of the broader locality;
-  the development will not appear overly prominent in views from public 
   or private vantage points and in so doing will not result in an 
   adverse character outcome.  

In light of the above observations it is concluded that the proposal responds favourably to Policy
DC16.  

2.4  In terms of neighbour amenity due to the expansive nature of the plot, separation distances
and the relatively low height of the proposed extension it is considered that the proposal would
not significantly impact upon neighbour amenity and therefore is deemed acceptable and in
accordance with Policy DC01.  

 ASSESSMENT NOTES
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Planning Permission

3007
3047
MT02
3924
4000
3996
2001
2011

Full Permission Time Limit (3 years)
In accordance with submitted
External materials as approved
Precautionary Informative Gas Protection Measures
Variation of approved plans
Note - Discharge of Conditions
Application Approved Following Revisions
Criterion B - Householder - Where Approved

 RECOMMENDATION

 CONDITIONS

2.5  The Historic Buildings Consultant has raised no objection to the application following full
details of the proposed materials being submitted and the boarding changing from vertical to
horizontal.  The design, materials and scale of the extension proposed are considered
appropriate to the location and the wider Wellingham Conservation Area.  The scheme complies
with section 12 of the NPPF and Policy DC17 of the Breckland Core Strategy, and would
preserve the special interest and character of the Wellingham Conservation Area, thus complying
with Section 72 of Planning, (Listed Buildings and Conservation Areas), Act 1990.  

3.0 Conclusion  

In consideration of the above, the application is recommended for approval.
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