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SCOULTON
Land at Norwich Road

Thornalley Funeral Services Ltd
Austin Street King's Lynn

Ian H Bix Associates Ltd
Sandpiper House Leete Way

Erect new crematorium, car park, access roads, ancillary buildings & gardens of
remembrance

Full

3PL/2014/1204/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

CASE OFFICER: Nick Moys

No Allocation

See Attached Report 

 REASON FOR COMMITTEE CONSIDERATION
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MATTISHALL
Poplar Farm
41 South Green

Mr Edward Bales
c/o South Green Park Ltd The Enterprise C

BD+M (UK) LTD
The Garage 35 Cutler Way

Residential development proposing 15 market homes [including one existing
farmhouse] and 8 affordable

Outline

3PL/2016/0395/O

N

N

Part In Set 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, amenity and trees.  
Access.
Ecology.

 KEY ISSUES

Outline permission is sought for the erection of 23 houses including nine affordable dwellings,
access road and driveways and a public footpath link to the sports ground.  All matters except for
access are reserved although indicative plans have been submitted which show the retention of
the existing detached farm house as a single dwelling, potential for the retention of the existing
barn as three dwellings is also shown, together with five pairs of two bed semi-detached houses
and ten detached houses.  Whilst 24 plots are shown on site one of these is comprised of the
existing farmhouse which results in a net gain of 23 additional dwellings. 

The proposed houses would use the existing access off South Green which is shown to be
extended to the west of the site with an additional spur to the land to serve ten of the proposed
dwellings to the north of the site. 

The application is supported by a number of documents and technical reports, including a Design
& Access Statement, Preliminary Ecological Appraisal, Arboricultural Impact Assessment and
Flood Risk Assessment.

Since the submission of the application amended plans have been submitted to show increased
affordable housing provision and adjustment of the position of plots in relation to trees.

Additional information has also been submitted regarding the impact of the proposal on the

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Nick Moys

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

 REASON FOR COMMITTEE CONSIDERATION
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highway network, trees and ecology.

The application site is located to the south of Mattishall on the eastern side of South Green and
behind the row of existing properties which front this road.  The north of the site bounds the rear
of properties fronting onto Thynne's Lane.  The surrounding area is predominantly residential in
character, but does include some commercial and community uses such as a motor engineers to
the south eastern boundary of the site and a memorial hall and bowling green to the south of the
site. Agricultural land including a large poultry building lies to the west of the site.

The site extends to around 1.7 hectares in total.  It is broadly rectangular in shape and comprises
mainly open scrub grassland to the north of the site, together with some areas of hard standing
and former farm buildings including the farm house to the south.  There are a large number of
trees within and bordering the site. 

The Grade II Listed Mattishall Hall lies approximately 100m beyond the Southern boundary of the
site, separated by the existing playing fields. 

The site is bounded by a row of houses facing Thynne's Lane to the north and South Green to the
east.

 SITE AND LOCATION

No relevant site history

 RELEVANT SITE HISTORY

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 and National Planning Policy Guidance have also been
taken into account, where appropriate.

SS1 Spatial Strategy
CP.01 Housing
CP.04 Infrastructure
CP.05 Developer Obligations
CP.08 Natural Resources 
CP.10 Natural Environment 
DC.01 Protection of Amenity
DC.02 Principles of New Housing
DC.04 Affordable Housing Principles
DC.12 Trees and 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



BRECKLAND COUNCIL - PLANNING COMMITTEE - 17th October 2016

DC131_new2016

DC.16 Design

NPPF With particular reference to paragraphs 14, 17, 24, 26, 27, 32, 34, 35, 49, 103 & 118
NPPG National Planning Practise Guidance

'Manual for Streets' 2007

Mattishall Draft Neighbourhood Plan (Draft only - given the stage it is at it is considered to carry
no weight)

MATTISHALL PARISH COUNCIL

NORFOLK COUNTY COUNCIL HIGHWAYS

The Parish Council thinks this is a reasonable development and overall has no objection.  The
Parish Council is submitting a document prepared by the Neighbourhood Planning Working
Group and hopes the applicant will take these comments into consideration when full permission
is applied for.

The Neighbourhood Plan Working Group have also commented in details on the draft policies
within the Neighbourhood plan with regard to the impact of the development on the following;

Transport and Telecommunications
Environment
Housing

Access Visibility

In the absence of evidence to suggest otherwise it is recommended sightlines of 2.4m x 59m be
provided.  The existence of the access is a matter of fact, however, unless it can be
demonstrated appropriate visibility splays can be secured it is likely the proposed development
would increase vehicle movements at a point where visibility is substandard, to the detriment of
highway safety.

Footway Provision

There is not a continuous footway linking the site with village services located to the north ie; the
school, pub, local shops and bus stops.  Whilst it is accepted pedestrians already have to walk in
the carriageway to the south of All Saints Church, (adjacent Several House), the development
would inevitably increase the number of pedestrians forced to do so and in turn increase the
likelihood of vehicle / pedestrian conflict, to the detriment of
highway safety.

Junction of Mill Street with Dereham Road/Norwich Road


 CONSULTATIONS

There is spare capacity at 11 - 16 High School level and no contributions are sought for Nursery
of 11 - 16 High School Provision.  Although Mattishall Primary has capacity this is at the higher
age range of the school.  Contributions are thus towards a new class space at Mattishall Primary
School  and library facilities of £1575, (£75 per dwelling).  Contributions are also sought towards
one fire hydrant per 50 dwellings.

 CIL / OBLIGATIONS



BRECKLAND COUNCIL - PLANNING COMMITTEE - 17th October 2016

DC131_new2016

OBLIGATIONS OFFICER, NORFOLK COUNTY COUNCIL

FLOOD & WATER MANAGEMENT TEAM

TREE AND COUNTRYSIDE CONSULTANT

It is reasonable to assume the majority of the vehicles movements generated by the proposed
development would access local services, the strategic highway network and surrounding
settlements by heading north. This will lead to increased vehicle movements at the junction of Mill
Street with Dereham Road / Norwich Road. The level of visibility at this junction is severely
restricted in an easterly direction measuring some 2.4m x 13m only, this falls significantly short of
the minimum guidance of 2.4m x 59m. The proposed development would inevitably increase the
number of slowing, stopping and turning movements at a substandard junction to the detriment of
highway safety. In light of the above evidence the Highway Authority has no option but to strongly
recommend the application be refused.

Comments on additional information 12/9/16;

The level of visibility available in the on-coming traffic direction at the junction of Church Plain
with Dereham Road / Norwich Road falls considerably short of the recommended guidance of
2.4m x 59m, measuring a maximum of 2.4m x 13m only. Notwithstanding the traffic report
submitted by the application it remains the view of the Highway Authority that given the lack of
visibility available any increase in vehicle movements at this junction will
cause danger and conflict to the detriment of highway safety.

In order to address our concerns regarding the lack of pedestrian provision the applicant
proposes a new section of footway.  If constructed the proposed facility would narrow the
carriageway to a minimum of 3.5m, (sufficient only for single way traffic) and will introduce
pedestrian crossing movements outside the property Spar House in a location where there would
be a lack of inter-visibility between vehicles approaching from the north and pedestrians waiting
to cross. Pedestrians would enter the carriageway with little / no view of on-coming vehicles, and
approaching drivers would have little / no advanced warning of crossing pedestrians, both to the
detriment of highway safety.

In summary the Highway Authority remains of the view that if permitted the residual impacts of
the proposed development would be severe in highway safety terms and in line with the NPPF
this application should be refused.

No objection subject to contributions to Mattishall Primary school in accordance with standard
multipliers. Provision of a fire hydrant, contributions to library services of Â£1575 Â£75 per
dwelling).  Also state that 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.

No comment as application falls below threshold for providing detailed comment.

There are clearly areas of the site which are free of tree cover and which could be developed
without the loss of significant trees.  An excellent tree survey has been produced but it does not
appear that the layout has taken into account the tree constraints.  I would consider the current
layout and resulting tree loss to be unacceptable and would like to see changes which would
significantly reduce the requirement to remove category A and Category B trees.

Comments on additional information 5/9/16;

Original comments relating to tree loss still apply.  Additional footpath could have further
implications.  Tree survey and implication assessment should be updated to include the
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ECOLOGICAL AND BIODIVERSITY CONSULTANT

ENVIRONMENTAL HEALTH OFFICERS

CONTAMINATED LAND OFFICER

ENVIRONMENT AGENCY

ANGLIAN WATER SERVICE

HISTORIC ENVIRONMENT OFFICER

HOUSING ENABLING OFFICER

construction of the footpath.

The Preliminary Ecological Appraisal (PEA) provides a baseline ecological assessment of the
site. However, further surveys are required prior to the determination of the application in order to
ensure that the site is sufficiently assessed in regards to ecology. As such, bat emergence
and/re-entry surveys and reptile presence / likely absence surveys should be undertaken to
inform the application and to address material considerations relating to protected species. 

The results of these surveys should be reported to the Local Planning Authority, (LPA), prior to
determination of this application along with any avoidance or mitigation measures or proposals
for enhancement as required to address material considerations relating to protected species. 

Comments on additional ecological information submitted 28/9/16 awaited ;

Recommends approval providing the development proceeds in line with the application details
and subject to conditions regarding surface and foul water disposal, mitigation measures detailing
how the properties on the South Eastern corner of the site will be protected from noise and odour
from the existing Motor Engineering premises, (DC Gaskins Ltd) and cessation of the use of the
agricultural land and existing poultry building to the West of the application site for intensive
animal husbandry.

Recommends that a Phase 1 Desk Study is provided prior to approval.  Should Planning be
minded to recommend approval prior to the Phase 1 Desk Study being received, advises that the
development is subject to conditions to alleviate environmental concerns.

No objections, note the site is located above a principal aquifer and within a source protection
zone but do not consider the proposal to be high risk. 

The water environment is potentially vulnerable and there is an increased potential for pollution
from inappropriately located and / or designed infiltration, (SuDS).  All need to meet the criteria in
our Groundwater Protection: Principles and Practice, (GP3), position statements G1 to G13.

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 and Anglian Water
request informative note to be applied to any permission. 

The foul drainage from this development is in the catchment of Mattishall Water Recycling Centre
that will have available capacity for these flows.  The sewerage system at present has available
capacity for these flows.

If planning permission is granted, ask that this be subject to a programme of archaeological
mitigation work in accordance with NPPF paragraph 141.

The proposed 8 no. 2 bed units would appear to meet the affordable housing requirement,
provided the tenure split can be secured.  The type and size of unit seem appropriate to meet the
needs of the area.  A S106 Agreement will be required to secure the affordable housing
contribution.
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12 representations have been received from local residents concerns raised include;

Site not big enough for number of dwellings.
Affordable homes will not be affordable.
Entrance and local roads not suitable for proposal.
Additional traffic. 
Would result in danger to pedestrians, parents walking their children, people riding their horses
etc.
Flood risk on site and could increase risk of flood elsewhere.
Water pressure in area is poor, development would make this worse.
Sewerage system in area inadequate, houses will put more pressure on an over loaded system.
Pressure to develop playing fields.
Overlooking and loss of privacy.
Increased pressure on local doctors surgery and school.
Inadequate parking in the village.
Loss of countryside and woodland views.
Loss of value of property. 
Road traffic calming measures should be required as part of the proposals.
Impact on trees and wildlife.
Concern regarding stray balls from the cricket club, request netting to the edge of the site.
The proposal should reflect local need, bungalows should be included in the plan. 
Number of homes would fit with the Neighbourhood plan but is possibly too many houses on this
site.
Surrounding tree-lines should be retained.
Traffic and pedestrian noise from access. 
Overall impact upon Mattishall should be considered along with other ongoing developments. 
It is not in accordance with the emerging Breckland Action Plan in particular with reference to
preferred development locations.
It is not in accordance with the emerging Mattishall Neighbourhood Plan
Security concerns arising from additional access from the proposed site
Noise from Memorial Hall

 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 adjacent to the village of Mattishall and would be bound on the northern
and eastern sides by existing housing.  The southern part of the site is bounded by the existing
farm house and outbuildings.  Mattishall is identified in the Council's Spatial Strategy as a service
centre village which contains adequate services and facilities to meet the day-to-day requirement
of residents.  The strategy for all Local Service Centre villages is primarily around service
protection and enhancement and development to meet local needs.  Mattishall along with
Banham, Great Ellingham, Litcham, Mundford, Necton, North Elmham, Old Buckenham, Saham
Toney and Weeting have not been given a housing allocation for the remainder of the plan
period.  Whilst the site is outside of the residential development boundary for Mattishall set in the

 ASSESSMENT NOTES

ENVIRONMENTAL PLANNING -  No Comments Received 
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Site Specific Policies and Proposals DPD it is located immediately adjacent to the settlement
boundary which flanks the site on the northern, southern and eastern sides.

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 Council's Housing Land Supply Statement, (dated 31 March 2016 and published
July 2016), confirms that Breckland has a 4.28 year Housing Land Supply (HLS) using the
Sedgefield method of calculation and a 4.73 year supply using the Liverpool method of
calculation.  In the absence of a five year HLS paragraph 49 of the NPPF states that relevant
policies for the supply of housing should not be considered up-to-date, case law has held that this
also applies to 'counterpart' policies which restrict development such as open countryside
protection policies. Footnote 9 to paragraph 14 of the NPPF sets out a few exceptions to this
relating to particular ecological designations, land designated as Green Belt, Local Green Space,
Areas of Outstanding Natural Beauty, Heritage Coast or National Parks, (including the Broads
Authority); designated heritage assets; and locations at risk of flooding or coastal erosion.  None
of these designations apply to this site, however, the current proposal must still be considered
with regard to the full material planning considerations relevant to the scheme. 

2.3  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.  In these terms the
application site, comprised of former agricultural land and buildings, would not be classed as
previously developed land.  The land in question does not have any particular landscape
designation and whilst loss of Greenfield land is regrettable it is inevitable if the Council is to
achieve its housing growth aspirations.  The land is shown on Natural England's Agricultural land
classification maps as being Grade 3, but it is not clear whether it would be high quality class 3a
land to which policy CP08 and paragraph 112 of the NPPF would apply or lower quality class 3b.
The area of land to be lost at 1.7 HA is relatively small and it is noted that the threshold for
consultation with Natural England is 20 HA.  The land is also split into two parcels and is
comprised partly of the existing house, barns and farmyard.  The land is currently either fallow or
close cut grass and given the small size of the fields would be difficult to farm using modern
agricultural practices it is not considered that the use of the land for housing will result in any
material harm.  It is also inevitable that some agricultural land will be lost as part of the Council's
aspirations to deliver housing.  Whilst the application is submitted in outline the indicative layout
plans show that the development would 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 and the
construction of the development would provide some economic benefits, albeit short-term.  These
considerations weigh in favour of the proposal.

2.4  The development would make the required contribution to the provision of affordable
housing.  Nine affordable units are proposed out of 23 new units, (excluding the existing farm
house), equating to 39.13% of development.  Whilst this is marginally below the 40% target set
out in Policy DC04 an additional affordable unit would represent a significant over - provision at
43.4%. It is also noted that the Housing Enabling Officer has not objected to the proposals and
states that the affordable housing should be secured by a Section 106 Agreement. 
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3.0 Effects on local character, amenity and trees

3.1  Whilst the application has been submitted in outline with access only included at this stage
the applicant has submitted an indicative layout plan from which some conclusions can be drawn
regarding the possible impacts of the development of the land.  It is considered that the submitted
indicative site layout shows that a well designed scheme can be achieved within the site which
would result in a relatively low density of 13.5 dwellings per hectare.  The development is set
back approximately 40m from South Green down the existing track and would not be readily
visible.  A mix of detached and semi detached houses is shown which would not be inappropriate
to the character of the wider area which is predominantly comprised of detached dwellings.  The
retention of the existing farmhouse and some of the outbuildings would also assist in retaining
part of the existing character of the site and integrating it within the wider area. 

 
3.2  As already noted the site contains a large number of trees.  The submitted tree survey
identifies 99 individual trees, eight groups of trees and ten hedges together with two peripheral
groups of trees.  Of the existing trees, a total of 20 individual trees, two groups of trees and two
hedgerows are shown on the indicative site layout for removal to accommodate the development.
 Most of the trees to be removed have been classified as being of low amenity value, although
four are of moderate value, (category B). 

3.3  The Council's Tree and Countryside Officer initially commented that there are areas of the
site which are free of tree cover and which could be developed without the loss of significant
trees.  The Council's Tree and Countryside Officer went on to state that the current layout and
resulting tree loss is considered to be unacceptable and he would like to see changes which
would significantly reduce the requirement to remove category A and category B trees.  The
applicant has subsequently submitted revised drawings which show the retention of a high value,
(category A), Ash tree and a cider gum tree categorised as being of moderate, (category B),
value, however, the Tree and Countryside Officer has maintained his previous comments.

3.4  At this stage layout and landscaping are also reserved and the layout could be further refined
at reserved matters stage to reduce the need for tree removal.  Retention of a number of trees
within the site would, however, be difficult as they are located to the centre of the site and are
likely to need to be removed to achieve an efficient layout for the site.  Whilst the loss of these
and other trees is regrettable, given the limited number of trees to be removed and the scope for
replanting, the proposal is acceptable in this respect when considered against the other benefits
that would be derived from the development in terms of providing much needed new homes. 

 
3.5  Whilst development of the scale proposed would inevitably have some impact on the
amenities currently enjoyed by neighbouring residents, it is considered that an acceptable layout
and design can be achieved which would avoid any significant harm.  The submitted indicative
plan shows good separation distances could be maintained between existing and proposed
dwellings to help reduce overlooking, together with the retention of existing vegetation and scope
for planting of new boundary screening.  It is possible that some disturbance would be caused
due to the increased activity and traffic, but given the scale of the development, this would not be
considered excessive.
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3.6  The presence of a motor repair garage beyond the south eastern corner of the site is noted
but this does not draw any objection from the Council's Environmental Health Officer subject to
details of mitigation measures.  Concerns are also raised by neighbours regarding the possibility
of noise from the Memorial Hall but this does not draw comment from the Environmental Health
Officer and it is noted that there are already other dwellings in close proximity to this hall. 

3.7  A free range poultry rearing unit is also present to the western side of the site which could
raise concerns regarding noise and odour if it were to be brought back into use.  The Council's
Environmental Health Officer has stated that the cessation of the use of the agricultural land and
existing poultry building to the West of the application site for intensive animal husbandry would
be necessary.  The adjacent poultry unit is understood to be within the control of the applicant
and the cessation of its use and the associated land for intensive poultry or other animal rearing
or egg production could be secured via a Section 106 Agreement.  The applicant has agreed to
this. 

3.8  For these reasons, it is considered that a reserved matters scheme could be designed which
would be in keeping with the character and appearance of the area and would not be likely to
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 the existing entrance onto South
Green which leads into Mill Street and then on to the Norwich / Dereham Road approximately
750m to the North.  Dereham is situated approximately 6km to the west and the outskirts of
Norwich approximately 10km to the East. 

4.2  Whilst the application site is 750m from the village centre and 1km from the nearest primary
school there are difficulties with pedestrian access due to the lack of a direct pedestrian route to
these destinations from the site.  Notably the road narrows around Mill Street / Church Plain and
has no footpath.  Pedestrians from the site would be forced to walk in the road for a short stretch
if they were walking to services in the village centre such as the shop or school.  This is noted by
Norfolk County Council as the Local Highway Authority, who state that whilst it is accepted
pedestrians already have to walk in the carriageway the development would inevitably increase
the number of pedestrians forced to do so and in turn increase the likelihood of vehicle /
pedestrian conflict, to the detriment of highway safety.  NCC also contend that the lack of a direct
pedestrian link to the village centre would discourage journeys being made on foot from the site
to shops and services within the village, to the local school or to access public transport links
along the Dereham / Norwich Road.

4.3  In order to address the above the applicant has submitted drawings which show that it would
be possible to create room for a footpath through Church Plain / Mill Street by narrowing the
carriageway and using a simple priority system.  Whilst traffic would only be able to flow in one
direction or the other at any one time this would create room for pedestrians.  Norfolk County
Council Highways have commented that this proposal would, however, introduce pedestrian
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crossing movements outside the property 'Spar House' in a location where there would be a lack
of inter-visibility between vehicles approaching from the north and pedestrians waiting to cross,
pedestrians would enter the carriageway with little / no view of on-coming vehicles and
approaching drivers would have little / no advanced warning of crossing pedestrians, both the
detriment of highway safety.  Highways have not commented on whether this would represent an
improvement over the current position whereby pedestrians are forced to walk in the carriageway.

4.4  Norfolk County Council Highways also raise concerns regarding the Junction of Mill Street
with the Dereham / Norwich Road and the likely increase in vehicle movements that the
development proposal would generate at this junction.  The level of visibility at this junction is
severely restricted in an easterly direction measuring 2.4m x 13m, which Norfolk County Council
state is significantly short of the minimum guidance of 2.4m x 59m.  Whilst lower visibility
standards of 2.4m x 43m are given in 'Manual for Streets' for roads with a 30mph design speed
the available visibility of 2.4m x 13m falls significantly short.  In support of their application the
applicant has submitted a traffic statement which forecasts the likely traffic generation from the
proposal using the TRICS database.  This forecasts 11 two way movements in the AM peak,
(08:00 to 09:00) and 10 two way movements in the PM peak, (17:00 to 18:00).  Having carried
out traffic counts on the junction of Dereham / Norwich Road and Church Plain / Mill Street the
applicant claims that the increase to traffic on this junction would be a 3.2% increase in the AM
peak and a 2.2% increase in the PM peak.  The applicant contends that the increases are minor
and are well below the 5% threshold that would normally be required to trigger a full transport
assessment, (TA).

4.5  NPPF paragraph 32 states that 'development should only be prevented or refused on
transport grounds where the residual cumulative impacts of development are severe'.
Notwithstanding the additional information from the applicant Norfolk County Council Highways
continue to object to the proposals, stating that they are opposed to any increase in vehicle
movements and that the residual impacts of the development would be 'severe'.  It is noted that
NCC Highways do not question the findings set out in the assessment submitted by the applicant
and whilst they continue to object to the proposals it is not considered that a 3.2% increase in AM
peak hour traffic consisting of 11 two way vehicle movements or a 2.2 % in the PM peak
consisting of 10 vehicles could be considered 'severe'.  As such whilst Highways continue to
object it is not considered that this objection is sustainable as a reason to refuse the scheme in
terms of the requirement for any impact to be 'severe' as expressed by the NPPF.  

4.6  Norfolk County Council Highways also object to the proposals on the basis of inadequate
visibility to the access of the site on to South Green, recommending sightlines of 2.4m x 59m be
provided.  As outlined above 'Manual for Streets' indicates a lower standard of 2.4 x 43m as being
appropriate for roads with a design speed of 30mph and the applicant has included visibility
splays meeting this standard within the red edge site area.  As such it is considered that
adequate visibility can demonstrably be provided to the proposed access onto South Green.
Further matters of detail related to the site layout commented on by Norfolk County Council
Highways could be addressed at reserved matters stage.

4.7  In light of the above it is considered that, on balance, the proposal is acceptable on the
grounds of Highway Safety and the proposed development would comply with policy CP04(e) of
the adopted Core Strategy DPD and paragraphs 17, 32, 34 and 35 of the NPPF.
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5.0 Ecology

5.1  The Habitat Survey submitted in support of the application notes that the site comprises of a
courtyard area with associated farmhouse, gardens and barns, and improved grassland, mature
trees, disturbed ground and scrub habitats, with a small number of ponds and ditches.  Habitats
on site were found to be of low botanical interest and conservation value but further bat and
reptile surveys are recommended. 

5.2  The Council's Ecologist comments that as the full ecological status of the site with respect to
bats and reptiles has not yet been determined it is not possible at this stage to fully assess the
potential impact of the proposed development works. 

5.3  Further to this additional bat and reptile surveys have been commissioned by the applicant.
Five survey visits for reptiles have subsequently been undertaken between the 19th and 24th
September which have found only a number of common toads and whilst two more surveys are
required the applicant's ecological consultant does not consider it likely that any reptiles will be
found.

5.4  Further survey work regarding bats has revealed that the brick barn, (B3), is a roost for a
small number of brown long eared bats as is the farmhouse.  The brick and concrete block barn,
(B5), is a roost for both brown long eared and pipistrelle bats.  The presence of small numbers of
common pipistrelle and brown long-eared bats are both common species found throughout the
UK and are typical of agricultural buildings in Norfolk.

5.5  Subject to appropriate mitigation measures to accommodate bats within the development the
proposal would not be likely to have an adverse effect upon matters of ecological interest
including bats and reptiles and the proposal is thus in accord with policies CP10 of the adopted
Core Strategy DPD and paragraph 118 of the NPPF.

6.0 Other Matters

6.1  Local infrastructure - Many local concerns have been raised about the ability of the general
infrastructure of the village to cope with additional housing.  However, no objections have been
raised by statutory consultees in this respect.  Financial contributions can be secured by way of a
S106 Agreement to the expansion / improvement of local school accommodation, as well as to
local library services and it is noted that the proposed scheme would provide much needed
affordable housing.  With less than 25 dwellings the development would not be required to
provide on site public open space but a contribution is sought equivalent to the provision of
25.6sqm of open space per person.

6.2  The Grade II Listed Mattishall Hall lies approximately 100m beyond the Southern boundary of
the site, but is separated by the existing playing fields.  The retention of the existing farmhouse
and barns to the southern boundary of the site will help to preserve the setting of this listed
building which is not considered to be affected by the proposals.  The Historic Environment
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Officer notes the possibility of archaeological remains on the site and requests a programme of
archaeological mitigation work if permission is granted which can be secured by condition.

6.3  Concerns have been raised locally regarding flooding, drainage and the capacity of the local
sewers and water supply to cope with the proposed development.  A Flood Risk Assessment has
been submitted which identifies that the site is within Flood Zone 1 - that with the lowest risk of
flooding and there is no evidence of risk of flooding from sewers, groundwater, or artificial
sources such as reservoirs or canals.  Whilst the amount of impervious areas would increase as
a result of the development, the rate of runoff can be limited to the current Greenfield rate and
the proposal would not result in any increase in flood risk.  The Environment Agency do not object
subject to the careful design of any SuDS drainage systems and Anglian Water have no
objections to the proposals stating that the sewerage system has available capacity for predicted
flows.  In the absence of an objection from Anglian Water there is no evidence the proposals
would cause problems with water pressure.

6.4  In terms of the potential for contaminated land on site the Council's Contaminated Land
Officer recommends that a Phase 1 Desk Study is provided prior to approval, but states that
should approval be recommended the development should be subject to conditions to secure a
desk top study and any follow up works if required.  Given the use of the site and buildings is
agricultural rather than industrial it is considered that there is a low probability of contamination
and that it would be reasonable to apply conditions in this instance. 

6.5  A concern has been expressed in representations about the likelihood of cricket balls from
the neighbouring cricket club straying onto the site.  Whilst this concern is understood there is
nothing in planning policy which would require the developer to provide nets to prevent this from
happening.

7.0 Conclusion

7.1  In the context of the lack of a five year HLS the Councils policies for the supply of housing
cannot be considered up to date.  The proposal would make a significant contribution to the
provision of housing, the development would also be compatible with the character of its
surroundings and safe access from South Green 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 or residential amenity.
 

7.2  The proposal makes the required provision for affordable housing and whilst there are
concerns regarding the lack of connectivity with local services and additional pedestrian and
traffic movements that would result from the development through Mill Street / Church Plan and
its junction with Norwich / Dereham Road the applicant has demonstrated that these impacts are
not likely to be severe. 
 

7.3  Taking all of these matters into account, it is concluded that the benefits of the proposal
would outweigh the likely disbenefits and the application should be permitted.
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Outline Planning Permission

CL01

ER18

AR01

HA20

HA50

HA50

ER04

Site Investigation/ remediation

Construction Method Statement

Archaeological work to be agreed

Provision of visibility splays - conditioned

Access construction

Street lighting details

Asbestos

 RECOMMENDATION

 CONDITIONS

8.0 Recommendation

8.1  Permit subject to conditions and a S106 Agreement to secure;

Provision of on site affordable housing
Contributions to Library services of £75 per dwelling
Contributions to Mattishall Primary School of £3039 per dwelling
Public Open Space Contribution
Restriction of Land to the west for poultry or other intensive rearing of animals.

This condition will require to be discharged

This condition will require to be discharged

This condition will require to be discharged

This condition will require to be discharged

This condition will require to be discharged

This condition will require to be discharged

This condition will require to be discharged

TL06A
TL06B
AC01
CL03
3860
UR09
UR09
UR09

UR09
2001
2014
3003
3992
3996
4000

Outline permission -time limit (2+1 YEARS)
Outline - time limits for implementation
In accordance with following approved plans
Unexpected Contamination
SUDS drainage details to be agreed
Ecological mitigation
Construction noise controls
Mitigation measures for adjacent garage
business
Fire hydant
Application Approved Following Revisions
Criterion E - Planning Apps Where Approved
Early delivery of Housing Time limit
Non-standard note re: S106
Note - Discharge of Conditions
Variation of approved plans
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3

ATTLEBOROUGH
Grants Cottage
West Carr Road

Mr Dean Barham
Grants Cottage West Carr Road

Stephen A C Bush
The Corner Lodge 2 Church Lane

Detached Dwelling   

Full

3PL/2016/0543/F

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA:

TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle of development
Impact upon character and appearance of area
Amenity impact
Highway safety
Impact upon trees

 KEY ISSUES

This application seeks full planning permission for the erection of a detached dwelling on land
which currently forms part of the curtilage of Grants Cottage.  The proposal would produce a two
storey dwelling which would be constructed of a brick plinth with rendered walls and clay pantiles
for the roof.  The proposal would utilise an existing access, which would be improved to provide
access to both the existing and proposed dwelling.

The application site is located outside of any defined Settlement Boundary and currently forms
part of the residential garden of Grants Cottage.  The application site is bounded to the east and
west by residential dwellings, to the south by the highway and to the north by agricultural land.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

No relevant site history

 RELEVANT SITE HISTORY

CASE OFFICER: Heather Byrne

No
 EIA REQUIRED

The application is referred to Planning Committee as it is contrary to Policy DC02 and CP14 of
the Breckland Core Strategy 2009.

 REASON FOR COMMITTEE CONSIDERATION



BRECKLAND COUNCIL - PLANNING COMMITTEE - 17th October 2016

DC131_new2016

 POLICY CONSIDERATIONS

ATTLEBOROUGH TC

NORFOLK COUNTY COUNCIL HIGHWAYS

TREE AND COUNTRYSIDE CONSULTANT

CONTAMINATED LAND OFFICER

PRINCIPAL PLANNER MINERAL & WASTE POLICY

ENVIRONMENTAL HEALTH OFFICERS

Recommend approval.

The Highways Authority raise no objection subject to the imposition of conditions relating to the
access, visibility splay, parking and turning areas and an informative relating to works within the
public highway.

Proposed development requires the removal of two low value trees.  All other trees should be
retained in accordance with the supplied impact assessment.  It is likely that the Ash trees on the
eastern boundary have a limited life expectancy due to ash dieback, (symptoms are already
evident).  Operations on site shall take place in complete accordance with the approved
Arboricultural Impact Assessment, (AIA), Tree Protection Plan, (TPP) and Arboricultural Method
Statement, (AMS), supplied by C J Yardley, dated June 2016.

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

Exempt from the requirements of Policy CS16 safeguarding of the adopted Norfolk Minerals and
Waste Core Strategy.

No objections or comments on the grounds of Environmental Protection, providing the

 CONSULTATIONS

SS1
CP.10
CP.11
CP.14
DC.01
DC.02
DC.12
DC.16
DC.19
NPPF
NPPG

Spatial Strategy
Natural Environment
Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Trees and Landscape
Design
Parking Provision
National Planning Policy Framework
National Planning Practice Guidance

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

Not Applicable

 CIL / OBLIGATIONS
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Three representations have been received stating the following:

-  Impact upon neighbour amenity in regards to privacy, overlooking, dominance;
-  Impact upon drainage and flooding;
-  Impact upon trees; and
-  Out of character with existing development.

 REPRESENTATIONS

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

2.0 Principle of development

2.1  This application seeks outline consent, with all matters reserved, for the erection of a
detached two storey dwelling outside of any defined Settlement Boundary.  For this reason the
proposal conflicts in principle with Policies DC02 and CP14 of the Core Strategy and
Development Control Policies Development Plan Document, (2009), which seek to focus new
housing 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 4.73 years), the relevant local policies for the
supply of housing as referred to above should not be considered up to date and that housing
applications should be granted permission unless any adverse impacts would significantly
outweigh the benefits.

2.2  The NPPF identifies three dimensions of sustainable development:

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

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

2.4  In terms of the economic and social criteria, the proposal would provide one dwelling for
market sale, would make a positive, albeit small, contribution to the housing supply shortfall and

 ASSESSMENT NOTES

ECOLOGICAL AND BIODIVERSITY CONSULTANT
development proceeds in line with the application details.

No further information is required prior to the determination of the application.  Works should be
undertaken in line with the working methods as advised.
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provide some short-term economic benefits through its construction.

2.5  Environmentally, although outside any defined Settlement Boundary, the site is bounded to
the east and west by existing residential dwellings with the site currently forming part of the
garden area for Grants Cottage and therefore would appear as infill development and would not
intrude into the open countryside and would not be isolated.

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

2.7  With regard to availability and deliverability, the application is in full and the site would appear
to be available now, making the development deliverable within five years to meeting 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. 

2.8  The social role of sustainable development seeks to ensure, amongst other matters, the
creation of a high quality built environment with accessible local services.  Attleborough is defined
as a market town through Policy SS1 of the adopted Core Strategy and Development Control
Policies DPD and is allocated for significant growth, having the facilities and services to serve
residents day to day needs.  However the site lies approximately 500m from the Settlement
Boundary, which lies to the east of the site on the eastern side of the A11.  A pedestrian
footbridge exists connecting the western side of West Carr Road to the centre of Attleborough,
which lies approximately 1.4 miles away from the site. 

2.9  In terms of public transport a bus stop is located approximately 0.6 miles away to the east on
London Road, which is served by several local bus services providing access to Attleborough
town centre and beyond.  Attleborough town centre is also served by a train station providing a
further means of transport, which is approximately 1.8 miles away.
 
  
2.10  Whilst it is noted the site falls outside the Settlement Boundary and is not within the
immediate vicinity of the above facilities and services, the scheme would provide additional
housing, (contributing towards the Council's five year supply of housing), generate some
economic activity and offer a degree of support to existing village amenities.  It would also be
consistent with the NPPF principle that rural housing should be located where it will maintain or
enhance the vitality of rural communities.  The proposal is considered to be consistent with the
social and environmental dimensions of sustainable development.  This consideration weighs in
favour of the proposal.

3.0 Impact upon character and appearance of area

3.1  The environmental role of sustainable development seeks to, in part, contribute towards
protecting and enhancing the natural, built and historic environment.  Consideration of a
proposals 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. 
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3.2  The proposed development would be bounded by existing development to the east and west
and would appear as infill development and therefore it is considered the proposal would not
intrude into the open countryside. 

3.3  In terms of materials, the proposal would be constructed of clay pantiles and render with a
brick plinth; however, no specific details have been provided and therefore if approved a condition
would be imposed for precise details to be agreed to ensure the proposal is in keeping with the
surrounding character of the area.

3.4  Concerns were initially raised regarding the scale of the development and whether it would
be in keeping with the existing rural streetscene, which is characterised by cottage style
development with relatively low ridge lines.  The scheme has been reduced in height, with a ridge
height of 6.6m, and a streetscene drawing has been provided and it is considered the proposed
development would not be out of character with development in the surrounding area. 

3.5  Due to the size of the plot it is also considered that the proposal would not result in a
cramped form of development and would result in a density of development that is similar to
surrounding plots.  If approved a condition would be imposed for the existing hedging to remain,
apart from the area to provide the access, to ensure the development remains in keeping with the
surrounding area. 

4.0 Impact upon amenity

4.1  In terms of neighbour amenity it is considered the proposal would not impact significantly
upon amenity in terms of loss of light, privacy, overlooking or by being overbearing due to
separation distances and existing boundary treatments and therefore is considered acceptable.

4.2  No first floor side windows are proposed and if approved a condition would be imposed for no
first floor side windows to be installed and no roof alterations without the prior consent of the local
planning authority to maintain and protect neighbour amenity.  A first floor rear window is
proposed and two velux windows serving a bathroom and ensuite; however these overlook the
proposals rear amenity space and therefore are deemed acceptable.

5.0 Highway safety impact

5.1  The Highway Authority initially requested an amended plan showing an acceptable level of
visibility and details regarding the replacement parking and turning facilities for Grants Cottage.
This was provided and the highways authority raise no objection subject to the imposition of
conditions relating to the access, visibility splay, parking and turning areas and an informative
relating to works within the public highway. 

6.0 Impact upon trees
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Planning Permission RECOMMENDATION

 CONDITIONS

6.1  The Tree Consultant initially requested a tree survey due to the fact trees existed on the
boundaries of the site.  This was provided and reviewed by the Tree Consultant who stated the
proposed development would require the removal of two low value trees.  All other trees should
be retained in accordance with the supplied impact assessment and operation on site shall take
place in complete accordance with the approved Arboricultural Impact Assessment, (AIA), Tree
Protection Plan, (TPP) and Arboricultural Method Statement, (AMS), supplied by C J Yardley,
dated June 2016.  It is noted that Ash trees on the boundary have a limited life expectancy due to
ash dieback.

7.0 Other matters

7.1  The Contaminated Land Officer raises no objections or comments on the grounds of
Environmental Protection, providing the development proceeds in line with the application details.

7.2  The Environmental Health Officer raises no objections or comments on the grounds of
Environmental Protection, providing the development proceeds in line with the application details.

7.3  The Ecological and Biodiversity Consultant states no further information is required prior to
the determination of the application.  Works should be undertaken in line with the working
methods as advised and if approved these would be attached as a note. 

8.0  Conclusion

8.1  In conclusion, it is considered that, on balance, the benefit of providing a dwelling would
demonstrably outweigh he limited adverse impacts.  Therefore, 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 upon the character and built form of the surrounding area.

8.2  Approval is recommended subject to conditions.

3006
3047
PD01
PD02
3920
HA10
HA24

Full Permission Time Limit (2 years)
In accordance with submitted
No additional windows at first floor
No alterations to roof
Tree condition
Existing access - widened or improved
Provision of parking and servicing - when
shown on plan



BRECKLAND COUNCIL - PLANNING COMMITTEE - 17th October 2016

DC131_new2016

3104

MT04

3402

LS07

HA20

External materials to be approved

Clay pantiles

Boundary screening to be agreed

Retention of trees and hedges

Provision of visibility splays - conditioned

This condition will require to be discharged

This condition will require to be discharged

This condition will require to be discharged

This condition will require to be discharged

This condition will require to be discharged

4000
3996
3994
3994
AN61

Variation of approved plans
Note - Discharge of Conditions
Note - Ecology comments
Note - Wildlife Act
NOTE NCC Inf 2 When Vehicular access
works required
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MATTISHALL
Mill Road

Mr Adrian Stubbs
13 Cullum Close Swanton Morley

Mr Paul Brown
Lake View Lodge The Street

Erect detached 4 bed dwelling   

Outline

3PL/2016/0728/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 area
Impact upon amenity
Highway safety impact

 KEY ISSUES

This application seeks outline planning consent with all matters reserved for the erection of a
detached four bedroom two storey dwelling on land to the east of Mill Road.

The application site is located outside of any defined Settlement Boundary and currently forms an
area of grassed paddock.  The site is bounded to the west by Mill Road, to the north by the
access track providing access to the existing stable block and agricultural building to the north
east, and beyond open land, to the east by open agricultural land and to the south by further open
land.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

No relevant site history

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

CASE OFFICER: Heather Byrne

No
 EIA REQUIRED

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

 REASON FOR COMMITTEE CONSIDERATION
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MATTISHALL PARISH COUNCIL

NORFOLK COUNTY COUNCIL HIGHWAYS

CONTAMINATED LAND OFFICER

ENVIRONMENTAL HEALTH OFFICERS

ECOLOGICAL AND BIODIVERSITY CONSULTANT

Object to the application and would request more detail about the construction / materials as
other development approved along Mill Road has been environmentally friendly.

On the basis that the dwelling is required in connection with the equestrian use of the adjacent
land this Authority would not wish to raise a highway objection subject to the imposition of a
condition relating to details being provided regarding visibility splays, access arrangements,
parking provision and turning areas.

Recommend approval providing the development proceeds in line with the application details and
subject to the imposition of conditions relating to precautionary gas protection measures,
unexpected contaminations and an informative relating to extensions to alleviate environmental
concerns.

Recommend approval providing the development proceeds in line with the application details and
subject to the imposition of a condition relating to surface water and foul water disposal to
alleviate environmental concerns.

It is considered unlikely that the proposals would negatively impact protected species or habitats
given the small scale nature of the works and its location; however request the imposition of
conditions.

 CONSULTATIONS

SS1
CP.10
CP.11
CP.14
DC.01
DC.02
DC.16
DC.19
NPPF
NPPG

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

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

ANGLIAN WATER SERVICE -  No Comments Received 
NORFOLK RIVERS INTERNAL DRAINAGE BOARD -  No Comments Received 

Not applicable

 CIL / OBLIGATIONS
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Local representations were received stating the following:

-  Safety of valuable horses on the site is of importance for their welfare and security;
-  Would reduce traffic to and from the site;
-  Would benefit their own rural business;
-  Would help address housing shortfall; and
-  Should be viewed as infill development.

 REPRESENTATIONS

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

2.0 Principle of development

2.1  This application seeks outline planning consent with all matters reserved for the erection of a
detached four bedroom two storey dwelling on land to the east of Mill Road.

2.2  The application site lies outside of any defined Settlement Boundary and 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 4.73 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.  

2.3  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.

2.4  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.

2.5  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

 ASSESSMENT NOTES
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unless their use can be supported by robust evidence.   

2.6  In terms of economic and social criteria, the proposal would provide one residential dwelling
for market sale, which would make a positive, albeit very small 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. 
 

2.7  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
as a local service centre village through Policy SS1 of the adopted Breckland Core Strategy;
however, the application site is located approximately 350m from the Settlement Boundary. The
centre of Mattishall which contains a church, public house and shops is located approximately
1,450m from the application site with a further shop located 750m away from the site.  It is noted
however, currently there is no continuous footpath that would link the site to these facilities within
Mattishall.  The nearest town that offers services that has the potential to meet all everyday
needs, including shopping and employment, is Dereham, which is located approximately seven
miles away from the site. 

2.8  In terms of public transport, the site is approximately 750m from bus stops located along
Dereham Road, which provides a hourly service between Swanton Morley and Norwich Monday
to Saturday.  However, as highlighted above, there is no continuous footpath linking the site to
this bus stop.  In this respect the proposed scheme would not represent an accessible form of
development and would result in a high reliance upon the private vehicle.  

2.9  In light of the above, it is considered the proposal is remote from the services and facilities
contained within Mattishall with a lack of pedestrian access to these and would result in a high
reliance on the private car.  Therefore the proposal is inconsistent with the social and
environmental dimensions of sustainable development.  This consideration weighs against the
proposal.

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, build 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  The proposal would represent a significant change in the nature and appearance of the land
to which the application relates and the assessment to be made is whether the impact on the land
would be significantly harmful to the local area. 
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3.3  The application site comprises open land, which is used for horse grazing, with an existing
stable block located to the east and an agricultural building, (previously used for dog breeding,
but retrospective planning permission was refused), to the north east and beyond this further
open land within the applicants ownership.  The existing stable block was granted permission
under reference 3PL/2006/0030/F, for two stables.  The site frontage forms part of a larger open
frontage along Mill Road of approximately 100m, with the application occupying one quarter of
this.  The immediate locality of the site is characterised by sporadic development surrounded by
open agricultural fields and agricultural buildings, which are common features in rural areas.
Given the above factors it is considered the site lies beyond the built up part of Mattishall and its
open nature contributes to the rural setting in this location. 

3.4  As highlighted above the site is an area of open land currently and it is considered the
proposed dwelling would appear prominent and uncharacteristic within this rural location
characterised by sporadic development and would have a harmful urbanising effect appearing
incongruous in this rural setting.  Whilst it is noted that there is further existing sporadic
residential development within the surrounding area, it is considered further dwellings within this
location would result in an undesirable consolidation of development resulting in an unwarranted
intrusion into the rural setting to the detriment of the character and visual amenities of the area. 

3.5  It is considered that the development of the site would result in encroachment of
development into the countryside that would detract from its intrinsic open character and would
erode the rural character of this location through the introduction of further built development in
the surrounding landscape.  The proposal would therefore be contrary to Policies DC01 and
DC16 of the Core Strategy.

3.6  It is noted the application states the dwelling is needed for the security and well being of
horses; however a permanent dwelling linked to the keeping / enjoyment of horses is not
agriculture and that whilst the protection of animals may contribute on animal welfare grounds to
a case demonstrating a need for a dwelling it is not in itself sufficient to justify a permanent
dwelling in this location.  The applicant has an existing stable, (containing two stables), to the
east of the site and whilst it is noted the block plans highlighted the larger building also being a
barn and stables it should be noted this does not have consent to be used for stables.  

4.0  Impact upon amenity

4.1  In terms of neighbour amenity the detailed implications would be considered at the detailed
planning stage should outline permission be granted.  However, it is considered due to the
relative spaciousness of the site and the degree of separation from neighbouring dwellings, that
an appropriately positioned and designed scheme could be provided, that would not result in
overlooking, loss of light, privacy, overshadowing or a dominant form of development.
Considering these factors the proposal is in accordance with Policy DC01 of the Core Strategy.

5.0 Highway safety impact

5.1  The Highways Authority stated on the basis that the dwelling is required in connection with
the equestrian use of the adjacent land they would not wish to raise a highway objection subject
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to the imposition of a condition relating to details being provided regarding visibility splays, access
arrangements, parking provision and turning areas.

6.0  Other matters

6.1  The Contaminated Land Officer recommends approval providing the development proceeds
in line with the application details and subject to the imposition of conditions relating to
precautionary gas protection measures, unexpected contaminations, and an informative relating
to extensions to alleviate environmental concerns.

6.2  The Environmental Health Officer recommends approval providing the development
proceeds in line with the application details and subject to the imposition of a condition relating to
surface water and foul water disposal to alleviate environmental concerns.

6.3  The Ecological and Biodiversity Consultant states it is considered unlikely that the proposals
would negatively impact protected species or habitats given the small scale nature of the works
and its location; however request the imposition of conditions.  If approved a condition would be
imposed relating to external lighting and a note would be attached drawing the applicants
attention to the further comments providing relating to the installation of a bat or bird box and
planting. 

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 conclusion, whilst it is noted that the proposed development would provide some benefits
in terms of providing a very small contribution towards the five year housing land supply shortage
and the local economy through its construction, it is considered these benefits would be
outweighed by the demonstrable harm this proposal would cause in regards to sustainability and
the impact upon character and appearance of the area.  As such refusal of the application is
recommended.

8.0  Reasons for refusal

8.1  The site is located outside of any defined Settlement Boundary within a rural location which is
remote from services and facilities, which, coupled with a poor pedestrian environment for access
to services, would result in an isolated development and an over reliance on the private car.
Although the proposal would make a very modest contribution towards housing land supply, when
weighing up the planning considerations there are insufficient merits to justify overriding the
demonstrable harm this proposal would cause.  As such the proposal would not represent
sustainable development and be contrary to Paragraphs 7, 8, 47, 49 and 55 of the National
Planning Policy Framework.
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Refusal of Outline Planning Permission RECOMMENDATION

 REASON(S) FOR REFUSAL

8.2  The erection of a dwellings on this site would result in an undesirable consolidation of the
existing sporadic development resulting in an unwarranted intrusion into the rural setting and
giving the site a built up appearance detracting from the open rural character of the area
generally to the detriment of the character and visual amenities of the area.  The proposal is
therefore contrary to Policies DC01 and DC16 of the Breckland Core Strategy and paragraphs
17, 55 and 58 of the National Planning Policy Framework (NPPF).

9900
9900

2002
2009

Unsustainable development
Consolidation of sporadic development -
character
Application Refused - No Way Forward
Criterion E - Planning Apps Where Refused
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5

HARLING
Land at Fen Lane

Mr Allan Lynn
2 Old Dairy Mews East Harling

Hunter Architects & Planners
3 Navigation Road Altrincham

Erection of detached house, with associated access, landscaping and servicing 

Full

3PL/2016/0872/F

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA:

TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle of development
Impact upon character and appearance of area
Impact upon amenity
Impact upon highway safety

 KEY ISSUES

This application seeks consent for the erection of a detached two storey dwelling with associated
access and landscaping on land to the west of Fen Lane.  The proposed dwelling would be
constructed of red pan tiles for the main roof and slate for the garage extension, bricks for the
front and side elevations, black cladding to the rear and flint cladding to the projecting gables.

The application site is located outside of any defined Settlement Boundary and currently forms a
grassed area to the west of Fen Lane.  The application site is bounded to the north by a
residential dwelling, to the east by the highway and beyond a dwelling, to the south by further
residential dwellings and to the west by open land also within the applicants ownership.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

No relevant site history

 RELEVANT SITE HISTORY

CASE OFFICER: Heather Byrne

No
 EIA REQUIRED

The application is referred to Planning Committee as it is contrary to Policy DC02 and CP14 of
the Breckland Core Strategy 2009.

 REASON FOR COMMITTEE CONSIDERATION
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 POLICY CONSIDERATIONS

14 representations have been received stating the following:

 REPRESENTATIONS

TREE AND COUNTRYSIDE CONSULTANT

HARLING PARISH COUNCIL

CONTAMINATED LAND OFFICER

ECOLOGICAL AND BIODIVERSITY CONSULTANT

NORFOLK COUNTY COUNCIL HIGHWAYS

Operations on site shall take place in complete accordance with the approved Arboricultural
Impact Assessment, (AIA), Tree Protection Plan, (TPP) and Arboricultural Method Statement,
(AMS), supplied by Greenlight, dated 23rd June 2016.

No objections.

Recommend the imposition of a condition relating to ground gas and informatives relating to gas
protection measures and future extensions / alterations.

The mitigation and enhancement measures detailed in Section 8 of the Preliminary Ecological
Appraisal, (Greenlight Environmental Consultancy, 23 June 16), should be included as planning
conditions including those for the habitats, bats, birds, reptiles and other animals.

Previously raised concerns regarding development along Fen Lane because of the severely
substandard level of visibility at the junction of Fen Lane with Quidenham Road; however, if the
application is to be recommended for approval a condition should be imposed relating to access
and parking and an informative relating to the public right of way.

 CONSULTATIONS

SS1
CP.14
DC.01
DC.02
DC.12
DC.16
DC.19
NPPF
NPPG

Spatial Strategy
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Trees and Landscape
Design
Parking Provision
National Planning Policy Framework
National Planning Practice Guidance

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

Not Applicable

 CIL / OBLIGATIONS
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-  Object as Fen Lane is a designated foot path and would result in an increase in wear and tear;
-  Object as the junction of Fen Lane is hazardous due to lack of visibility;
-  It would be out of character with surrounding properties;
-  Would overlook neighbours;
-  Support as the proposal would enhance the area;
-  Is of a modern, contemporary, eco construction; and
-  The lane contains a mix of properties and would be in keeping.

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

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 4.73 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

 ASSESSMENT NOTES
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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, 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.  Harling is identified as
a Service Centre Village through Policy SS1 of the adopted Breckland Core Strategy with
services including a village hall, church, pharmacy, convenience store, butchers, doctor's surgery,
post office, hairdressers, various takeaway restaurants and a primary school.  The nearest town
that offers services that has the potential to meet all everyday needs, including shopping,
employment and education is Attleborough, which is located six miles to the north of Harling.  

2.7  In regards to public transport Harling is connected to Attleborough with a single bus service
at 12:24 on a Saturday.  The 'Flexibus' service operated by Norfolk County Council is an
additional public transport option which offers a 'ring and ride' service that follows a route set by
pre-booked requests and which can pick up and drop off a pre-determined locations.  This
service operates Monday to Friday 9am - 4.30pm only.  The bus stop nearest to the site is
located opposite the Market Place, approximately 450m from the site.  It is noted that The Street
has a public footpath that connects the bottom of Fen Lane to the bus stops but also to the
services within Harling Village.    

2.8  The bus services linking the site to Attleborough's local amenities are poor and would provide
little alternative to the car; however, considering the range of services and facilities available
within Harling itself, the proposal, on balance, would be consistent with the social and
environmental dimensions of sustainable development.  These considerations weigh in favour of
the proposal.  

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  The application site is located on Fen Lane approximately 50m from the Harling Settlement
Boundary to the south. Fen Lane is a single lane track characterised by agricultural land and
sporadic clusters of residential development.  The site is bounded by residential development
immediately to the north and east and 50m to the south within the Settlement Boundary.  The
boundaries to the site, apart from the western boundary which is currently open with trees and
hedging further west, are subject to trees and hedging providing screening to the site with the
main views into the site being from the proposed access to the south east corner and to the north
east corner of the site adjoining The Cottage. 
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3.3  Although outside of the defined Settlement Boundary, given the fact the site is adjacent to
existing residential properties it would appear as infill development, would not intrude into the
open countryside and would not be isolated. 

3.4  In terms of design and scale, concerns were initially raised regarding the scale of the
dwelling, which coupled with the proposed design and range of materials, would have resulted in
a disproportionate dwelling out of keeping with development along Fen Lane.  The scheme has
been reduced in height with the proposed range of materials reduced and in particular the main
roof material altered to clay pantiles to produce a property more in keeping with the scale and
form of surrounding properties.  It is noted that Fen Lane is characterised by a range of styles
and scales of properties and therefore it is considered the proposals more contemporary design
is appropriate in this instance and would not be out of character with development in the
surrounding area. 

3.5  In terms of materials, the proposal would be constructed of clay pantiles for the main roof
and slate for the garage element, with brick to the front and side elevations and black cladding to
the rear, with elements of flint cladding, which is considered acceptable within this context along
Fen Lane for the reasons highlighted above.  No specific details have been provided and
therefore if approved a condition would be imposed for precise details to be agreed to ensure the
proposal is in keeping with the surrounding character of the area.

4.0 Impact upon amenity

4.1  It is considered due to the spaciousness of the plot, the degree of separation from
neighbouring dwellings, and existing / proposed boundary treatments that the proposal would not
impact significantly upon amenity in terms of loss of light, privacy, overlooking or by being
overbearing and therefore is considered acceptable.

4.2  Two first floor windows are proposed on the side elevations; however these are to serve en-
suites and would be obscure glazed and therefore are deemed acceptable and would not impact
upon amenity amenity.  A rear first floor balcony is proposed, which would have glazed elements
to the sides; however given its location in relation to neighbouring properties and separation
distances it is considered this would not impact significantly upon neighbour amenity. 

4.3  If approved a condition would also be imposed relating to landscaping detailing to be agreed,
in particular to the northern boundary to provide additional screening between the proposal and
the adjacent dwelling as elements of this boundary are currently relatively open.

5.0  Impact upon highway safety

5.1  The Highway Authority states concerns have been previously raised regarding development
along Fen Lane, because of the severely substandard level of visibility at the junction of Fen Lane
with Quidenham Road; however, if the application is to be recommended for approval a condition
should be imposed relating to access and parking and an informative relating to the public right of
way.
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Planning Permission RECOMMENDATION

 CONDITIONS

5.2  Whilst it is noted the access to Fen Lane has severely substandard visibility, given the fact a
dwelling has been approved to the north of the site along Fen Lane and the proposal is for a
single dwelling, that the addition of a single dwelling would not impact significantly upon highway
safety.

6.0 Other matters

6.1 The Tree consultant states operations on site shall take place in complete accordance with
the approved Arboricultural Impact Assessment, (AIA), Tree Protection Plan, (TPP) and
Arboricultural Method Statement, (AMS), supplied by Greenlight, dated 23rd June 2016.

6.2  The Contaminated land officer recommends the imposition of a condition relating to ground
gas and informatives relating to gas protection measures and future extensions / alterations.

6.3  The Ecological and Biodiversity consultant states the mitigation and enhancement measures
detailed in Section 8 of the Preliminary Ecological Appraisal, (Greenlight Environmental
Consultancy, 23 June 16), should be included as planning conditions including those for the
habitats, bats, birds, reptiles and other animals.

7.0 Conclusion

7.1  In conclusion, it is considered that, on balance, the proposal would constitute a sustainable
form of development as defined in paragraph 7 of the NPPF, which would help to support the
local rural community, would not compromise local amenity and would not adversely impact upon
the character and built form of the surrounding area.

7.2  Approval is recommended subject to conditions.

3006
3047
3920
3920
3920
HA24

3994
3923

Full Permission Time Limit (2 years)
In accordance with submitted
Tree condition
Ground gas condition
Ecology mitigation measures
Provision of parking and servicing - when
shown on plan
Note - contaminated land
Note - Contaminated Land Informative
(Extensions)
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3104

MT04

3402

3408

External materials to be approved

Clay pantiles

Boundary screening to be agreed

Landscaping - details and implementation

This condition will require to be discharged

This condition will require to be discharged

This condition will require to be discharged

This condition will require to be discharged

3994
3994

Note - Protected Species
Note - highways public right of way
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HARDINGHAM
Ketts Cottage
Low Street

Mr Roy Dunthorne
KETTS COTTAGE LOW STREET

Clayland Architects
The Glass House Lynford Gardens

Erection of 6 dwellings with associated acces and open space 

Full

3PL/2016/0946/F

N

Adjacent Grade 2

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA:

TPO:

LB GRADE:

 

 RECOMMENDATION : REFUSAL 

Principle of development outside the settlement boundary
Character and appearance
Impact on setting of adjacent curtilage Listed building
Affordable housing
Highway access
Residential Amenity

 KEY ISSUES

The application proposes the erection of 6 houses. Plots 1 & 6 would be 4 bedroom detached
dwellings, plots 4 & 5 would be a pair of semi detached 3 bedroom dwellings and plots 2 & 3
would be a pair of semi-detached 2 & 3 bedroom affordable houses.

The development would be served by a single point of access off low street which would provide
access and parking to the existing Anglian Water pumping station.

The site is located approximately 1 mile to the north of the village of Hardingham, 4.5 miles to the
north west of Wymondham and 5 miles to the south east of Dereham.  The land comprises an
open field formerly used as a paddock and adjoins a two storey property known as Ketts Cottage,
which is in the same ownership.  The site has a field access to the B1135 to the north beyond
which are four properties that form part of a small group of properties.  To the south beyond the
existing hedgerows froming the rear boundary of the site is open countryside.  To the west of the
site is a Grade II listed lodge building within the setting of Hardingham Grove, (also Grade II
listed).

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Viv Bebbington

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

 REASON FOR COMMITTEE CONSIDERATION



BRECKLAND COUNCIL - PLANNING COMMITTEE - 17th October 2016

DC131_new2016

The site is located within the open countryside outside of any settlement boundary.

3PL/2015/1046/F - Erection of 6 detached houses and associated works - Withdrawn

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

HARDINGHAM P C

NORFOLK COUNTY COUNCIL HIGHWAYS

Objection.

Traffic and danger of the road - increase in traffic movements onto fast moving traffic.
Outside Settlement Boundary - limited services - unsustainable development
Bus service and heritage railway has more limited service than stated.

Objection.

The site is remote from schooling, shopping , local services, employment opportunities and public
transport provision which precludes any realistic opportunity of encouraging a modal shift away
from the use of a private car.  The NPPF not only supports the need for 'safe and suitable access
for all people', but also encourages the importance of being able to make everyday journeys
without reliance on the car.  It is reasonable to assume residents of family homes such as these

 CONSULTATIONS

CP.01
CP.11
CP.14
DC.01
DC.02
DC.13
DC.16
DC.17
LBC
NPPF

Housing
Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Flood Risk
Design
Historic Environment
Planning(Listed Building & Conservation Areas) Act 1990
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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The following is a summary of representations received

 
18 Letters of objection from local residents.

-  outside settlement boundary in open countryside
-  not infill development
-  out of scale with hamlet - substantial development
-  loss of rural outlook
-  No details for maintenance of wildlife area/ open space
-  Highway safety - dangerous access on fast bend, speed limit ignored
-  increase in traffic
-  Inappropriate design
-  Impact on setting of Grove Lodge
-  Lack of facilities/ services - no footpath, shops, school, pubs, and limited bus service
-  loss of outlook
-  surface water flooding

 REPRESENTATIONS

CONTAMINATED LAND OFFICER

HISTORIC BUILDINGS CONSULTANT

RAMBLERS ASSOCIATION:  NORFOLK AREA

HOUSING ENABLING OFFICER

would need to access services such as schooling and employment on a daily basis.  In this
instance the significant distance between the site and essential services, together with very
limited local transport connections would render residents of the properties reliant on the use of
the private car.

The proposed access and visibility splays are acceptable and would not result in conditions which
would be detrimental to highway safety.

No objection subject to condition regarding unexpected contamination.

The current proposal impacts on the setting of the Lodge to a lesser extent than the previous
application, due to the extent of separation between it and the proposed development. Views
from the east are improved and views from the west will be improved if soft landscaping is
maintained as per the indication on the site plan. Consequently, whilst the setting of the Lodge is
still affected, and although this has not been addressed fully by the application submission, it is to
a lesser extent than that that would result from the previous proposal. The development proposal
would therefore in my opinion lead to less than substantial harm to the significance of the
collective heritage asset, and, in accordance with paragraph 134 of the NPPF, this harm should
be weighed against the public benefits of the proposal

No objection, providing Hardingham FP2, which runs along the southern boundary of the site and
Hardingham FP3, which runs along the western boundary, are kept open throughout any works
and any damage to them is repaired without delay.

Following the recent change in thresholds by the government, affordable housing is no longer
required on sites of 10 or fewer units if the GIA is below 1,000m2.  However if the applicant
wishes to provide two units voluntarily, then this contribution to Breckland's housing need would
be welcomed.

ENVIRONMENT AGENCY -  No Comments Received 
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-  loss of privacy
-  loss of wildlife
-  supporters not local residents

16 Letters of support

-  Need for affordable and open market housing 
-  close to A47 and A11 and market town and neighbouring villages with services
-  support future reduction in speed limit
-  infill development

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

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 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.  

2.3  Paragraphs 47 and 49 of the National Planning Policy Framework, (NPPF), state that where
an authority does not have an up to date five year housing land supply, (at present the District
figure is 4.73 years), the relevant local policies for the supply of housing as referred to above
should not be considered up-to-date and that housing applications should be considered in the
context of the presumption in favour of sustainable development.

3.0 Principle of development  

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

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

 ASSESSMENT NOTES
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   and historic environment.  

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.  

3.2  The social role of sustainable development seeks to ensure, amongst other matters, the
creation of a high quality built environment with accessible local services.  The site is remotely
located from Local Service Centre Villages and one mile to the north of Hardingham village itself.
The nearest facility to the site is St George Church in Hardingham, approximately 20 minutes
walk away. Hardingham also has a Community centre.  The site is on the route of the Konect Bus
17 between Bradenham and Dereham, however, the nearest bus stop is over one mile away in
Hardingham village.  It also operates on Tuesdays and Fridays only. The nearest school is in
Garvestone, 1.5 miles away. there are shops and facilities in Hingham, (3 miles) and
Wymondham, (6 miles). Occupants of any new dwelling would be almost totally reliant on the car
to undertake shopping trips for their daily needs and to access services and facilities. 

3.3 Paragraph 55 of the NPPR states that in rural areas, housing should be located where it will
enhance or maintain the vitality of rural communities and new isolated homes in the countryside
should be avoided, unless special circumstances apply.  None of the special circumstances apply
to the proposal.  Whilst not remote from other houses in Low Street, the proposal would never the
less result in the development of new dwellings in the countryside that would be isolated from
services.  The proposal would not, therefore, enhance or maintain the vitality of rural
communities.

3.4  In conclusion, the site performs poorly in terms of its proximity to local services and public
transport connections and is not located in a sustainable location.  This weighs against the
proposal.

3.5  The proposal would make a positive, albeit modest, contribution towards the provision of
housing in the area, and its construction would provide some short term economic benefits.  With
regard to availability and deliverability, the site is within the applicant's ownership and available
now, making the development deliverable within 5 years to meet the housing shortfall.  If the
application were to be approved, it would be appropriate for time limits to be reduced and this
would be in accordance with other applications in Breckland approved under the five year supply.
The proposal could support the economic dimension to sustainable development, albeit in a very
modest way.  These considerations weigh in favour of the proposal, albeit in a limited way.  

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.  A site needs to be acceptable in terms of highway access,
impact on the setting of a listed buildings, impact on highway infrastructure, landscape character
and ecological impact.  These issues are considered later in this report.
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4.0 Character and Appearance

4.1  The environmental role of sustainable development seeks to, in part, contribute to protecting
and enhancing the natural, built and historic environment.  Consideration of a 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, as is design.  Core Strategy Policy CP11
says, amongst other things, that the countryside will be protected for its intrinsic beauty and rural
character.  Although outside of a settlement boundary, the site lies adjacent to an established
small group of dwellings.  The proposed development would be on established paddock land,
close to a curtilage listed building, (a lodge to Hardingham Grove), with open coutryside beyond
to the south. The site contributes to the rural character of the area and the setting of the listed
building.  The proposal would extend the linear residential development into the countryside and
result in a significant change in appearance of the site.  A development of six detached and semi-
detached dwellings served off a cul-de-sac would be suburban in character and consolidate the
built form which together with the domestic curtilages would be at odds with the immediate rural
landscape and character of the surrounding development, having regard to Policy CP11.although
it is ackowledged that the development would have limited impact on the wider landscape setting.

4.2  Notwithstanding that individually the dwellings exhibit good design qualities having regard to
the local vernacular, the development as a whole would jar with the existing character of the area,
contrary to Core Strategy Policy DC16 and the NPPF.

5.0 Setting of Listed building

5.1  Hardingham Grove is Grade II listed and lies to the West of the site separated from the
application site both visually and physically.  However, the Lodge House which adjoins Low Street
and adjacent to the site is considered as being Listed within the curtlilage of Hardingham Grove
and shares views to the east with the application site.
 

5.2  Although the heritage statement  does not assess the impact of the development on the
setting of the Lodge, it deals with the wider street scene impact. The Lodge is a very attractive
small half timbered, (bracketed and over sailing), house with cruciform windows inset with
lozenge tracery.  The roof of the house has fish tailed pintiles, decorative finial ridge tiles and
expressed decorative chimney stacks.  The building is predominantly seen against a backdrop of
open fields and trees when approaching from the east and west on Low Street.  The application
site contributes to this setting.

5.3  A development of 6 dwellings by virtue of its scale and siting would change this setting.  The
revised application sets the development back from the highway in a crescent  and provides for
an area of open space in front of the proposed dwellings, thereby maintaining views of the listed
building from the east and the west and reducing the impact on its setting.  

5.4  However, the setting would still be affected by the development, and whilst the harm caused
would be less than substantial, the significance of the listed building would nonetheless be
materially diminished by the resulting loss of openness.  As noted above, the site is an important
gap in the street scene which positively contributes as a whole to the open and rural setting of the
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listed building. Its development for housing would compromise unacceptably this open setting. 
 

5.5  In accordance with paragraph 134 of the NPPF, the harm to the setting of the adjacent listed
building must be weighed against the public benefit of the proposal.  In this case the proposal
would provide public benefits through the provision of new housing, including affordable houses.
However, given the small scale of the proposal, this benefit would be very modest and so weighs
in favour of the scheme to only a limited extent.  Given that NPPF paragraph 132 indicates that
great weight should be placed on the conservation of designated heritage assets, it is considered
that the benefits of the proposal would not outweigh the harm that would be caused to the
significance of the adjacent listed building.  

6.0 Affordable housing

6.1  Although the proposal falls below the required threshold for affordable housing two units
have been offered as affordable houses by the applicant.   The proposal does not provide any
details or mechanism as to how the affordable housing would be achieved and this would need to
be secured.

7.0 Highway Safety

7.1  The proposed development would be served by a single point of access on to the B1135. A
private drive would serve the proposed dwellings and  enable vehicles to access the Anglian
Water pumping station more easily via the road way within the site.  Each of the dwellings would
have access to adequate on site parking provision.  With regards to traffic generation, the
proposal would result in additional vehicular traffic in the immediate surrounding highway
network.  The concerns raised by the surrounding residents and the Parish Council are noted.

7.2  The Highway Authority has reviewed the Technical Highway Appraisal submitted in support
of the application and are satisfied that the proposed access and visibility splays are acceptable
and the proposal would not result in conditions which would be detrimental to highway safety.

7.3  The Highway Authority has raised an objection to the proposal on the grounds of transport
sustainability.  There are no services or facilities within Low Street and few services within the
village of Hardingham, which is approximately 2 km from the site.  The future occupants would be
reliant on the private car in order to access essential needs.

7.4 Advice in the NPPF supports the need for "safe and suitable access... for all people" and
encourages the importance of being able to make everyday journeys without reliance on
travelling by car.  This is echoed by Policy 5 of Norfolk's 3rd Local Transport Plan (Connecting
Norfolk) which states 'new growth should be well located and connected to existing facilities so as
to minimise the need to travel and reduce reliance on the private car.'

7.5 The significant distance between the site and essential services, together with a lack of
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available local transport connections, will render residents of the properties reliant on the
use of the private car and will preclude any realistic opportunity of encouraging a modal
shift to another, more sustainable, form of transport.

8.0 Residential Amenity

8.1  The layout demonstrates that the proposal could be accommodated on the application site
and provide adequate amenity space and parking provision.  There is an adequate degree of
separation between the proposed and existing dwellings to ensure that there will be no
unreasonable impacts on the amenities of neighbouring occupants from loss of privacy and any
overbearing impact.  As such the proposal responds positively to Policy DC01. 
 

9.0 Other issues

9.1  Ecology - The applicant has submitted the same Ecological Report as the previous
application,(3PL/2015/1046/F) and therefore has not addressed the concerns raised regarding
the likelihood of Great Crested Newts in the nearby ponds.  The Ecologist has recommended an
assessment of the ponds should be undertaken taken prior to the determination of the
application.  The ecologist has also recommended further conditions in respect of mitigation and
enhancement as outlined in the Ecological Report. 

9.2 Trees - The site is surrounded by hedgerows.  The central area of the site is free from trees
and the proposed dwellings are sufficient distance from the exiting trees outside the site
boundary to the west of the site.

9.3 Drainage and flood risk - The proposal is supported by a flood risk assessment and drainage
strategy report.  The report demonstrates that the proposed development would not increase
flood risk to the site, its occupants or the surrounding existing properties.

10. Conclusion

10.1  Whilst the development of the site could satisfy requirements of the NPPF in respect of the
economic role, having regard to its siting remote from services and facilities and lack of
opportunities for access to alternative means of transport to the private car to access employment
and shopping, it does not satisfy the social role.  The introduction of a cul de sac style
development would introduce an inappropriate pattern of development which is not in keeping
with the existing pattern of development.  Furthermore the proposal  would consolidate the
existing development which would result in a more suburban, built up appearance which is out of
keeping with the loose knit  development and rural character of the area.  Paragraph 8 of the
NPPF stresses that these roles should not be undertaken in isolation and a balanced assessment
is required.  

10.2  The proposal does not constitute sustainable development as set out at paragraph 7 of the
NPPF.  
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Refusal of Planning Permission RECOMMENDATION

 REASON(S) FOR REFUSAL

10.3  The site contributes to the rural character of the area and to a lesser extent the setting of
the listed building.  The development, by virtue of its scale and siting would change the overall
openness of the site as a whole and the contribution it currently makes to the street scene.

10.4  The application is therefore recommended for refusal for the reasons below:

The site is located outside of any defined Settlement Boundary within a rural area which is remote
from services and facilities, which, coupled with the lack of opportunities for access to alternative
means of transport to the private car, to access employment and shopping would result in an over
reliance on the private car.  The proposal does not satisfy the social role identified in Paragraph 7
of the National Planning Policy Framework

The proposal would result in the loss of an open area which positively contributes to the setting of
a listed building and rural character of the area and would amount to the consolidation of  the
existing loose knit rural development and would amount to a visually intrusive form of
development.  The proposal would not satisfy the environmental role identified in paragraph 7 of
the National Planning Policy Framework. 

The proposal does not accord with the requirements of Section 66  of the Town & Country
(Planning and Listed Buildings) Act 1990, which requires Local Planning Authorities to have
special regard to the desirability of preserving the building or its setting. 

Although the proposal would make a modest contribution towards affordable and open market
both housing supply and improve access to the pumping station, when weighing up the planning
considerations there are insufficient merits to justify overriding the demonstrable harm this
proposal would cause.  As such the proposal wold not represent sustainable development,
contrary to Paragraphs 7, 8, 34 ,47, 49 and 55 of the national Planning Policy Framework and
Policy 5 of the 3rd local Transport.
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ATTLEBOROUGH
Development Plot
Warrens Lane

Righetti
c/o Parker Planning Services Ltd 

Parker Planning Services Ltd
Dragonfly House St. James Place

Change of use from agricultural to burial site and outline for 8 dwellings 

Hybrid

3PL/2016/0486/H

N

N

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA:

TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle of Development and Deliverability
Impact on the landscape character and appearance of the area
Access & Highway Safety Implications
Amenity implications
Landscaping & Ecology
Drainage & flood risk
Heritage and archaeological implications
Other material considerations

 KEY ISSUES

This application is a hybrid planning application comprising two parts; with part 1 seeking outline
planning permission for residential development and part 2 seeking full permission for the
provision of a burial site and car park. 

Outline planning permission is sought for residential development on the southern part of the
application site extending to approximately 1.45 Hectares.  The application originally proposed 15
dwellings but has been amended during the application and now proposes eight dwellings.
Permission is sought for access with all other matters comprising appearance, landscaping, layout
and scale being reserved for consideration at a later date.  The proposed dwellings would also be
accessed along Warrens Lane. An indicative plan has been submitted showing the dwellings laid
out in a linear pattern running east to west along the southern boundary of the site.  The indicative
details show a mix of 3, 4 and 5 bedroom dwellings comprising six detached and two semi-
detached dwellings, including three self build plots.  An area of public open space is indicated
between the dwellings and burial site.

Full planning permission is sought for the use of 2.22 hectares of land for a burial site and

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Chris Hobson

This application is before committee as it represents a departure from the development plan.

 REASON FOR COMMITTEE CONSIDERATION
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creation of a car park on the northern part of the site.  The proposed car park would provide 16
no. parking spaces including two disabled spaces.  It is indicated that the burial site could
accommodate approximately 4000 burial plots providing burial site life of 114 years based on
current need.  It is proposed to access the burial site off Warrens Lane and undertake works to
widen the highway and provide a footpath along the southern side.

The application site comprises a rectangular field extending to approximately 3.67 Hectares of
Warrens Lane, Attleborough.  The site is located to the south east of the Ellingham Road,
(B1077), to the north of the town of Attleborough.  The site is located outside of but abutting the
settlement boundary of Attleborough  to the southeast.  Open agricultural fields border the site to
the south, east and west and Baconsthorpe Farm and two storey dwellings are located to the
north of the site.  Attleborough Lodge a grade II listed Building set in large mature landscaped
gardens is located to the northeast of the site.  The site is largely open with mature trees and
hedgerows limited to the field boundaries to the south east and west, and a small barn is located
towards the southeast corner of the site.  The site slopes downwards from north to south.

 SITE AND LOCATION

No relevant site history

 RELEVANT SITE HISTORY

Policy SS1 Spatial Strategy
Policy CP1 Housing  
Policy CP4 Infrastructure
Policy CP5 Developer Obligations
Policy CP6 Green Infrastructure
Policy CP10 Natural Environment
Policy CP11 Protection and Enhancement of the Landscape
Policy CP13 Accessibility
Policy CP14 Sustainable Rural Development
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
Policy DC18 Community facilities, recreation and leisure  
Policy DC19 Parking Provision    

 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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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.   

National Planning Practice Guidance (NPPG)

Attleborough Neighbourhood Plan

ATTLEBOROUGH TC

ENVIRONMENT AGENCY

HISTORIC ENVIRONMENT SERVICE

NORFOLK COUNTY COUNCIL HIGHWAYS

Support proposals.

No objections.

Flood Risk / Surface Water Drainage: Consult LLFA.

Contamination: The site is located above a Principal Aquifer.  However, we do not consider this
proposal to be High Risk.

Infiltration Sustainable Drainage Systems, (SuDS): The water environment is potentially
vulnerable and there is an increased potential for pollution 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.

Groundwater Protection: Cemeteries Operators of cemeteries should take appropriate measures
to manage their sites to ensure they do not cause an unacceptable risk to groundwater quality.
These measures are set out in our comments below.  The Local Planning Authority should
consider whether they wish to secure specific measures through appropriate planning conditions.

No objections. Based on the results of these surveys the proposed development will not have any
significant impact on the historic environment and we do not wish to make any recommendations
for conditions for any archaeological work.

Recommend application is refused for the following reasons: 

- The proposed development does not adequately provide off-site facilities for pedestrians /
people with disabilities, (those confined to a wheelchair or others with mobility difficulties), to link
with existing provision and / or local services.
-  The unclassified road serving the site is considered to be inadequate to serve the development
proposed, by reason of its restricted width / lack of passing provision / substandard construction /
restricted visibility at adjacent road junctions. The proposal, if permitted, would be likely to give
rise to conditions detrimental to highway safety.

 CONSULTATIONS

No obligations required given scale, nature and location of development and implications of the
CIL Regulations.

 CIL / OBLIGATIONS
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The application has been publicised by way of a press notice, notice erected at the application
site and letters sent to neighbouring properties.  The Council has received five representations
raising objections to the proposed development for the following reasons:

- Warrens Lane is not of sufficient width, of poor construction, has only 1 street light, has no
footpath or pavement and drainage and could not accommodate development.

 REPRESENTATIONS

FLOOD & WATER MANAGEMENT TEAM

ECOLOGICAL AND BIODIVERSITY CONSULTANT

ENVIRONMENTAL HEALTH OFFICERS

CONTAMINATED LAND OFFICER

NATURAL ENGLAND

P A BOND

-  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.

Case Officers Note: The scheme has subsequently been amended and updated comments from
the Highways Authority are awaited and will be reported to Planning Committee.  The traffic,
highway safety and access implications are discussed in detail elsewhere in this report.

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 5ha in size and
is not within a surface water flow path as defined by Environment Agency mapping.  The LPA
should satisfy itself that the applicant has demonstrated compliance with The National Planning
Policy Framework, (NPPF), paragraph 103 by ensuring that the proposal would not increase flood
risk elsewhere.  Written Ministerial Statement HCWS 161 by ensuring that Sustainable Drainage
Systems for the management of run-off are put in place.  The applicant should also demonstrate
how the proposal accords with national standards and relevant guidance.  Refer to standing
advice.

Further bat surveys are required prior to the determination of the application to provide
information to fully address material considerations in respect of protected species.  Mitigation
and compensation measures are detailed below for inclusion into landscape plans for submission
and / or to be included as planning conditions for any later permission. 

Case Officer note: The scheme has been amended and would now not require the removal of the
existing building / barn at the site and therefore existing habitats on site would be retained.

No objections, although concerns raised regarding the impact of noise during operation of burial
site.  Therefore recommend condition requiring submission and approval of a noise impact
assessment prior to the commencement of development.

Further information and site investigation requested regarding the potential impact on ground
gas, existing buildings on site.

No comments to make on the application.

Norfolk Fire and Rescue Service will require a hydrant to be installed on no less than a 90mm
main.  No objections subject to condition securing a hydrant on site.

NORFOLK RIVERS INTERNAL DRAINAGE BOARD -  No Comments Received 
ANGLIAN WATER SERVICE -  No Comments Received 
PRINCIPAL PLANNER MINERAL & WASTE POLICY -  No Comments Received 
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- Access on to Ellingham Road from Warrens Lane is dangerous with restricted visibility and
vehicles travelling at in excess of the speed limit, and history of previous road traffic incidents
along Ellingham Road. 
- Increase in vehicular traffic along Warrens Lane and conflict with pedestrians and other vehicles
will be detrimental to highway safety. 
- Change in character of Warrens Lane if improved.
- Other more appropriate access points.
- Attleborough has an adequate supply of housing land.
- Incongruous intrusion into the open landscape and result in the urbanisation of the countryside.
- The proposed housing would compromise future use and growth of cemetery.
- Inadequate utilities and services in the area.
- Harm caused to neighbours from noise and disturbance during construction.
- The site comprises good quality agricultural land.
- The site is not allocated for development or in the neighbourhood plan.
- Proposals would lead to further residential development.
- Increased vandalism. 

The Council has received one representation in support of the proposals.

1.0 This application is referred to Committee as the proposal includes residential development
and outside the settlement boundary.  
 
 
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 focusing
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 Attleborough in an area of open countryside to
the north of the town, (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.   
 
 
2.3  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 the
National Planning Policy Framework, would justify a departure from policy.    
 
 
2.4  The proposals for the burial site would use the majority of the site and given the open
character and nature of the proposed use and the advantage of sites being located within and
around the main towns and settlements in the District, it is considered that the proposed site is

 ASSESSMENT NOTES
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located in a suitable and accessible location to Attleborough.  The applicant states that the
intended operator of the burial site is Attleborough Town Council which has identified a need for
burial sites in the town sufficient to address demand for approximately 100 years or respective
burial space of approximately 10 hectares.  The proposals would seek to address this local need,
and from the supporting information submitted it is understood that the Town Council has
encountered difficulties in identifying a suitable, deliverable and available burial site with those at
Kingswood Road, Stockingford, Stanley Road, Abbey Green and Marston Lane, Bedworth not
being taken forward due to not being suitable. Having regard to the above, it is considered that
the principle of the proposed burial use would be acceptable. 

2.5  With regards to the proposed residential development, 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 4.73 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  Attleborough is identified in the Core Strategy 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.  The proposals include provision of a footpath along
Warrens Lane to link the site to existing footpath provision along Ellingham Road with
Attleborough Town Centre approximately half a mile to the south along Queens Road.  In these
terms, the application site is considered to be a sustainable location for some new residential
development.  

 
2.8  Although outside the defined settlement boundary, the proposed residential development
would adjoin the settlement boundary which runs along Warrens Lane to the southeast of the
site.  The dwellings would be adjacent to inter and post-war residential dwellings to the south and
east.  The proposal would therefore be closely related to the built form of the town that extends
out northwards past the A11 and would not result in an isolated development in the countryside.
The residential use would also be compatible with the residential uses to the south east and as a
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result of being set down from the Ellingham Road, (B1077), when viewed from the north and
northeast the proposed dwellings would be seen within the backdrop of the built form and
settlement of Attleborough and the A11 beyond.  The proposed residential development would
therefore form a short and slender continuation of the built form along Warrens Lane and 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 eight dwellings would provide a modest contribution towards the provision
of housing land in the District, which weighs in favour of the proposal.  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.  Whilst
the application for the residential part of the development is submitted in outline, the applicant
own the site and there is nothing to suggest that there are any technical constraints which would
prevent the development coming forward in the short term.  In order 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 site sits on in open undulating land on the northern edge of the town of Attleborough with
the A11 carriageway to the south and open countryside and sporadic farmsteads to the north and
east.  The Council's Landscape Character Assessment Settlement, (2007), indicates that the site
is within River Thet Tributary Farmland Character Area, (B3), where  important development
considerations include; the need to ensure new developments reflect the existing material and
stylistic vernacular within settlements, the preservation of separate settlements, closely monitor
settlement edges and resisting an urbanising influence on the rural landscape and conserving
small scale rural road patterns.
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3.3  The majority of the site would remain open in character being used solely as a burial site with
no associated  buildings and an open parking area located adjacent to existing mature
vegetation.  However, the proposed residential development of eight dwellings would extend the
built up area of the town eastwards along Warrens Lane and the appearance of the southern part
of the site would clearly change from open agricultural land to a small residential street.  The
open aspect of a small number of neighbouring dwellings to the east and footpath immediately to
the south would be partially eroded.  However, this effect would be localised and could be
mitigated to an extent by infill tree planting along the southern and eastern boundaries to be
secured by condition and inclusion in reserved matters applications.  

3.4  With regards to the wider landscape impact the proposed development would be visible from
Ellingham Road to the north, but being set down from the road would not appear overly prominent
and would be seen adjacent to the existing residential properties to the east and within the back
drop of the dominant A11 carriageway and the main built form of the town of Attleborough beyond
to the south.  The scheme would abut existing post-war residential development and be seen as
a short extension of the existing linear form along Warrens Lane.  Consequently, the proposal
would not appear as a significant intrusion into the wider open countryside.    

 
3.5  With respect to scale, whilst this matter is reserved for a later date, it is noted that there are a
mixture of dwelling heights, forms and styles in the wider locality and the indicative proposals of
two storey in height would continue the prevalent scale and height and would not appear out of
place within the surrounding area. 
 
 
3.6  The overall density proposed would not be high and the amended indicative layout proposed
is considered to be well-conceived with a clearly defined  street continuing the existing line of
dwellings along Warrens Lane and punctuated at its end.  The appropriate landscaping of the
area of open space and the southern boundary of the site to be determined  within reserved
matters applications would ensure the proposals would ameliorate into the open landscape of the
burial site and countryside to the north and not compromise or detract from the existing public
right of way to the south. 
 
 
3.7  It is considered therefore, that the proposal would not give rise to significant harm to the
character and openness of the surrounding landscape and the open countryside.  Therefore, 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 



BRECKLAND COUNCIL - PLANNING COMMITTEE - 17th October 2016

DC131_new2016

   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  The proposed development would provide access for eight additional dwellings and a burial
site off Warrens Lane then via the Ellingham Road, (B1077), to the east.  With regards to traffic
generation, given the number of dwellings proposed and the provision of a burial site, the
proposals will inevitably result in additional vehicular traffic on the immediate surrounding highway
network.  The concerns raised by surrounding residents with respect to existing infrastructure, the
access from Warrens Lane on to Ellingham Road and the implications of additional traffic on the
network are noted. 

4.3  With regards to the proposed residential development each of the eight dwellings would have
access to adequate on site parking provision, and it is not envisaged that the number of dwellings
proposed would give rise to sufficient traffic movements to compromise the surrounding highway
network.  With regards to the proposed burial site, it is noted that the proposals do not include the
provision of a chapel or associated buildings and the site would solely be use for the burial
ceremony itself with only one burial ceremony would take place at a time.  In addition, given the
nature of the associated traffic speeds, the irregular periods of use it is not considered that the
proposals together would give rise to severe cumulative impacts on the surrounding highway
network. 

 
4.4  Following objections raised by the Highways Authority amendments have been made to the
proposed scheme including the reduction from 15 to 8 dwellings and movement of  burial site
access and car park to the eastern part of the site.  It is also proposed to carry out off-site
highway improvement works including, to provide for widened access road along Warrens Lane,
provision of a footpath along the southside of Warrens Lane, provision of improved 2.4 metre by
59 metre visibility splays at the access on to Ellingham Road.  These improvements could be
adequately secured by way of condition requiring the submission and approval 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  Whilst updated comments are awaited from the Highways Authority, having regard to the
evidence within the submission and following the reduction in scale of the proposals and subject
to securing the above off-site highway improvement works, it is considered that the proposed
access arrangements would be acceptable and the provision of the burial site and eight dwellings
would not result in severe adverse impacts on the surrounding highway network.  Therefore, the
application is considered to accord with paragraph 32 of the NPPF.

5.0 Amenity considerations  
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5.1  The application site sits on the edge of Attleborough adjacent to two storey residential
properties at Warrens Lane to the southeast.  The proposals would alter the open outlook from
the front of these neighbouring properties.  However, from the indicative plan the proposed
dwellings would retain adequate separation distances to the front of those properties and as a
result would not have an overbearing effect or cause undue overlooking or overshadowing.  The
provision of landscaping and planting along the site boundaries together with appropriate fencing
would ensure sufficient privacy screens would be provided.  
 
 
5.2  Given the density, height and separation of the dwellings proposed it is considered that the
proposals would provide for an acceptable form of residential environment and it is noted that
each of the dwellings would provide adequate amount of private amenity space and levels of
outlook and daylight for each dwelling and its future occupants.   
 
 
5.3  Additional traffic movements resulting from the burial site and 8 additional dwellings would
result in some additional noise and disturbance to existing residents on Warrens Lane.  However,
given the likely volume, speed and distribution of such traffic, it is not considered that such
disturbance would cause significant overriding harm to the amenity of nearby residents.  
 
 
5.4  The Council's Environmental Health Officer has raised no objections to the proposed
development subject to conditions securing the submission and approval of a noise assessment
concerning the operation of the burial site.  Given the access to the site and proximity to existing
dwellings a condition requiring the submission and approval of a construction method statement
has also been recommended. 
 
 
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 
   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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6.2  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, surface water, tidal, groundwater, reservoir and
canal sources.  It is also noted that the Strategic Flood Risk Assessment does not record any
incidents of historical flooding at the site.
 

6.3  With regards to managing surface water flows it is noted that the addition of hard surfaces
will impact on surface water flows.  In order to manage and dispose surface water the preliminary
drainage strategy submitted identifies that infiltration is potentially viable, but should this not be
feasible it proposes the provision attenuation pond to provide storage, with flow control device to
restrict to a maximum discharge rate from the site of 5 l/s into nearby ditch to the south, which
would be below the greenfield run off rate of 6.1 l/s for a 1 in 100 year flood event.  The indicative
layout would provide sufficient on space on site for such an attenuation basin.  In order to secure
the provision of an acceptable surface water drainage scheme including details securing its
ongoing management a condition has been recommended securing the submission and approval
of a detailed surface water drainage scheme prior to the commencement of development.  It is
also noted that the Environment Agency raises no objection to the application and that the
proposed drainage strategy would not impact on potential groundwater sources and aquifers
below the site.  
 
 
6.4  It is proposed that foul drainage would be via the existing mains system along Warrens Lane.
Whilst comments are awaited from Anglian Water on the application it is noted that the proposals
have been subject to a pre-planning assessment by Anglian Water who have confirmed that the
proposed development an be accommodated in the local foul water network.  Given the number
of dwellings proposed it is not considered that the proposals would have a significant adverse
impact on the capacity of the surrounding foul sewerage network.  In order to ensure that an
appropriate foul drainage provision is secured a condition has been recommended requiring the
submission and approval of a foul water drainage scheme.  
 
 
6.5  In this instance it is noted that 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.  
 

7.0 Ecology and Arboricultural Implications  
 

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
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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  With regards to implications on protected sites there are no statutorily designated sites within
2kms of the site.  Attleborough Wood County Wildlife Site is located approximately 1km from the
site however given the distance it is not considered that the proposed development would result
in any significant adverse impact on this designated site.  Both Natural England and the Council's
Ecologist has reviewed the submitted information and proposal and has raised no objections and
therefore it is considered that there would be no significant adverse impacts on statutory and non-
statutory designated sites.  
 
 
7.3  The application site comprises open grassland with mature hedgerow and tree coverage to
the perimeters of the site.  The submitted report concludes that there is low or negligible potential
for the occurrence of bats and great crested newts on site and a high potential for nesting birds
with the scrub, hedgerows and trees providing suitable breeding, foraging and nesting habitats.
The existing small building on site has been identified as having low potential for accommodating
bats and the Council's Ecologist has recommended that further surveys be undertaken to
determine their presence or absence.  However, following amendments to the scheme it is noted
that the proposals would no longer require the removal of the building.  It is also noted that the
proposals would retain the majority of the hedgerows and trees on site and involve the provision
of open burial site which would allow for the provision of any necessary on site habitat mitigation
and enhancement.  In order to ensure appropriate mitigation and enhancement are secured and
line with the recommendations of the Ecologist and submitted ecology report conditions have
been recommended requiring the submission and approval of a scheme of landscape and
biodiversity mitigation and enhancement measures and the undertaking of best practice
precautionary measures during construction. 
 
 
7.4  The proposed development has been designed to retain the majority of  existing hedgerows
and trees along the boundaries of the site.  It is noted from the arboricultural report that there are
a number of trees of moderate value along the southern boundary within vicinity of the indicative
dwellings.  However, from the indicative layout plan and details it is considered that a
development of eight dwellings could be provided whist retaining these trees.  In order to ensure
that the detailed layout incorporates these trees and appropriate protections measures a
condition has been recommended requiring the submission of an amended Arboricultural Impact
Assessment and Tree Protection Plan within the reserved matters applications.  
 
 
7.5  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 conditions the
proposed development would accord with the objectives of the NPPF and Core Strategy Policy
CP10.   

8.0 Impact on heritage and archaeological assets  
 

8.1  The proposed residential development would be sited in excess of 200 metres from the
nearest listed building at Attleborough Lodge located to the northwest of the site.  Given the
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distance and that the proposed residential development would be well screened from this
heritage asset by the intervening landscaping and vegetation, it is considered that the proposed
development would not result in any harm to the character, appearance and significance of this
heritage asset.  The retention of the open character and appearance of the burial site is not
considered to result in any significant harm to the character and appearance of the listed building.
 Therefore, the proposals are considered to be in accordance with the NPPF and the tests set out
in the Planning Listed Building and Conservation Areas Act 1990.    

8.2  With regards to archaeological interests, the Historic Environment Service note that the
submitted archaeological assessment and geophysical survey did not identify any significant
features of archaeological interests and have therefore raised no objections to the proposed
development. 
 

9.0 Other material considerations  
 

Land contamination
 
9.2 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 IIA of the Environmental 
   Protection Act 1990; and    
-  adequate site investigation information, prepared by a competent 
   person, is presented.   
 
 
9.3  The site comprise an open field that has historically been used for agricultural purposes.  The
application has been supported by a desk based land contamination assessment which
recommends further site investigations be undertaken.  The Council's Contaminated Land Officer
has also requested further investigation of potential contamination be submitted.  In accordance
with the advice of the Environment Agency a hydrogeological risk assessment has been
undertaken which concludes that there is low risk to groundwater, (and surface water), from the
proposed burial site.  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.  

9.4  Given characteristics of the site and its historic land use, it is considered that the site could
accommodate the development and that sources of contamination can be adequately identified
and addressed by the imposition of a condition requiring the submission of full land contamination
assessment and approval of a scheme of remediation works should any unexpected
contamination be found.  Therefore, subject to appropriately worded conditions it is considered
that the proposed site would be suitable for the proposed residential development and burial site
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and the guidance contained within the NPPF would be met.  

10.0 Conclusion   
 
10.1  It is acknowledged 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 have
therefore been given significant weight in the consideration of this application.  
 
10.2 The benefits of the development can be summarised as follows:  
 
-  provision of eight dwellings that will contribute towards  the Council's five-year housing land
supply.
- Initial job creation during construction phase and additional employment opportunities generated
 in the supply chain.  
-  Increased expenditure within the local economy from the new households and  increase in
Council Tax receipts.  
- The provision of a burial site in an accessible location to address a local need in the surrounding
area.
 
 
10.3  The site is considered to be located in a sustainable location, accessible to facilities and
local services within the town of Attleborough which is allocated or significant growth within the
adopted Core Strategy.  There will be an inevitable change to the open character and
appearance of the southern part the site.  However, the site is not within an area of recognised
landscape quality and the adverse impact is localised and as such the proposals would not
intrude to a significant extent into open countryside.  Whilst there would be additional degree of
noise an disturbance caused to those residents along Warrens Lane the nature and scale of the
proposed uses are not considered to give rise to unacceptable impacts on the amenity of
surrounding residents. Whilst concerns have been raised regarding the capacity of local highway
infrastructure and drainage impacts, subject to conditions securing highway improvements and
the implementation and on-going management of the foul and surface water drainage schemes,
the proposed development would not give rise to a severe adverse impact on the function of the
surrounding highway network, or increase risk of flooding elsewhere.   
 
 
10.5  For the reasons summarised above, it is concluded that the site is in a sustainable and
appropriate location for housing development and burial site and that any identified harm would
not significantly and demonstrably outweigh the benefits of the scheme, taking into account the
development plan and the policies of the NPPF as a whole, and there are no material
considerations of sufficient weight to justify refusing planning permission.   
 
 
11.0 RECOMMENDATION  
 
11.1  The application is therefore recommended for approval, subject to receiving comments from
the Highways Authority, and subject to conditions and a Section 278 Agreement to secure the
necessary  off-site highway works.
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Planning Permission

3946 Contaminated Land - Unexpected
Contamination

 RECOMMENDATION

 CONDITIONS

This condition will require to be discharged

3005

3058
3050
3007

3047

3920

3920
3920

3920

3920
3920

3920

3920
3920
3920
3920
3920
2001
3972
3960
3994
3996
4000

Outline for resdiential development - Time Limit
(2 years)
Reserved matters Condition
Reserved Matters to closely follow Outline
Full Permission for burial site - Time Limit (3
years)
Full permission in accordance with submitted
plans
Surface water drainage scheme inc
management
Foul water drainage scheme within
CEMP- include ecological mitigation, protection
measures
REM to include Arboricultural Method
Statement and TPP
Slab levels
Construction Management Plan prior to
commencement
SHC01 - Detailed plans of roads, footways,
cycleways,
Surfacing
SHC19 - Visibility splays
SHC 39 - Scheme for Off site highways works
Scheme to provide fire hydrants
No vegetation clearance in bird nesting season
Application Approved Following Revisions
NOTE:  Bats and Owls
NOTE:  E.A notes attached
Note Highways comments
Note - Discharge of Conditions
Variation of approved plans




