
ITEM: 1 RECOMMENDATION: APPROVAL
REF NO: 3PL/2016/0319/F CCASE OFFICER Simon Wood

LOCATION: KENNINGHALL AAPPNTYPE: Full
Green Farm PPOLICY: Out Settlemnt Bndry
Edge Green AALLOCATION: N

CONS AREA: N

APPLICANT: CCL Holdings Ltd
Green Farm Edge Green

LB GRADE: N

AGENT: Howes Percival LLP
The Guildyard 51 Colegate

TPO: N

PROPOSAL: Continued use of buildings constructed between 2005 and 2011 (silo & mixer extension to
West of Mill) Retrospective

See Attched Report
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ITEM: 2 RECOMMENDATION: APPROVAL
REF NO: 3PL/2016/0320/F CCASE OFFICER Simon Wood

LOCATION: KENNINGHALL AAPPNTYPE: Full
Green Farm PPOLICY: Out Settlemnt Bndry
Edge Green AALLOCATION: N

CONS AREA: N

APPLICANT: CCL Holdings Ltd
Green Farm Edge Green

LB GRADE: N

AGENT: Howes Percival LLP
The Guildyard 51 Colegate

TPO: N

PROPOSAL: Construction, retention & continued use of shelter, weighbridge, loading bay, bins, electricity /
switchgear steel shed & workshop extension Retrospective

See Attached Report
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ITEM: 3 RECOMMENDATION: APPROVAL
REF NO: 3PL/2016/0321/F CCASE OFFICER Simon Wood

LOCATION: KENNINGHALL AAPPNTYPE: Full
Green Farm PPOLICY: Out Settlemnt Bndry
Edge Green AALLOCATION: N

CONS AREA: N

APPLICANT: CCL Holdings Ltd
Green Farm Edge Green

LB GRADE: N

AGENT: Howes Percival LLP
The Guildyard 51 Colegate

TPO: N

PROPOSAL: Underground storage tanks retrospective

See Attached Report
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ITEM: 4 RECOMMENDATION: APPROVAL
REF NO: 3PL/2016/0655/F CCASE OFFICER Matt Ellis

LOCATION: SHIPDHAM AAPPNTYPE: Full
D D Dodd and Sons PPOLICY: In Settlemnt Bndry
Chapel Street AALLOCATION: N

CONS AREA: Y

APPLICANT: Mr Peter Dodd
Care of Agent

LB GRADE: N

AGENT: EJW Planning Limited
Lincoln Barn Norwich Road

TPO: N

PROPOSAL: Demolition of old Public House, central garage and retail units. Erection of convenience store,
retail units and flats

REASON FOR COMMITTEE CONSIDERATION

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

KEY ISSUES

Principle of development and policy matters.
Impact on shops / local facilities.
Heritage issues, local character, amenity
Access / Highways
Ecology
Contamination

DESCRIPTION OF DEVELOPMENT

Full permission is sought for the demolition of the existing former Public House, central garage and retail
units and provision of 9 residential units, a convenience store, a fish and chip shop, office accommodation, a
dog grooming parlour and a vehicle repair workshop.

The site is proposed to be accessed from the A1075, Chapel Street Shipdham

The application is supported by a number of documents and technical reports, including:

Design & Access Statement
Heritage Statement
Archaeological Report
Ecological Survey & follow up species surveys
Flood Risk Assessment
Transport Assessment
Contaminated Land Assessment and Risk Assessment
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SITE AND LOCATION

The application site is located to the Northern side of Shipdham near the centre of the village.  The site is
comprised of an existing dwelling, formerly the Old Wagon and Horses public house, a garage and a small
row of shops containing a fish and chip shop and a dog grooming parlour. The northern boundary of the site
abuts a coal yard where permission has been granted for 90 new homes under application reference
3PL/2013/0095. The south western part of the site lies within the Shipdham Conservation Area.

EIA REQUIRED

No

RELEVANT SITE HISTORY

3PL/2013/0095 - Residential accommodation public open space & associated infrastructure (all matters
reserved except access) permitted June 2014.

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 and National Planning Policy Guidance  have also been taken into account, where appropriate
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.09 Pollution and Waste
CP.10 Natural Environment
DC.01Protection of Amenity
DC.02 Principles of New Housing
DC.04 Affordable Housing Principles
DC.11 Open Space
DC.12 Trees and Landscape
DC.13 Flood Risk
DC.16 Design
DC.17 Historic Environment
DC.18 Community Facilities, Leisure and Recreation
DC.19 Parking Provision

NPPF With particular reference to paragraphs 7, 8, 9, 10, 11, 12, 13, 14, 17, 34, 35, 49, 103 112, 118, 128 &
134
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NPPG National Planning Practice Guidance

'Manual for Streets' 2007

OBLIGATIONS/CIL

No contributions have been requested by the County Council.

CONSULTATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS
This Authority commented on a proposal to redevelop this site under planning reference3PL/2014/1005 and
advised that the principle of development in this location would be acceptable provided that satisfactory
access and parking arrangements could be achieved

It should be noted that the submitted Transport Assessment relates to the earlier application and not the
proposal currently under consideration.

The current proposal seeks to re-develop the site to provide nine residential units, a convenience store, a fish
and chip shop, office accommodation, a dog grooming parlour and a vehicle repair workshop.

Car Repair business.  I understand that you are happy to impose a condition to prevent car sales taking
place. On that basis the level of parking indicated is acceptable.

Cycle Shelters.  You are happy to impose a condition restricting the use of the cycle shelter to the rear of the
store for the use of residents only. I still do not consider that these are conveniently located for residents
given that no rear access to the dwellings exists. I consider the location of cycle provision needs to be re-
considered.3 Bins stores.   I consider it highly unlikely that the bins stores for flats R1 and R3 will be used by
residents given their location in relation to the flats. As a result bins will almost certainly be left in, and
obstruct, the adjacent footway.  These must relocated within the curtilage of the plots to prevent this it may
be that cycle storage could also form part of this.

The bins stores for R4 and R5 are located to the rear of those properties and , it would appear that they will
need to be wheeled through the dwellings to be left by the service road for collection.  Again, I consider these
could be left in the footway on a permanent basis and would suggest these are also re-located to the front of
the properties and cycle provision also made Residents parking / Double yellow lines with no rear access I
still consider the parking provision for R1-6 to be remote from the dwellings and vehicles will be likely to be
left in the service road within close proximity of the junction with Chapel Street.  The service road will not be
considered for adoption unless , or until, the land to the north of the site is developed for residential
purposes.  Having spoken to the local highway engineer I understand that under the new CPE arrangements,
(administered by Kings Lynn BC), waiting restrictions would not be enforceable on a private road.
Consequently we will need to reconsider the parking arrangements to ensure cars are not left in the service
road.
Pedestrian access.  The pedestrian accesses to R 1 and 3 are located too close to the junction with Chapel
Street and I have a concern that servicing vehicles will wait there.  I would suggest a single pedestrian
access is formed close to R4 running south along the fronts of R3-R1
HISTORIC BUILDINGS CONSULTANT

BRECKLAND COUNCIL - PLANNING COMMITTEE - 6th March 2017

COMREPORT (ODB-Ocella One Click Agenda/Officer report)



Requested street scene elevation

Suggest that infilled shopfront should be omitted in favour of a blind door opening, directly below the 1st floor
dormer; this would give the impression that the store has been inserted at some point into the frontage of a
terrace, this would be in keeping with the general pattern of development within the village.
Given the traditional design approach, I would suggest that the detail here is really important, so condition
traditional joinery details, brick bonds, detailing and roofing materials etc.
EENVIRONMENT AGENCY
No objection subject to conditions to provide appropriate drainage, (SUDS), in areas not affected by
contamination.
CRIME REDUCTION & ARCHITECTURAL LIAISON OFFICER
Suggest a number of security / crime reduction measures
HOUSING ENABLING OFFICER
No affordable housing is required on a scheme of nine units provided the gross internal area does not
exceed 537m2
ENVIRONMENTAL HEALTH OFFICERS
Recommend approval providing the development proceeds in line with the application details and subject to
conditions to alleviate environmental concerns during construction and operation of the proposed commercial
units.
MS L S TURNER
No objection to the erection of dwellings, refurbishment of existing shops, garage etc.

Object to the application for a convenience store.

The village appraisal will show the loyalty and value the residents place on the current post office and
separate stores, and they do not want a larger convenience store, which may be to the detriment of the
current facilities.

Planning polices state that new building / facilities should not be to the detriment of current facilities.  The
Post Office in particular is a key element of Shipdham being a Local Service Centre, is the local sorting
office, and provides outreach facilities to villages such as Ashill.

The residents would welcome any NEW business, that does not threaten current ones, and this is clear in the
appraisal summary which Breckland has copy.

Should this application be approved I ask that a condition be placed on any NEW retail outlet that it should
not compete with any existing local businesses.

Any highways works are in conjunction with the Old School Playing Field opposite, which Breckland Council
own, and which will in time see residential development. Highways works should work for both sites so that
traffic and pedestrian access on A1075 is managed in the best possible way.

You will see from the vast numbers of comments on the portal how many local people are against a
convenience store which threatens the existing post office stores and general store. These more than
provide for daily necessities for local people and passing trade and in particular the post office is a life line for
families, elderly and vulnerable.  I refer again to the parish appraisal evidence which shows that people are
not opposed to a NEW business, which does not compete with the existing provision, and under planning
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policy new
businesses should not threaten existing.  The appraisal and comments on the portal show people happy to
have a butcher, deli, farm shop, local produce etc. or a completely different business, such as estate agents,
funeral parlour, charity shop etc. but not a convenience store that will be to the detriment of the two existing
stores.  Please read the appraisal and all the comments on the portal in their many numbers, and listen to the
local people in Shipdham.
CCONTAMINATED LAND OFFICER
Recommend that Planning conditions are applied to secure appropriate site investigation and remediation
measures.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
The Ecological Survey (Norfolk Wildlife Services, 2012) that has been submitted with the application no
longer provides sufficient information to support the application.  A Preliminary Ecological Appraisal, (PEA)
and any further surveys as highlighted as being required by the PEA should be undertaken and reported to
the LPA prior to the determination of this application to assist the LPA in addressing material considerations
in relation to biodiversity and protected sites or species.

COMMENTS:

Ecological surveys generally have a life span of two years.  As this survey was undertaken in 2012, an
updated Ecological Appraisal should be undertaken. A PEA should be undertaken by a suitably qualified
ecologist and reported to the Local Planning Authority, (LPA), prior to determination of this application.  If the
PEA suggests that targeted species surveys are required to complete the assessment, then these should
also be completed and reported to the LPA, along with any mitigation measures or proposals for
enhancement / compensation as required, prior to determination.
HISTORIC ENVIRONMENT SERVICE
Request archaeological scheme of investigation be secured by condition.
FLOOD & WATER MANAGEMENT TEAM
No comments.
SHIPDHAM P C
The PC has no objection to the houses in this planning application.

The PC object strongly to Co-op or convenience store.

The 'Wagon and Horses' old Public House should not be demolished due to it being in a conservation area.

Based on SS1 planning policy - the application breaches service protection.

The line of buildings too far forward for safe eye line for traffic and pedestrians.

Insufficient parking in the application for staff and customers.
The need for convenience store is not demonstrated in the application.
There are concerns about infrastructure.  The PC agree that there is a need for the current businesses to be
in new buildings but not a convenience store.
Access to road from the businesses is a concern.

PC asks that BDC and Highways take into account all of the developments in this area, namely the Old
School Playing Field development and the Coal Yard Development.
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At the existing garage business - there is going to be a parking issue and congestion at some point. Not
enough adequate parking will make this a dangerous junction
.
The village already has a convenience store and Post Office.

The PC refer to the Village Appraisal page 14, this village shop is an asset.
A second convenience store in direct competition will put the village convenience stores and Post Office at
risk of closure.

The majority of people in the Village Appraisal do not want the new store.
The PC are not against the development of the new buildings for existing businesses or additional business
such as dry cleaners or estate agent which will not be competing with what the village already has.

The PC object strongly to the one unit dedicated to a new convenience store.
AANGLIAN WATER SERVICE
Foul drainage from this development is in the catchment of Shipdham Carbrooks RD Water Recycling Centre
that will have available capacity for these flows.

Request informative regarding trade effluent

ENVIRONMENTAL PLANNING No Comments Received
ENVIRONMENTAL SERVICES OFFICER No Comments Received
NATIONAL GRID No Comments Received
TREE AND COUNTRYSIDE CONSULTANT No Comments Received
ECOLOGICAL AND BIODIVERSITY CONSULTANT No Comments Received
NORFOLK RIVERS INTERNAL DRAINAGE BOARD No Comments Received
NATURAL ENGLAND No Comments Received
OBLIGATIONS OFFICER, NORFOLK COUNTY
COUNCIL

No Comments Received

REPRESENTATIONS

Petition bearing 961 signatures in opposition to the proposals

158 representations have been received from local residents concerns raised include;

No need for development
Would be to detriment of other stores in village
Loss / demolition of garage
Loss of jobs
Support Shipdham Post Office
Lack of capacity at School and Doctors
Disruption
Highway safety
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Pedestrian Safety
Traffic / Congestion
Potential for impact on access to land on opposite side of the road
Waste storage and collection arrangements
Lack of parking
Land contamination
Proposed shop not financially viable
Demolition of old pub building
Impact on Conservation Area
Intrusive / out of keeping
Impact on sewerage network
No mention of car sales which take place from the current site
Accuracy of information
Ecological impact
Loss of listed building

57 representations supporting the application comments as follows;

Plan would benefit community
Convenience store open when needed and price more competitive
Existing site shabby / eyesore
Parking for shoppers a bonus
Definite need for retail units
Redevelopment of brownfield land
Objections based on assumption post office will close
Facilities in Shipdham need to expand
Will support existing businesses in new premises
Will safeguard jobs

ASSESSMENT NOTES

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

2.0 Principle of development and policy matters.

2.1  The site is located within the village of Shipdham and is located entirely within the settlement boundary.
Policy SS1 identifies Shipdham as a 'Local Service Centre Village', the primary aim of such a designation is
to maintain adequate services and facilities to meet the day-to-day needs of the residents.

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
Council now considers that it can demonstrate a five year housing land supply but the site is located within a
settlement boundary and is thus in a location which is considered sustainable for further growth.

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 it is clear that the proposal would
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involve the re - use of brownfield land.  The impact upon the character of the area and the design and layout
of the development are considered further below but the development would be compatible with its
surroundings.  These considerations weigh in favour of the proposal.

2.4  The housing numbers are below a level where they would be required to make provision of affordable
housing or contributions to education or libraries.

3.0 Impact on shops and facilities

3.1  Many objections have been received to the proposals on the basis that it includes a convenience store
which would compete with the existing shops and post office within the village. The planning system does not
exist to protect private interests and as such can not prevent competition between retailers and as small
scale rural development there is no requirement for a sequential test or retail impact assessment.

3.2  Policy DC18 provides protection for key local services and facilities from redevelopment including shops
and post offices but the proposal in this case is not for the demolition of the existing shop and it would be
inappropriate to use this policy to resist the application.

3.0 Heritage Issues / Character and appearance.

3.1  The southern part of the site is located within the Shipdham Conservation area and it is proposed to
demolish a number of buildings as part of this application. Section 72 of the Planning, (Listed Buildings and
Conservation Areas), Act, (1990), sets out a statutory requirement to preserve and enhance the character
and appearance of Conservation Areas. In addition to this para 134 of the NPPF states that 'where a
development proposal will lead to less than substantial harm to the significance of a designated heritage
asset, this harm should be weighed against the public benefits of the proposal'.

3.2  In the case of this application none of the buildings to be demolished are listed. Although the former
Wagon and Horses public house is of some value to the Conservation Area the loss of this building is easily
outweighed by the proposal to remove a number of unsightly buildings in poor condition which do not relate
well to the Conservation Area and have drawn comments from the public.

3.3  The proposed buildings are well designed in terms of their scale and proportions and care as been taken
to incorporate design features such as traditional shop fronts.  The Council's Historic Buildings Consultant
raises no particular objection to the proposals and whilst suggesting that an in-filled shop front on the
principle elevation of the proposed convenience store is omitted in favour of a blind door opening the
proposals are considered to be acceptable as they stand, having already been through several iterations of
design improvements.  Conditions can secure the necessary information in terms of traditional joinery details,
brick bonds and materials.

3.4 With regard to the above it is considered that the development complies with the requirements of Core
Strategy Policies DC01, DC02, DC12, DC16 and DC17 as well as section 72 of the Planning, (Listed
Buildings and Conservation Areas), Act, (1990) and paragraphs 134 of the NPPF.
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4.0 Amenity

4.1  Whilst the development would inevitably have some impact on the amenities currently enjoyed by
neighbouring residents the site is already largely in a commercial use and it is not considered that the
development would have a materially detrimental impact over and above the existing situation.  The Council's
Environmental Health Officer has no concerns in relation to amenity other than in relation to the potential for
disturbance from construction works or from the proposed commercial uses subject to conditions.

4.2  For these reasons, it is considered that the proposal would accord with Core Strategy Policies DC01,
DC02, DC12 and DC16, and with relevant guidance in the NPPF.

5.0 Access / Highway Safety

5.1  A number of concerns have been raised regarding highway safety and congestion issues as well as a
potential conflict with access to land opposite.

5.2  Planning consent for an access to be constructed in the position proposed has already been granted
under application reference 3PL/2014/1005 to serve residential development to the rear of the current
proposal which sets considerable precedent for the proposed access.  Whilst Highways have commented
that the submitted Transport Assessment relates to the earlier application this took into account the potential
for the current site to be developed and it is of note that a proposal of this scale would not warrant
submission of a transport assessment or statement.

5.3  NCC Highways confirm that adequate parking is provided and whilst raising concerns in relation to
potential car sales from the site and the location of bins and cycle shelters these matters can be addressed
by conditions.  A concern regarding the possibility of cars parking near to the corner of the new access can
similarly be dealt with either by a traffic regulation order or condition requiring yellow lines and likewise the
pedestrian accesses for residential units 1 - 3 can be moved under a condition requiring details of pedestrian
access to be agreed.

5.4  It is noted that concerns are also raised by neighbours regarding matters of highway safety, however the
concerns of County Highways appear to have been addressed and in the absence a technical objection such
concerns cannot be upheld.

4.6  In light of the above the proposed development would therefore be considered to be in accordance with
policy CP04(e) of the adopted Core Strategy DPD and paragraphs 17, 34 and 35 of the NPPF.

5.0 Ecology

5.1  The Council's ecologist commented that the habitat survey submitted in support of the application was
outside of the two year expiry period and new surveys were required.  The applicant has subsequently
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provided a survey dated November 2015, together with follow up surveys for Great Crested Newts and bats,
however, no further comment from the Council's ecologist have been received.

5.2  The submitted surveys cover both the application site and the larger site to the north. No evidence of
bats was found in the buildings, and whilst there is reference to potential habitat loss for other species
through removal of scrub / ruderal vegetation, the majority of this is to the northern part of the site which is
not affected by the current proposal.  Subject to conditions to secure appropriate mitigation measures the
development would not have an adverse effect upon matters of ecological interest and the proposal is in
accordance with policies CP10 of the adopted Core Strategy DPD and paragraph 118 of the NPPF.

6.0 Contamination

6.1  The northern part of the application site has a historic use as a coal yard which gives rise to the potential
for significant contamination of the site.  Whilst further work is clearly required to establish the extent of and
remediation required to deal with contamination planning consent has already been granted for the
redevelopment of the larger part of the coal yard to the north and the Council's Contaminated Land Officer
recommends approval of the development subject to conditions to finalise details of contamination surveys
and remediation measures.

6.2  The Environment Agency also notes that the site is located above a Principal Aquifer and but have no
objections subject to conditions to provide appropriate drainage, (SUDS), in areas not affected by
contamination.

6.3  Subject to conditions the proposal is thus considered to accord with policy CP09.

10 Other Matters

10.1  Drainage - Neighbours have commented on difficulties with foul drainage in the locality, however,
Anglian Water have commented stating that there is adequate capacity to accept flows from the
development.  Similarly no objection is raised by the Environment Agency or Lead Local Flood Authority.

11.0 Conclusion

11.1  Whilst local concerns are acknowledged, the impact of the proposal in terms of providing competition to
other village shops can not be given weight.  There is no substantive evidence to suggest that the proposal
would have a significant adverse effect on local infrastructure or residential amenity.

11.3  Taking all of these matters into account, it is concluded that the benefits of the proposal would
significantly and demonstrably outweigh the disbenefits and as such the application should be permitted.

12.0 RECOMMENDATION
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12.1  Approve subject to conditions.

RECOMMENDATION Planning Permission

CONDITIONS

3007 Full Permission Time Limit (3 years)
3046 In accordance with submitted
3920 Minimise dust pollution
NR19 Hours of operation during construction
3920 No burning on site
3920 Delivery Hours
3920 Hours of Use
3920 Waste Management Plan
3920 Extraction Plant Details
3920 Restrict hours of machinery use
3920 No loudspeaker or external audio equipment
3920 External Lighting Scheme
3920 Surface and Foul Water Drainage
3920 Ecological Mitigation Measures
3920 Joinery details for windows, doors, shop fronts etc
3920 Location of Bins and cycle shelters
3920 Position of pedestrian accesses to units 1-3
3920 Scheme of hard and soft landscaping
3920 Archaeological scheme of investigation
3920 Restrict Car sales
3740 Any highway conditions
AN80 Note Variation of approved plans
AN81 Discharge of conditions
3994 Contamination Note
2001 Application Approved Following Revisions
3994 Appeals
3994 Contamination
3994 Comments of EA
3539 Note Re Asbestos
3994 Comments of Anglian Water
NR17 Noise Impact Assessment required This condition will require to be discharged
NR06 No power tools outside building This condition will require to be discharged
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33944 Contaminated Land This condition will require to be discharged
3945 Contaminated Land This condition will require to be discharged
3947 Contaminated Land This condition will require to be discharged
3946 Contaminated Land - Unexpected

Contamination
This condition will require to be discharged

3101 Materials including brickwork and bond to be
agreed

This condition will require to be discharged

BRECKLAND COUNCIL - PLANNING COMMITTEE - 6th March 2017

COMREPORT (ODB-Ocella One Click Agenda/Officer report)



ITEM: 5 RECOMMENDATION: APPROVAL
REF NO: 3PL/2016/1106/F CCASE OFFICER Heather Byrne

LOCATION: ATTLEBOROUGH AAPPNTYPE: Full
7 Edenside Drive PPOLICY: In Settlemnt Bndry

ALLOCATION: N
CONS AREA: N

APPLICANT: EW Becker & Son Properties Limited
Stone Barn Mount Pleasant

LB GRADE: N

AGENT: NKF Planning Consultancy
26 Church Lane South Wootton

TPO: N

PROPOSAL: Use of Land as residential care home for persons with learning disabilities.

REASON FOR COMMITTEE CONSIDERATION

The application is referred to Planning Committee due to the level of public interest and site history.

KEY ISSUES

Site history
Principle of development
Impact upon amenity
Impact upon highway safety

DESCRIPTION OF DEVELOPMENT

This application seeks the change the use of 7 Edenside Drive and the recently constructed building to the
rear to a residential care home for persons with learning disabilities, (C2 Use Class).  The part of the site to
the rear has previously been granted permission for six single storey houses for persons with learning
disabilities, (C3 Use Class), which has been constructed but is yet to be occupied.  The site would be
accessed from Edenside Drive with three parking spaces provided at the front of the site.  The existing
bungalow would provide an office and two residential units with six units provided in the building to the rear
and a communal area.  The site would be operated by Number Seven Healthcare and it is envisaged that
there would be a total of 10 staff on site at any one time during the day, this would provide 1:1 care for each
resident, (8 residents in total) and a management presence on site, with two staff on site at night.

SITE AND LOCATION

The application site consists of 7 Edenside Drive, which is a detached chalet bungalow and land to the rear,
which consists of the recently constructed building and associated land.  This land is positioned to the rear of
a number of residential properties which front onto the following streets, (Edenside Drive, Connaught Road
and New North Road).

EIA REQUIRED
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No

RELEVANT SITE HISTORY

3PL/2007/0657/O Refusal 07-06-07
Elderly persons accommodation

3PL/2011/0348/O Withdrawn 13-06-11
Erect 6 new homes for persons with learning difficulties,new access /associated works & new access for 7
Edenside Drive

3PL/2011/1010/O Permission 17-05-13
Six single storey houses for persons with learning disabilities & alterations to access at 7 Edenside Drive

3PL/2014/0213/D Permission 29-04-14
Six single storey houses for persons with learning disabilities & alterations to access at 7 Edenside drive

3PL/2016/0262/VAR Permission 16-06-16
Variation of conditions 2 and 3 of 3PL/2014/0213/D (plans and bin storage)

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

CP.13 Accessibility
CP.14 Sustainable Rural Communities
DC.01 Protection of Amenity
DC.16 Design
DC.18 Community facilities, recreation and leisure
DC.19 Parking Provision
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance

OBLIGATIONS/CIL

Not Applicable

CONSULTATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS
The site already has permission for six units of accommodation for adults with learning disabilities granted
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under 3PL/2014/0213.  The current proposal now only includes pedestrian access to the rear and I would
therefore recommend that you ascertain whether the Fire Service is content that their vehicles could attend
the site in an emergency.  The current submission also only includes three on-site parking spaces but I
accept that the principle of this has already been approved.  We are advised that the proposed use will
require 24 hour care to be present for the residents with 1:1 care during the day and two staff looking after
the residents at night.  Given that a similar proposal already exists for this site I consider it would be difficult
to substantiate an objection to the current submission, in particular because of the proximity of public car
parking together with the availability of acceptable walking and cycling links.  I would however require an
amount of covered cycle parking to be provided. An amended plan was provided showing cycle parking and
the Highways Authority raise no objection subject to the imposition of conditions relating to the vehicular
access, on-site car and cycle parking, and an informative relating to works within the public highway.
EENVIRONMENTAL HEALTH OFFICERS
No objections or comments on the grounds of Environmental Protection, providing the development
proceeds in line with the application details, particularly in respect of the acoustic fence and height /
positioning of the heating boiler flue.
CONTAMINATED LAND OFFICER
The Contaminated Land Officer requested an updated contamination report, given the original was three
years old and further information regarding the works undertaken during the construction of the six units to
the rear.  This was provided and states the Remediation Method Statement is acceptable. Details of the
remedial works should be provided in a Verification Report to evidence that remediation was carried out
successfully.
HOUSING ENABLING OFFICER
No objection to the S106 discharge if the use is to change to C2.
NORFOLK FIRE & RESCUE SERVICE (SOUTHERN FIRE OFFICER)
Initially objected to the application given the restrictive access to the rear of the site; however the fire service
inspected the site and now raise no objections to the application as it stands.

ATTLEBOROUGH TC No Comments Received
CRIME REDUCTION & ARCHITECTURAL LIAISON
OFFICER

No Comments Received

ENVIRONMENTAL SERVICES OFFICER No Comments Received

REPRESENTATIONS

47 representations received in support stating the following:

-  Ideal residential care home;
-  Centrally located within Attleborough;
-  Operated by a registered provider;
-  Would not impact upon neighbour amenity;
-  Would not impact upon character of the area or highway safety;
-  Significant need for such facilities; and
-  Would provide more jobs for local people.

48 representations received objecting stating the following:

BRECKLAND COUNCIL - PLANNING COMMITTEE - 6th March 2017

COMREPORT (ODB-Ocella One Click Agenda/Officer report)



-  Impact upon parking and highway safety;
-  Objected to previous application;
-  Previous concerns raised by emergency services;
-  Impact upon neighbour amenity in terms of noise and disturbance;
-  Is a move away from fewer residential care home to warden assisted; and
-  The previous approval is more suitable to a residential area.

ASSESSMENT NOTES

1.0  The application is referred to Planning Committee due to the level of public interest and site history.

2.0  Site History

2.1  The application site was granted permission under reference 3PL/2011/1010/O for six single storey
houses, (C3 use), for persons with learning disabilities, which was subject to a Section 106 Agreement which
restricted the occupancy to individuals with a recognised learning disability. Subsequently a reserved matters
application was submitted and approved, reference 3PL/2014/0213/D.  This application has been
implemented and the building constructed but is yet to be occupied.  The six units are located within a
building to the rear with the existing dwelling, no.7 Edenside Drive, approved for a warden/carer
accommodation.

2.2  The applicant has since stated the intended use is as a care home C2 use for persons with learning
disabilities. The existing dwelling (7 Edenside Drive), which was previously proposed to provide
accommodation for a warden/carer, would provide an office and two further units. In total the proposal would
provide eight units for persons with learning disabilities. The Council's view was that the proposed use is
materially different to the use approved and it was requested that an application be submitted to regularise
matters, which is the current application.

2.3  The previously approved application was subject to pre-commencement conditions relating to
contaminated land and boundary screening, which were not discharged and therefore the current application
is also seeking to address these.

3.0  Principle of development

3.1  This application seeks the change the use of 7 Edenside Drive and the recently constructed building to
the rear to a residential care home for persons with learning disabilities.

3.2  The site would be accessed from Edenside Drive with three parking spaces provided at the front of the
site.  The existing bungalow would provide an office and two further units with six units being provided in the
building to the rear with a communal area. In regards to the existing bungalow two doors are proposed on the
north elevation to provide access to the two units.  The existing entrance to the south elevation would serve
the office.
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3.3  The site would be operated by Number Seven Healthcare and it is envisaged that the majority of the
residents would require 1 support member of staff available to them for a minimum of 12 hours per day and
two waking night staff across the entire site.  The applicant has stated the number of overall staffing onsite is
difficult to predetermine as it is dependent on the support needs of each resident; however, on the basis of
each resident having 1:1 support throughout the waking day this would equate to the service having 24 full
time staff employed with an average of 10 on site at any one time.

3.4  The social role of the National Planning Policy Framework, (NPPF), in contributing to sustainable
development is for planning to support healthy communities by creating a high quality built environment, with
accessible local services that reflect the needs of the community and support its health well-being.

3.5  Policy DC18 of the Core Strategy and Development Control DPD supports sustainable proposals for
community facilities where it provides for an identified local need, it would be of community benefit and
represents the most sustainable option to meet the identified need.

3.6  The application site is located within the Settlement Boundary for Attleborough, which is a well serviced
town with accessible transport links and facilities and therefore it is considered the proposal is located within
a sustainable location and would meet an identified need within the District.

3.7  The principle of the proposed development is therefore supported by the NPPF as well as local planning
policy.

4.0 Impact upon amenity

4.1  It is considered the proposed use as a residential care home, (C2), would not impact any further upon
neighbour amenity in terms of light, outlook or privacy than the previous approval. Details have been
provided in regards to the acoustic fencing to be installed along the southern boundary, which is considered
acceptable.  A condition would be imposed for this to be installed prior to the first occupation of the site.

4.2  Concerns have been raised in regards to impact upon neighbour amenity in terms of noise and
disturbance and impact upon parking.  In regards to noise and disturbance it is considered that the use as a
residential care home would not impact significantly further than a C3, (residential), use.  If approved a
condition would be imposed stating the application shall be used for C2 care home use only. In regards to
parking this is outlined below.

5.0  Impact upon highway safety

5.1  The Highways Authority state the site already has permission for six units for adults with learning
disabilities granted under 3PL/2014/0213.  The current proposal now only includes pedestrian access to the
rear and they would therefore recommend the Local Planning Authority ascertain whether the Fire Service is
content that their vehicles could attend the site in an emergency.
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5.2  The current submission also only includes three on-site parking spaces but the Highways Authority
accept that the principle of this has already been approved.  The applicant advises that the proposed use
would require 24 hour care to be present for the residents with 1:1 care during the day and two staff looking
after the residents at night.  On this basis and given the site history the Highways Authority consider it would
be difficult to substantiate an objection to the current submission, in particular because of the proximity of a
public car park together with the availability of acceptable walking and cycling links.

5.3  The Highways Authority would however require an amount of covered cycle parking to be provided.  A
further plan was provided showing cycle parking and the Highways Authority raise no objection subject to the
imposition of conditions relating to the vehicular access, on-site car and cycle parking, and an informative
relating to works within the public highway.

6.0  Other matters

6.1  Norfolk Fire and Rescue initially objected to the application given the restrictive access to the rear of the
site; however the fire service inspected the site and now raise no objections to the application as it stands.

6.2  The Environmental Health Officer raised no objections or comments on the grounds of Environmental
Protection, providing the development proceeds in line with the application details, particularly in respect of
the acoustic fence and height / positioning of the heating boiler flue.

6.3  The Contaminated Land Officer requested an updated contamination report, given the original was three
years old and further information regarding the works undertaken during the construction of the six units to
the rear. This was provided and states the Remediation Method Statement is acceptable.  Details of the
remedial works should be provided in a Verification Report to evidence that remediation was carried out
successfully. If approved a condition would be imposed for this to be provided and agreed prior to the site
being brought into use.

6.4  The previous application was subject to a S106 Agreement and the Housing Enabling Officer raises no
objections to the discharge of this if the use is to change to C2.

7.0  Conclusion

7.1  In conclusion the application is considered to be acceptable in planning terms, and therefore is
recommended for approval, subject to the imposition of conditions.

RECOMMENDATION Planning Permission

CONDITIONS
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33007 Full Permission Time Limit (3 years)
3047 In accordance with submitted
3920 No other C2 use
HA08 New access - construction over verge
HA24 Provision of parking and servicing - when shown on plan
3920 Remediation strategy
4000 Variation of approved plans
3996 Note - Discharge of Conditions
AN61 NOTE NCC Inf 2 When Vehicular access works required
LS10 Implementation of submitted boundary treatment This condition will require to be discharged
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ITEM: 6 RECOMMENDATION: REFUSAL
REF NO: 3PL/2016/1205/F CCASE OFFICER Lisa O'Donovan

LOCATION: ATTLEBOROUGH AAPPNTYPE: Full
Stone Cottage PPOLICY: Out Settlemnt Bndry
68 Leys Lane AALLOCATION: N

CONS AREA: N

APPLICANT: Mr & Mrs  Miller
Stone Cottage, 68, Leys Lane
Attleborough

LB GRADE: N

AGENT: Patterson DESIGN Ltd
Suva House Attleborough

TPO: N

PROPOSAL: Erect two storey, three bedroomed dwelling

REASON FOR COMMITTEE CONSIDERATION

The application has been brought to committee at the request of the Ward Representative.

KEY ISSUES

Principle of development
Impact on form and character of the area
Impact upon amenity
Impact upon highway safety
Impact on trees

DESCRIPTION OF DEVELOPMENT

The application seeks permission for the erection of a detached two storey dwelling with attached double
garage.  The dwelling is proposed to be constructed using a mix of brick and flit with a clay tile roof.  The
main elevation will face Leys Lane, access is proposed from this elevation.

SITE AND LOCATION

The site is currently garden land which serves Stone Cottage, a dwelling situated to the west of the site,
another residential dwelling sits to the south-east, (Thorsby), with industrial buildings situated to the north
within the Maurice Gaymer Industrial Estate.  These are well screened by established trees and hedging.

EIA REQUIRED

No

RELEVANT SITE HISTORY
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No relevant site history

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

CP.09 Pollution and Waste
CP.14 Sustainable Rural Communities
DC.01 Protection of Amenity
DC.02 Principles of New Housing
DC.16 Design
DC.19 Parking Provision
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance
SS1 Spatial Strategy

OBLIGATIONS/CIL

Not Applicable

CONSULTATIONS

ATTLEBOROUGH TC
Approve but with concerns regarding access.
CONTAMINATED LAND OFFICER
No objection subject to conditions.
TREE AND COUNTRYSIDE CONSULTANT
No objection subject to condition.
ENVIRONMENT AGENCY
No objection, general advice given.
RAMBLERS ASSOCIATION:  NORFOLK AREA
No comment.
FACILITIES MANAGEMENT
Acknowledged, but no further comments.
NORFOLK RIVERS INTERNAL DRAINAGE BOARD
The proposed dwelling is located adjacent to a watercourse within the Boards District.  Whilst the
watercourse is not currently maintained by the Board no development is permitted within 7m of the bank top
in accordance with the Boards bylaws.  No information has been provided to demonstrate that runoff from the
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development will not impact on downstream flood risk.  Runoff from the development must be restricted to
the existing greenfield runoff rate with appropriate onsite attenuation in accordance with the SuDs Manual
2015. Whilst the development is not shown on Environment Agency flood risk maps as being at risk of
flooding it should not be assumed that this flood risk does not exist.  EA flood risk mapping does not cover
the upper reaches of ordinary watercourses.  The applicant should be asked to demonstrate that the
proposed dwelling is not at risk, or that any necessary mitigation is provided. The Board objects to the
application, a compliant flood risk assessment and drainage strategy is required to enable the Board to
withdraw this objection.
EENVIRONMENTAL HEALTH OFFICER
Recommend refusal on the grounds of the adverse impact on any future occupiers from noise / emissions
generated by the nearby industrial unit.

PRINCIPAL PLANNER MINERAL & WASTE POLICY No Comments Received

REPRESENTATIONS

None

ASSESSMENT NOTES

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

1.1  The proposals design and access was amended during the course of the application process following
concerns raised in respect of these.  The amendments were the subject of a full re-consultation.  The
amendments resulted in a single plan width dwelling, the access moved further west and an indication of the
hedging removal.

2.0 Principle

2.1  The application seeks full planning permission for the erection of a two storey dwelling on land outside a
settlement boundary.  For this reason the proposal conflicts in principle with Policies SS1, DC02 and CP14 of
the Core Strategy and Development Control Policies Development Plan Document, (2009), which seek to
focus new housing within defined Settlement Boundaries.  The application is therefore assessed against the
benefits provided in relation to the sustainable development tests as set out in the NPPF.

2.2  The NPPF identifies three dimensions of sustainable development:

-  Economic, in terms of building a strong economy and in particular by ensuring that sufficient land
   is of the right type and is available in the right places.
-  Social, by supporting, strong and healthy communities by providing the supply of housing
   required to meet future need in a high quality environment with accessible local services and
-  Environmental, through the protection and enhancement of the natural, built and historic
   environment.
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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, whilst the land is in the applicant's ownership and is
therefore available and would cause some economic benefit by way of providing jobs in relation to the
construction, the small scale of development means that this will be minimal.  The land lies outside of the
settlement boundary, therefore this land is not considered to be the right type or within the right place as
defined by paragraph 7 of the NPPF.

2.5  Attleborough benefits from frequent bus services linking the town to Wymondham and Norwich which
would be likely to derive some support from the development also and will also enable the future occupiers to
be less reliant on car use.  The application is therefore considered in line with paragraph 55 of the NPPF.

2.6  Environmentally - It is accepted that the site is situated close to the Attleborough Settlement Boundary,
however, it is considered that the development if approved would result in a cramped form of development
which would have no environmental factors that would make a beneficial contribution to enhancing
sustainability.

2.7  In light of the above, there are no material benefits as a result of approving the development outside of
the settlement boundary that would outweigh the harm caused by approving development in an
unsustainable location.

3.0 Impact on the form and character of the area

3.1  The land at present forms part of the extended garden area of Stone Cottage and is screened from Leys
Lane by overgrown hedging and vegetation.  It is considered when taking the presence of Stone Cottage to
the east and another dwelling, Thorsby to the north-east, the dwelling will relate as an infill site and not an
encroachment into open countryside.  Dwellings along Leys Lane are sporadic, as a result, there is no set
pattern of development that will be affected by the addition of a dwelling in this location.  In light of this, the
proposal Is considered to accord with Policy DC16.

4.0 Impact on amenity

4.1  In terms of amenity received by existing occupiers at Stone Cottage and Thorsby, it is considered that
the revised dwelling size, window and habitable room placement are such that the level of amenity currently
enjoyed by the occupiers are unlikely to be affected to a material degree.  The majority of first floor windows
have been positioned within the front and side elevations, away from the more sensitive amenity interfaces
with the neighbouring dwellings.  In addition the orientation of the site and presence of an existing outbuilding
within the neighbouring garden at Thorsby will ensure that any overshadowing will be over the existing
outbuilding and the application site itself.

4.2  Notwithstanding the above, it is considered that the level of amenity received by any occupiers of the
proposed dwelling is likely to be significantly affected by the close proximity of the industrial unit at number
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51 Maurice Gaymer Road which is approximately 11 metres from the front boundary of the application site.  It
is considered that the proposal therefore fails to adequately mitigate against any noise generated by this unit
to allow the future occupiers to properly enjoy their inside and outside amenity space to an acceptable
degree.  There is also concern that by approving a dwelling here could, in the long-term, put undue pressure
on the occupiers of this industrial / commercial unit in terms of restricting its operational function to relieve the
noise impact.  The Environmental Health Team has recommended refusal on this basis.  As a result, the
proposal is contrary to Policy CP09 and paragraphs 109 and 123 of the NPPF.

4.3  In addition to paragraph 4.2, it is considered that whether the mitigations is by way of an acoustic fence
or hedge would present other issues.  In terms of a fence, this is something the Council would not wish to
see in this location given the predominant green and 'non-urban' character of Leys Lane however the
additional of an acoustic hedge could present issues in terms of minimising the already small area of amenity
space provided.  A hedge could also reduce the ability to provide the required visibility by Highways.

5.0 Impact on highway safety

5.1 Norfolk County Council as the Highways Authority was consulted on the proposal.  They have noted that
Leys Lane is a single track width with no turning facilities and that there is limited space / opportunity to
widen the carriageway between Pixie Paddock and this site, (a new passing bay has recently been created
near Pixie Paddock).  It has been acknowledged that the applicant proposes to create a passing / turning
area adjacent to the bend which would enable vehicles to pass and would assist some turning but the design
needs amending.  There is reservations regarding the increased vehicular use however given the proximity
to the Town Centre there would be limited scope for objection.  The Highways Authority are therefore minded
to recommend approval subject to various conditions including: the access being provided and retained as
shown on the approved plan and in accordance with highway specification; no gates bollards or other means
of enclosure to be erected across the approved access; a visibility splay to be provided; the access and
parking to be laid out, levelled, surfaced and drained in accordance with any approved plan; a detailed
scheme of off-site highway improvement works required and completed.  On the basis of this and these
conditions being imposed on any subsequent approval, the scheme is considered acceptable in terms of
highway safety.

6.0 Impact on trees

6.1  The Tree and Countryside Officer was consulted on the proposal.  No objections have been raised to the
revised plan subject to a condition to ensure that work on site takes place in accordance with the submitted
Arboricultural Impact Assessment, (AIA), Tree Protection Plan, (TPP) and Arboricultural Method Statement,
(AMS), submitted by Plandescil dated November 2016.  This would be attached to any approval.  The
application is considered to have due regard to Policy DC12 on this basis.

7.0 Other issues

7.1  Contaminated Land have raised no objections subject to conditions.

7.2  The Environment Agency were consulted and advised that the site is not considered 'high risk' and have
therefore not provided any site specific comments as a result.  The East Harling Internal Drainage Board
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however, has raised an objection but have asked that a compliant flood risk assessment be undertaken in
order for them to withdraw their objection.  The proposal site does not fall within any flood risk zones as
established by the Environment Agency's flood risk map, therefore there is no requirement for a flood risk
assessment in this instance.

8.0 Conclusion

8.1  The proposal is not considered to accord with Policies CP09 and DC01 or paragraphs 109 and 123 of
the NPPF which seek a) actively minimise or mitigate against forms of pollution and also to protect residential
amenity, both existing occupiers and future ones.  The proposal seeks to erect a new dwelling opposite the
rear of an existing industrial unit within the Maurice Gaymer Industrial Estate.  Due to noise and other
emissions, the future occupiers are likely to be adversely affected to a materials degree.  There is also
concern that given the site location and small plot size, to mitigate against any noise or emissions by way of
either acoustic fencing or hedging would cause issues in respect of impact on the character and appearance
of the area or loss of amenity space with the added implication of the need to provide adequate visibility.  As
a result, the application is recommended for refusal.

RECOMMENDATION Refusal of Planning Permission

REASON(S) FOR REFUSAL

9900 Impact on future occupiers - noise/emissions
9900 Outside SB/contrary to policy
2002 Application Refused Following Discussion - No Way Forward
2008 Criterion D - Adverts Where Refused
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ITEM: 7 RECOMMENDATION: REFUSAL
REF NO: 3PL/2016/1499/O CCASE OFFICER Jemima Dean

LOCATION: YAXHAM AAPPNTYPE: Outline
Land north of PPOLICY: Out Settlemnt Bndry
Norwich Road AALLOCATION: N

CONS AREA: N

APPLICANT: Glavenhill Strategic Land (Number 9) Ltd
C/O Lanpro Services Brettingham House

LB GRADE: N

AGENT: Lanpro Services
Brettingham House, 98 Pottergate,

TPO: N

PROPOSAL: Erection of 25 dwellings with new access point and associated landscaping, open space and
car parking

REASON FOR COMMITTEE CONSIDERATION

This application is referred to the Planning Committee as it is a major Application and contrary to the
development plan.

KEY ISSUES

Sustainable development
Landscape character and appearance of the area
Access and highway impact
Impact on amenity
Affordable housing
Archaeology
Drainage and flood risk
Public open space

DESCRIPTION OF DEVELOPMENT

The application seeks outline permission for residential development on greenfield land to the north of
Norwich Road, Yaxham.  The application proposes residential development with all matters reserved apart
from access.

The following documents were submitted with the application:

-  Planning Statement
-  Design and Access Statement
-  Phase 1 Geo-Environmental Assessment
-  Preliminary Ecological Appraisal
-  Flood Risk Assessment and Drainage Strategy
-  Archaeological Geographical Survey
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-  Archaeological Desk-Based Assessment

Indicative plans have been submitted illustrating a layout for 25 dwellings with an area of public open space
an indicative swale / attenuation pond to the north.  Access is shown as a road leading directly from Norwich
Road.

The indicative plan shows units to include; 2 x 1 bed flats, 4 x 2 bed flats, 1 x 3 bed flats (affordable); 2 x 2
bed dwellings (market); 8 x 3 bed (market); 1 x 3 bed (affordable); 5 x 4 bed (market); 2 x 5 bed (market).

SITE AND LOCATION

The application site comprises a broadly rectangular parcel of land to the north of Norwich Road in Yaxham.
The site extends to approximately 1.3 hectares.  Immediately to the west of the site is Yaxham Settlement
Boundary and residential development including semi-detached two storey dwellings.

The site currently comprises agricultural land forming part of a larger parcel of land to the north and east in
the applicant's ownership.  There are no trees on the application site.  The boundary along the sites southern
boundary comprises wire fencing with concrete fence posts.  No screening exists along the site's boundaries.
Surrounding land use other than residential is largely agricultural.  The site and surrounding landscape is
generally flat and level.

EIA REQUIRED

No

RELEVANT SITE HISTORY

No relevant site history

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

CP.01 Housing
CP.04 Infrastructure
CP.05 Developer Obligations
CP.09 Pollution and Waste
CP.10 Natural Environment
CP.12 Energy
CP.14 Sustainable Rural Communities
DC.01 Protection of Amenity
DC.02 Principles of New Housing
DC.04 Affordable Housing Principles

BRECKLAND COUNCIL - PLANNING COMMITTEE - 6th March 2017

COMREPORT (ODB-Ocella One Click Agenda/Officer report)



DC.11 Open Space
DC.12 Trees and Landscape
DC.13 Flood Risk
DC.14 Energy Efficiency
DC.15 Renewable Energy
DC.16 Design
DC.17 Historic Environment
DC.19 Parking Provision
NPPF With particular regard to paragraphs 14, 47 and 49
NPPG National Planning Practice Guidance

OBLIGATIONS/CIL

Physical connection to the local PRoW network to the north, Yaxham FP4 a part of the Yaxham Circular
Walk.

Contribution of around £3000 towards literature and enhanced infrastructure to signpost new residents to
local facilities and recreational opportunities.

On site recreational contributions in accordance with the criteria set out in appendix E 'Open Space
Contributions'.

Education contributions towards Yaxham Primary School.

Norfolk Fire Services have indicated that the proposed development will require 1 hydrant.

40% affordable housing - mix to be decided at reserved matters stage.

Contributions towards libraries of £75 per dwelling.

The funding of this infrastructure, other than the fire hydrant would be secured by planning condition.

CONSULTATIONS

YAXHAM P C
The Council decided unanimously to object to this planning application for the following reasons. Breckland
Council has now confirmed it has a five-year land supply and as a consequence the current Local Plan,
(Breckland Core strategy and Development Control Policies DPD), is therefore now up to date.  Planning
applications that conflict with the policies in the current Local Plan should therefore refused unless other
material considerations indicate otherwise. Under the current Local Plan Yaxham is a rural settlement,
(Policy SS1 Spatial Strategy) and Policy CP11, (Protection and Enhancement of the Landscape) and as such
Yaxham's settlement boundaries are a material planning consideration, (Policies CP14 Sustainable Rural
Communities and DC02 New Housing within settlement boundaries).  It is clear that this application for new
residential development is outside the Yaxham settlement boundary and the proposed development would
result in the intrusion of built development into the open countryside detracting from the character,
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appearance and openness of the site and surrounding rural area.  This application is therefore contrary to
policies SS1, CP11, CP14, and DC02 of the adopted Breckland Core strategy and Development Control
Policies DPD.  This application has no exceptional material considerations that would outweigh the harm that
the development would cause to the countryside and rural landscape.  This would furthermore not represent
sustainable development because of this harm and the lack of local facilities in the village.  For all these
reasons the Parish Council objects to this planning application.
EENVIRONMENT AGENCY
No objections.
ANGLIAN WATER SERVICE
No objection subject to conditions.
NATURAL ENGLAND
No comments.
NORFOLK COUNTY COUNCIL HIGHWAYS
No objection - comments relating to access.
OBLIGATIONS OFFICER, NORFOLK COUNTY COUNCIL
Contribution required which would be secured by a S106 Agreement.
FLOOD & WATER MANAGEMENT TEAM
Officers have screened this application and it falls below our current threshold for providing detailed
comment.  This is because the proposal is for less than 250 dwellings or 5 ha in size and is not within a
surface water flow path as defined by Environment Agency mapping.
TREE AND COUNTRYSIDE CONSULTANT
No objection - suitable landscaping / tree / hedge planting should be included as part of the finalised layout.
HOUSING ENABLING OFFICER
In this instance 10 affordable units would be required, 7 for rent and 3 for intermediate housing.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
The updated Preliminary Ecological Appraisal, (PEA); (Aspect Ecology, 1/2/17) sufficiently addresses
biodiversity in relation to this development and our previous comments - conditions recommended.
CONTAMINATED LAND OFFICER
No objection subject to conditions.
ENVIRONMENTAL HEALTH OFFICERS
No objection.

NORFOLK RIVERS INTERNAL DRAINAGE BOARD No Comments Received
CRIME REDUCTION & ARCHITECTURAL LIAISON
OFFICER

No Comments Received

HISTORIC ENVIRONMENT SERVICE No Comments Received

REPRESENTATIONS

Sixteen representations have been received in response to the application.  Concerns relate to: impact of
housing on neighbour's son who has special needs and minor autism; loss of privacy; intrusion into open
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countryside; out of character and appearance of area; blocks of flats are not appropriate in this area;  loss of
wide views; lack of facilities; beyond settlement boundary; flood risk; poor infrastructure; not in keeping with
neighbourhood plan; Breckland now has its five year supply of housing; fills in gap between Clint Green and
Yaxham; lack of infrastructure; addition traffic.

ASSESSMENT NOTES

1.0 Sustainable Development

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

1.2  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
significant weight in accordance with paragraph 215.

1.3  The site is located outside the settlement boundary of Yaxham in an area of open countryside to the east
of the village boundary, (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.
As such the proposed residential development would be contrary to the development plan.

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

1.5  Paragraph 49 states that housing applications should be considered in the context of a presumption in
favour of sustainable development.  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.

1.6  Yaxham is currently identified in the Council's Spatial Strategy as a Rural Settlement.  These settlements
are not capable of sustaining consequential growth as they are generally dependant on higher order
settlements for services and facilities.  Local Service Centre, (LSC), status for Yaxham in the Emerging Local
Plan was debated at the last Local Plan Working Group on 3rd February.  At this meeting, Members
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recommended to not designate the village as a LSC.  Whilst the village meets the five criteria for designation,
the services and facilities are split between Yaxham and Clint Green, which are over 800m apart.  The Local
Plan has looked to use 800m as a reasonable walking distance for access to services.  This recommendation
will need to be ratified by the Council's cabinet when the pre-submission version of the Local Plan is
considered for publication.  I would also note that the local plan has only been subject to regulation 18
consultations and therefore very little weight may be attributed to the policies at the present time in the
determination of planning applications.

1.7  Nethertheless, consideration has been given to the sites accessibility to the current level and range of
services and facilities in the surrounding area.  At present Yaxham does benefit from a primary school, shop,
community facilities and some employment opportunites.  Dereham, the administration centre of the north is
approximately 4 km to the north of the application site.  In terms of public transport Yaxham is served by a
regular bus service that runs seven days a week, the number 4, (Swanton Morley - Dereham - Yaxham -
Norwich).  The site is within easy walking distance, by footpath, of the nearest bus stops.   The bus services
linking the site to Dereham's local amenities would provide an alternative to the car, consistent with the social
and environmental dimensions to sustainable development.  These considerations weigh in favour of the
proposal.

1.8  It is noted that the proposed dwellings would provide economic support for existing shops and facilities
and contribute to the vitality of the local community and alternative transport options other than private car
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.

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

2.0 Design and Impact on the Landscape Character and Appearance of the Area

2.1  The NPPF highlights in paragraph 56 that "The Government attaches great importance to the design of
the built environment.  Good design is a key aspect of sustainable development, is indivisible from good
planning and should contribute positively to making places better for people."

2.2  Paragraph 64 further states that "Permission should be refused for development of poor design that fails
to take the opportunities available for improving the character and quality of an area and the way it
functions."

2.3  Development within the District is further 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.  The importance of the character and form,
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height, scale, massing and layout amongst other key design considerations are also set out in policy DC16 of
the Core Strategy.

2.4  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, embracing
opportunities to enhance the character and appearance of an area.  The policy also makes reference to the
Council's Landscape Character Assessment, (LCA).  These aims are reiterated in paragraph 17 of the
National Planning Policy Framework, (the Framework).

2.5  The Breckland Landscape Character Assessment (2007) indicates that the site is located within an area
known as the 'Settled Tributary Farmland' where landform is distinctly undulating, with field boundary
vegetation providing containment and limited inter-visibility with other landscapes.  It is a medium scale
landscape with landcover predominantly defined by arable agriculture with localised areas of pasture
associated with tributary drains and more occasionally freshwater fen.  The settlement pattern is
characterised by frequent dispersed farmsteads and hamlets and larger villages clustered around the rural
road network in both a linear and nucleated settlement pattern.  Distinctive vernacular building materials
include Norfolk red brick and clay lump.  The LCA suggests that any new development reflects the existing
material and stylistic vernacular within the settlements.  Development and boundary treatments to the
settlement edges should be monitored, resisting any materials and/or species which could have an
urbanising influence on the landscape.

2.6  The proposed development would increase the amount of the built form to the north of this part of
Norwich Road, the appearance of the site would clearly change from an open field to a small housing estate
with the north and eastern boundaries forming a 'new edge' of development which would intrude into and
remain very visible in the open landscape.  Whilst screening in the form of landscaping along the site's
boundaries would be secured by planning conditions, this would offer only some mitigation and would take
considerable time to take effect.

2.7  Whilst the proposed density of development, as depicted in the indicative layout plan would be similar to
that of residential development nearby, the proposal would result in a significant and harmful intrusion into
the open and rural landscape, and therefore, the proposals would conflict with Core Strategy Policies CP11,
DC02 or DC16, and the policies set out in paragraphs 58 and 109 of the NPPF.

3.0 Access and Highway Impact

3.1  The current layout proposed a new junction with Norwich Road to serve the residential development.
The Highway Authority raises no objection to the principle of the development and has provided comments
regarding access to serve the development:  a speed survey should is requested;  the 30mph speed limit
should be extended to a suitable point beyond the site frontage, together with an enhanced gateway;  direct
access from frontage development onto Norwich Road is encouraged, subject to adequate levels of visibility
and on-site turning provision;  any existing field access within the site frontage should be removed and
suitable alternative provision provided agricultural access to the field beyond this development must not be
from the new residential estate road;  the frontage footway should be widened to a minimum of 2.0m.  The
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applicant is aware of these requests and an update to the points raised is expected.

4.0 Impact on Amenity

4.1  The indicative layout submitted with the application illustrates a scheme with 25 dwellings on land to the
north Norwich Road.  The full impact on residential amenity would be assessed at the reserved matters stage
and careful attention would be needed to ensure an acceptable level is maintained.  It is however considered
that the site could satisfactorily accommodate the proposed development with no detrimental harm caused to
amenity.

5.0 Affordable Housing

5.1 The submitted layout plan indicates 10 affordable dwelling units.  At present a 40% provision is required
on sites of this size.  This is then further split into 65% being made available for rent and 35% for shared
ownership, shared equity or any other intermediate product that meets the intermediate definition within
NPPF, or meets an identified need in the District and is agreed with the Breckland District Council.  In this
instance 10 units, as indicated would be required, 7 for rent and 3 for intermediate housing.  The affordable
housing mix would need to be determined in the reserved matters.

6.0 Archaeology

6.1  Archaeological investigations including a desk based assessment and geophysical survey have been
undertaken on the site.  The assessment established that there are no recorded or designated heritage
assets within the study site and there will be no impact upon any designated heritage assets within the wider
1km search area.  The survey showed no clear evidence in the magnetic data for archaeological features or
activity but there are a number of anomalies of uncertain origin.  The Historic Environment Service was
consulted on the application although no comments received.

7.0 Drainage and Flood Risk

7.1  The site is located in Flood Zone 1 of the Environment Agency Indicative Flood Map.  A Flood Risk
Assessment and Drainage Strategy, (Rossi Long, December 2016), has been submitted with the application.
As the site is within Flood Zone 1 the risk of flooding from fluvial events is minimal and the site is indicated to
be at very low risk of surface water flooding.  The report confirms the ground conditions are not suitable for
infiltration drainage due to the low permeability of the subsoil.  A sustainable approach to surface water
management is proposed using source control, permeable paving and swales. Impermeable area run-off will
be directed to an attenuation lagoon with a discharge to the local ditch system limited to the mean annual
flood for the pre-developed site.   This strategy will ensure that the development remains safe throughout its
lifetime, taking climate change into account, without increasing flood risk off site.

7.2  Full details of the proposed Surface Water Drainage Strategy would be secured by condition. Foul
drainage would connect to the public sewer via an on-site pumping station.  Anglian Water has been
consulted on the application and no objection is raised subject to conditions relating to a foul water strategy.
No objection is raised by the Environment Agency.
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8.0 Public Open Space

8.1  Developments of 25 dwellings or more should provide on-site open space, and to provide for maximum
surveillance areas of open space are best located where they are overlooked by the fronts of nearby
dwellings thereby providing safe opportunities for children's play.  Children's play areas and facilities should
be located within walking distance of where they live.  However, they should not be located so close to
dwellings as to cause noise or nuisance problems for residents.

8.2  Residential development of sites for 25 dwellings and above would require a minimum of 1 Local Area
for Play, (LAP), to be provided within the application site.  The design and location of on-site provision of
children's open space would require careful consideration at the detailed design stage.  The on-site open
space provision would be secured by S106 Agreement.

9.0 Ecology

9.1  An updated The Preliminary Ecological Appraisal, (PEA); (Aspect Ecology, January 2016), has been
reviewed at the request of the Council's Ecologist.  The Council's Ecologists raise no objection to the
proposed development subject to conditions.

10.0 Conclusion

10.1  Planning law requires that planning applications are determined in accordance with the development
plan unless material considerations indicate otherwise.  In this instance being located outside of the
settlement boundary the proposed development would conflict with policies SS1, CP14 and DC02 of the
Core Strategy which set out the approach to directing housing developments in the district and which are
considered to carry significant weight.  Therefore, it is necessary to consider whether any such material
considerations, including national planning policy, which would justify a departure from policy.

10.2  The economic and social benefits of the development can be summarised as follows:

- The provision of 25 new dwellings that would provide additional housing and support businesses
   and facilities by increased expenditure within the local economy from the new households
-  40% affordable dwelling units provided on site
-  Initial job creation during construction phase and additional employment opportunities generated
   by subsequent supply chain.

10.3  The site is considered to have reasonable access to facilities and local services within Dereham which
would provide for the needs of future residents.  The existing local bus service provision would assist in
connecting the dwellings to these services and facilities.

10.4  In terms of other environmental considerations, there will be a significant change to the open character
and appearance of the site and whilst the site abuts existing built form along its western boundary the
proposal would result in a significant harmful intrusion into the surrounding open countryside.
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10.5  It has been demonstrated that the dwellings would be safeguarded from flooding and the proposals
would not increase the risk elsewhere, and in term of amenity the proposed dwellings would be acceptable
subject to careful consideration at the reserved matter stage.  However, the lack of significant adverse
impacts are not considered to constitute benefits and the social and economic benefits derived from the
proposed dwellings are not considered to outweigh the conflict with the principle approach to sustainably
delivering housing growth set out in the development plan.

10.6  Whilst the proposals would provide for a significant number of new dwellings, these would be located
contrary to the policies set out in the adopted core strategy designed to provide for sustainable housing
growth in the district.  It is concluded that the economic benefits from the proposed dwellings would not
significantly and demonstrably outweigh the harm caused by the development being contrary to core policies
in the development plan, taking into account the development plan and the policies of the NPPF as a whole
and therefore the application is recommended for refusal.

RECOMMENDATION Refusal of Outline Planning Permission

REASON(S) FOR REFUSAL

9900 Contrary to Policy
9900 Highways
9900 Affordable housing
9900 No S106 - Intrastructure
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ITEM: 8 RECOMMENDATION: REFUSAL
REF NO: 3PL/2016/1520/F CCASE OFFICER Jemima Dean

LOCATION: WHISSONSETT AAPPNTYPE: Full
Land adjacent Ceduna PPOLICY: Out Settlemnt Bndry
New Road AALLOCATION: N

CONS AREA: N

APPLICANT: Mr & Mrs M Dye
Oldsted Yard Brisley Road

LB GRADE: N

AGENT: Jonathan Burton Architectural Design
12 Park Road Dereham

TPO: N

PROPOSAL: Erection of detached single storey dwelling and garage

REASON FOR COMMITTEE CONSIDERATION

The application is called in for determination by committee at the request of the Ward Member.

KEY ISSUES

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

DESCRIPTION OF DEVELOPMENT

This application seeks full planning permission for a single storey detached bungalow and detached double
garage, on land adjacent to Ceduna to the east of New Road in Whissonsett.  Access to serve the
development would be via a new access directly from New Road.

SITE AND LOCATION

The site is located to the east of New Road in Whissonsett.  It comprises a small corner of an agricultural
adjacent to Ceduna, a detached single storey dwelling fronting New Road.  The site falls immediately
adjacent south to Whissonsett Settlement Boundary.

EIA REQUIRED

No

RELEVANT SITE HISTORY

No relevant site history
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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 and National Planning Policy Guidance  have also been taken into account, where appropriate

CP.01 Housing
CP.04 Infrastructure
CP.14 Sustainable Rural Communities
DC.01 Protection of Amenity
DC.02 Principles of New Housing
DC.12 Trees and Landscape
DC.16 Design
DC.19 Parking Provision
NPPF With particular regard to paragraphs 14,47 and 49
NPPG National Planning Practice Guidance
SS1 Spatial Strategy

OBLIGATIONS/CIL

Not Applicable

CONSULTATIONS

WHISSONSETT P C
The applicant's parents have lived, worked and raised their family in the village during the past 70 years.
They, their children and grandchildren are the 5th, 6th and 7th generations of the family to reside in the
village.  The family have been and continue to be active in village life, clubs, committees, church, Parish
Council and social groups.  The Parish Council supports local families wishing to remain in the village,
working, being supported by relatives and contributing to the community as a whole.  The Parish Council
would ask that these comments be taken into consideration when considering this application.
NORFOLK COUNTY COUNCIL HIGHWAYS
No objection subject to conditions.
CONTAMINATED LAND OFFICER
No objection subject to conditions.
TREE AND COUNTRYSIDE CONSULTANT
No objection.
HISTORIC ENVIRONMENT OFFICER
No objection subject to conditions.
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REPRESENTATIONS

One representation has been received in response to the application with concerns relating to: loss of views;
loss of light; and precedent set.

ASSESSMENT NOTES

1.0 Sustainable Development

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

1.2  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 key aims in the NPPF and so in this respect Policy CP14 can be
afforded significant weight in accordance with paragraph 215.

1.3  The site is located outside the settlement boundary of Whissonsett in an area of open countryside to the
east of the village, (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.
As such the proposed residential development would be contrary to the development plan.

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

1.5  Paragraph 49 states that housing applications should be considered in the context of a presumption in
favour of sustainable development.  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.

1.6  Whissonsett is currently identified in the Council's Spatial Strategy as a Rural Settlement, a settlements
not capable of sustaining consequential growth.  Nevertheless, consideration has been given to the site's
accessibility to the current level and range of services and facilities in the surrounding area.  At present
Whissonsett has limited facilities and no frequent bus service.  North Elmham, the nearest local service
centre town which provides for a range of the employment, education, retail and leisure facilities is located
around 8 km south east of Whissonsett.  This would not therefore enable easy accessibility to local services
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and for these reasons the occupants of the dwellings would rely on the use of the private car to gain access
to local facilities.

1.7  This would not accord with the core planning principle in paragraph 17 of the National Planning Policy
Framework which is to actively manage patterns of growth to make the fullest possible use of public
transport, walking and cycling.  The proposal would also not accord with paragraph 34 of the Framework in
terms of ensuring the need to travel will be minimised and the use of sustainable transport modes will be
maximised.  Further to this paragraph 55 states that housing should be located where it will maintain the
viability of rural communities and isolated dwellings in the countryside should be avoided.

1.8  The construction of the development would have some short-term economic benefits, however the
development would not 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.

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

2.0 Design and Impact on the Landscape Character and Appearance of the Area

2.1  The NPPF highlights in paragraph 56 that "The Government attaches great importance to the design of
the built environment.  Good design is a key aspect of sustainable development, is indivisible from good
planning and should contribute positively to making places better for people."

2.2  Paragraph 64 further states that "Permission should be refused for development of poor design that fails
to take the opportunities available for improving the character and quality of an area and the way it
functions."

2.3  Development within the District is further expected to be of the highest design quality in terms of both
architecture and landscape.  The importance of the character and form, height, scale, massing and layout
amongst other key design considerations are set out in policy DC16 of the Core Strategy.

2.4  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, embracing
opportunities to enhance the character and appearance of an area.

2.5 The proposed development would extend the amount of the built into the open countryside to the east of
New Road.  The appearance of the site would clearly change from agricultural land to residential, which
would intrude into and remain visible in the open landscape, and there is no existing screening in the form of
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landscaping to mitigate this impact.  The proposal would therefore result in a significant and harmful intrusion
into the rural landscape and therefore, the proposals would conflict with Core Strategy Policies CP11, DC02
or DC16, and the policies set out in paragraphs 58 and 109 of the NPPF.

3.0 Access and Highway Impact

3.1 The proposal would introduce a new access directly from New Road to serve the development.  Based
on the vehicular movements associated with a single dwelling the Highway Authority would not raise a
highway objection subject to conditions.

4.0 Amenity Impact

4.1  In terms of amenity the proposal is acceptable with an appropriate amount of private amenity space
provided.  The proposed dwelling would not result in significant harm caused to existing or future occupiers of
dwellings and the proposal would accord with the requirements of Policy DC01.

5.0 Conclusion

5.1  Planning law requires that planning applications are determined in accordance with the development
plan unless material considerations indicate otherwise.  In this instance being located outside of the
settlement boundary the proposed development would conflict with policies SS1, CP14 and DC02 of the
Core Strategy which set out the approach to directing housing developments in the district and which are
considered to carry significant weight.  Therefore, it is necessary to consider whether any such material
considerations, including national planning policy, which would justify a departure from policy.

5.2  The economic and social benefits of the development can be summarised as follows:  The provision of
one dwelling that would provide additional housing and support businesses and facilities by increased
expenditure within the local economy from the new households;  initial job creation during construction phase
and additional employment opportunities generated by subsequent supply chain.

5.3  The proposed dwelling would be poorly connected to services and facilities including those in higher
order settlements.  In terms of other environmental considerations, there will be a significant change to the
character and appearance of the site and whilst the site abuts existing built form along its southern boundary
the proposal would result in a significant harmful intrusion to the existing rural area and open countryside

5.4  Whilst the proposals would provide for a new dwelling, this would be located contrary to the policies set
out in the adopted core strategy designed to provide for sustainable housing growth in the district.  It is
concluded that the economic benefits from the proposed dwelling would not significantly and demonstrably
outweigh the harm caused by the development being contrary to core policies in the development plan,
taking into account the development plan and the policies of the NPPF as a whole and therefore the
application is recommended for refusal.

RECOMMENDATION Refusal of Planning Permission

BRECKLAND COUNCIL - PLANNING COMMITTEE - 6th March 2017

COMREPORT (ODB-Ocella One Click Agenda/Officer report)



REASON(S) FOR REFUSAL

9900 Contrary to policy
2009 Criterion E - Planning Apps Where Refused
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ITEM: 9 RECOMMENDATION: APPROVAL
REF NO: 3PL/2017/0026/HOU CCASE OFFICER Lisa O'Donovan

LOCATION: SCARNING AAPPNTYPE: Householder
Annexe to Grange Cottage PPOLICY: Out Settlemnt Bndry
Dereham Road AALLOCATION: N

CONS AREA: N

APPLICANT: Mr Adam Riley
27 Bradford Road Rode

LB GRADE: Adjacent Grade 2

AGENT: Dennis Black Associates
39 Sunningdale Norwich

TPO: N

PROPOSAL: Conversion and extension of existing garage to form annex accommodation

REASON FOR COMMITTEE CONSIDERATION

The application has been brought to committee due to the history of the site and community involvement.

KEY ISSUES

Principle
Scale, design and materials appropriate to site and location
Impact upon neighbour amenity
Visual impact
Impact on the special interest of the curtilage listed building including the principal Listed Building, Scarning
Grange.
Highways

DESCRIPTION OF DEVELOPMENT

The application proposes the conversion of an existing outbuilding, to include extension in order to
accommodate a two bedroom annexe, one of the bedrooms will be required for use by a carer for the
occupant.  The annexe will comprise of an open plan kitchen / living area, a bathroom, shower room and two
bedrooms.

Permission was granted in 2007 for a similar proposal, which has been implemented.

This application has been amended since a previously refused application which proposed an extension
leading from the eastern side.  The revised application proposes an extension coming from the south side
with a slightly wider plan width than that of the existing garage with a matching roof form.  Materials have
also been amended, matching brick and tiles are now proposed.

SITE AND LOCATION

Grange Cottage is a semi-detached, two storey dwelling which occupies a spacious, rural plot.  The buildings
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here have been determined as curtilage listed buildings given their former relationship as ancillary buildings
to The Grange.  The outbuilding, the subject of this application is situated to the north-west of Grange
Cottage.  The site lies outside the Settlement Boundaries of Dereham and Scarning, part of ribbon
development along Dereham Road to the east.  Agricultural land lies to the north and west.

EIA REQUIRED

No

RELEVANT SITE HISTORY

3PL/1976/2544 - New garage - Permission

3PL/2007/1195 - Detached annexe to Garden Cottage (amended scheme) - Permission.

3PL/2014/0669/F - Two storey extension & new access - Permission

3PL/2016/0332/HOU - Conversion and extension of existing garage to form annex accommodation - Refused

3PL/2016/0342/LB - Conversion and extension of existing garage to form annex accommodation - Withdrawn
as no need to apply for LBC for this garage.

3PL/2016/0331/HOU - 2 Storey extension to Grange Cottage & Sunroom / porch extension to Garden
Cottage & new access - Withdrawn

3PL/2016/0340/LB - 2 Storey extension to Grange Cottage & Sunroom / porch extension to Garden Cottage
& new access - Withdrawn

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

DC.01 Protection of Amenity
DC.02 Principles of New Housing
DC.03 Replacement Dwellings and Extensions in the Countryside
DC.16 Design
DC.17 Historic Environment
LBC Planning(Listed Building & Conservation Areas) Act 1990
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance

OBLIGATIONS/CIL
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Not Applicable

CONSULTATIONS

SCARNING P C
The Parish Council has no objection to this application.
NORFOLK COUNTY COUNCIL HIGHWAYS
I would not wish to raise a highway objection provided a suitably worded condition is imposed ensuring that
the annexe is tied to the main dwelling and not let or sold separately in the future.
HISTORIC BUILDINGS CONSULTANT
No objection.
CONTAMINATED LAND OFFICER
No objection subject to condition.

REPRESENTATIONS

Site notice erected: 16-01-2017
Consultation letters issued: 11th January and 8th February 2017

Two representations received raising issues relating to the lack of a D & A statement, curtilage land, the EDP
advertisement, various conditions (set out below) and restrictions have also been requested which have
been addressed in the main body of the report.

Conditions requested as follows:

A)  A restriction to be imposed to restrict any further planning applications for extensions or enlargement of
Grange Cottage or Garden Cottage, or any additional dwellings on this property, (which the Council has
accepted to be curtilage land).

B)  The existing access to Garden Cottage and Grange Cottage from Dereham Road should not be moved.
The existing access should also serve as the access tot he converted garage.

C) A S106 Agreement has been requested to cover the above and also to include a restriction that the
annexe shall not be sold of separately from the main dwellinghouse, (Grange Cottage).

D) The extension shall follow a north-south alignment, as per the previous approval.

E) The materials shall match those of the adjacent listed buildings.

ASSESSMENT NOTES

1.0 The application has been brought to committee at the request of the Ward Representative.
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1.1 The proposed work is considered to be acceptable in planning terms and the scheme complies with the
general principles of policies DC01, DC02, DC03, DC16, DC17 and the NPPF / NPPG.

1.2  As a point of clarity, the garage building itself is not classed as a curtilage listed building as it was built
post July 1948.

1.3  In relation to the comment made in respect of the lack of a Design and Access Statement, I would like to
confirm that an application of this nature would not require the submission of such a statement.  This is
further detailed within the Council's 'Guide to the validation of
planning applications' - Adopted July 2015

2.0 Principle

2.1 Core Strategy Policy DC02 states that proposals for residential annexes will be supported provided that
the proposed accommodation is well-related to the main dwelling and the scale of the annexe does not
dominate the existing dwelling.

2.2  This application proposes the creation of a two bedroom annexe with a small living / kitchen area,
bathroom and shower room for use by the applicant's father.  One of the bedrooms will be for use by a carer.
This is considered to be a minimum level of accommodation and the building is situated in very close
proximity to the main dwellinghouse and therefore well related to the existing dwelling.  Conditions will be
imposed to restrict the use of the annexe so that it remains ancillary to the dwelling and would not form a
separate dwelling in the future should permission be forthcoming.

3.0 Scale, design and materials appropriate to site and location

3.1  Policy DC03 requires extensions, including outbuildings to dwellings in the countryside to be
proportionate to the scale of the original dwelling and for the size and design to be appropriate to the
landscape character of the area.  The scale of the work proposed is proportionate in the context of the site
size and scale of the host dwelling, this along with the use of matching materials all help to give the annexe a
visually subservient appearance.  Due to the generous size of the plot, the proposal will not result in a
cramped appearance.  In addition, whilst the extension brings the existing building further south, there will
remain a distance of approximately 17m from the southernmost side elevation to the front boundary which is
screened by a wall and hedge, as a result, the majority of the work proposed will be sited away from any
public vantage points, therefore limiting any impact on the wider character of the area.

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

-  the simple and matching scale, form and profile of the development is respectful of the host
   building and character of the broader locality;
-  finishing materials, fenestration pattern and design detailing is in keeping with the host building
   and character of the broader locality;
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-  given the distances involved, the development will not appear overly prominent in views from
   public or private vantage points and in so doing will not result in an adverse character outcome.

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

4.0 Impact upon neighbour amenity

4.1  In terms of neighbour amenity due to the expansive nature of the plot, existing boundary treatments and
separation distances to nearby neighbours the proposal would not significantly impact upon neighbour
amenity, particularly in respect of overlooking, loss of light and increase in noise and disturbance and is
therefore deemed acceptable.

5.0 Impact on the adjacent listed building

5.1  As stated above, the scale of the work proposed is considered proportionate in the context of the site
size and scale of the host dwelling, it is considered that the use of matching materials helps to maintain an
ancillary building appearance therefore reducing the material harm to the significance of the curtilage listed
buildings.  The small scale of the development in this location, toward the road, will also ensure that views of
Grange Cottage, Garden Cottage and Scarning Grange are not impeded.

5.2  The Historic Buildings Consultant has had discussions with regard to the proposed scheme and the
application has been submitted in line with these discussions, he has subsequently raised no objection.

5.3  In light of the above, the scheme complies with section 12, particularly paragraphs 131 and 132 of the
NPPF and Policy DC17 of the Breckland Core Strategy and would preserve the special interest of the Listed
Building, thus complying with Section 66 of the Town & Country, (Conservation Area and Listed Buildings Act
1990).

6.0  Other issues

6.1  The request for conditions and a S106 by the neighbour have been considered and are addressed in
turn below.  However, it must be noted that whilst a Council may impose such conditions as it thinks fit under
Section 70 of the Town and Country Planning Act 199, they must meet the legal tests, (serves a planning
purpose, be reasonable, certain and enforceable), to be valid and should also meet the tests laid down in the
NPPF, (necessary, relevant, enforceable, precise and reasonable).

6.2  (A) The first request was for a restriction to restrict any further planning applications for extensions or
enlargement of Grange Cottage or Garden Cottage, or any additional dwellings on this property, (which the
Council has accepted to be curtilage land).

6.3  In response to this, it is not considered reasonable to restrict applications in relation to a site without
consideration of each proposal on its own merits.  To place such a restriction would therefore not meet the
above tests.
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6.3 (B) The existing access to Garden Cottage and Grange Cottage from Dereham Road should not be
moved.  The existing access should also serve as the access tot he converted garage.

6.4  The current proposal seeks to utilise the current access.  As Dereham Road is classified, any new
access proposed in the future would require planning permission and would therefore be fully assessed if
and when that time came.  It is therefore considered unreasonable to condition this, as it is not work that
could be carried out without the permission of the Local Planning Authority.

6.5 (C)  It has been requested that a S106 Agreement also includes a restriction that the annexe shall not be
sold of separately from the main dwellinghouse, (Grange Cottage).

6.6  A condition will be attached to this effect, however, when taking the tests referred to above into account,
there are no real planning grounds with which we can reasonably request that this be restricted by way of a
legal agreement.  The applicant could volunteer one but it would be meaningless given that the tests would
not have been met and therefore we would have no grounds to a refuse an application to remove or vary it.

6.7  (D) The extension of the garage should follow the north-south alignment of the 2007 approval.

6.8  This is the basis with which the current proposal has been submitted.

6.9   (E)  All exterior wall should be of red brick, matching as much as possible those of the adjacent listed
buildings.  The fenestration should also be compatible with the neighbouring listed buildings.

6.10  The application forms states that the proposed extension will be contrasted using matching bricks and
tiles to that of the existing garage building which is considered acceptable in this instance and will be
appropriately conditioned.  The fenestration proposed is also considered proportionate to the use and in
keeping with Grange Cottage.

7.0  Highways - It is considered that the proposal will not have a significant adverse impact on the highway
network and utilises an existing access.  Norfolk County Council Highways has raised no objection subject to
a condition tying the annexe to the main dwelling and not let or sold separately.  This condition will be added
to any permission granted.

8.0  Conclusion

8.1 In light of the above, the application is considered acceptable and in line with policies DC01, DC02,
DC03, DC16 and DC17 of the Core Strategy and Development Control Policies Adopted December 2009.
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RECOMMENDATION Planning Permission

CONDITIONS

3007 Full Permission Time Limit (3 years)
3047 In accordance with submitted
MT02 External materials as approved
3541 Use as ancillary accommodation only
3994 Non-standard note
4000 Variation of approved plans
3996 Note - Discharge of Conditions
2000 NOTE:  Application Approved Without Amendment
2014 Criterion E - Planning Apps Where Approved
3946 Contaminated Land - Unexpected

Contamination
This condition will require to be discharged
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ITEM: 10 RECOMMENDATION: APPROVAL
REF NO: 3PL/2017/0050/A CCASE OFFICER Sandra Bunning

LOCATION: DEREHAM AAPPNTYPE: Advertisement
Elizabeth House PPOLICY: In Settlemnt Bndry
Walpole Loke AALLOCATION: N

CONS AREA: N

APPLICANT: Breckland Council
Elizabeth House Walpole Loke

LB GRADE: N

AGENT: Breckland Council
Elizabeth House Walpole Loke

TPO: N

PROPOSAL: Continue to display 2 Breckland Council flags and 2 no flag poles at the front of Elizabeth
House

REASON FOR COMMITTEE CONSIDERATION

The application is referred to Planning Committee as it is the Council's own application relating to its own
premises.

KEY ISSUES

Amenity
Public Safety

DESCRIPTION OF DEVELOPMENT

This application seeks continued consent for 2 flag poles and flags either side of the entrance at Elizabeth
House in Dereham which are the office of Breckland Council and The Department of Working and Pensions.
The flag poles each measure 7 metres in height.  The flags measure 1750mm x 900mm and have black and
green text on a white background.

SITE AND LOCATION

Elizabeth House sits at the eastern end of Walpole Loke, Dereham, approximately 300m from the Kingston
Road roundabout that serves the Lidl and Tesco retail outlets.

EIA REQUIRED

No

RELEVANT SITE HISTORY

3PL/2012/0342/A  2 Breckland Council flags and 2 no. flag poles displayed at the front of Elizabeth House,
(retrospective) - Approved
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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 and National Planning Policy Guidance  have also been taken into account, where appropriate

DC.01 Protection of Amenity
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance

OBLIGATIONS/CIL

Not Applicable

CONSULTATIONS

DEREHAM T C
No objection

REPRESENTATIONS

None

ASSESSMENT NOTES

1.0  Principle

1.1  The application is referred to Planning Committee as it is the Council's own application relating to its own
premises.  The application for advertisement consent can only be considered in terms of the impact on
amenity and highway safety.

2.0  Amenity

2.1  The flags will be seen against the backdrop of Elizabeth House and this, coupled with the slender nature
of the proposal, means that amenity will not be significantly compromised.  There are no neighbouring
residential properties.

3.0  Public Safety

3.1  The flags are positioned away from the public highway, adjacent to the parking area.  The flags would
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not, therefore, be a significant distraction so as to compromise either highway or pedestrian safety.

4.0  Conclusion

4.1  The advertisements are not considered to adversely impact upon amenity or public safety for the above
reasons and therefore are recommended for permanent approval.

RECOMMENDATION Consent to Display  Advertisements

CONDITIONS

3047 In accordance with submitted
4000 Variation of approved plans
3996 Note - Discharge of Conditions
2000 NOTE:  Application Approved Without Amendment
2014 Criterion E - Planning Apps Where Approved

BRECKLAND COUNCIL - PLANNING COMMITTEE - 6th March 2017

COMREPORT (ODB-Ocella One Click Agenda/Officer report)




