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Item
No.

Applicant Parish Reference No.

1 Abel Homes Ltd GRESSENHALL 3PL/2015/1316/F
2 Abel Homes Ltd SWAFFHAM 3PL/2016/0068/O
3 Mr Jonathan Stimpson HOE 3PL/2016/1277/F
4 Anglia Maltings (Holdings) Ltd DEREHAM 3PL/2016/1454/H
5 Anglia Maltings (Holdings) Ltd DEREHAM 3PL/2016/1455/LB
6 Glavenhill Strategic Land (Number 9) Ltd YAXHAM 3PL/2016/1499/O
7 Ms Kirsty Barnes GREAT ELLINGHAM 3PL/2017/0265/O
8 Mr  Bunton ATTLEBOROUGH 3PL/2017/0351/F
9 Mr Mathew Barker HARLING 3PL/2017/0388/F
10 Mr A Stubbs GREAT ELLINGHAM 3PL/2017/0451/F
11 Rowling Building Services SPORLE 3PL/2017/0669/F
12 Mr Stephen Garner BEESTON 3PL/2017/0702/O
13 Mr Richard Morrissey DEREHAM 3PL/2017/0811/O
14 Col. Forman Hardy 1987 No2 Settlement HOLME HALE 3PL/2017/0838/O
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ITEM: 1 RECOMMENDATION: APPROVAL
REF NO: 3PL/2015/1316/F CASE OFFICER Rebecca Collins

LOCATION: GRESSENHALL APPNTYPE: Full
Land off Bittering Street POLICY: Out Settlemnt Bndry

ALLOCATION: N
CONS AREA: N

APPLICANT: Abel Homes Ltd
c/o Agent

LB GRADE: N

AGENT: David Futter Associates Ltd
Arkitech House 35 Whiffler Road

TPO: N

PROPOSAL: Residential Development of 5 new dwellings with associated access drive, parking, garaging
and amenity space.

DEFERRED REASON

REASON FOR COMMITTEE CONSIDERATION

The proposal is contrary to the development plan.

KEY ISSUES

Principle
Character
Amenity
Highways
Ecology
Flood risk
Other matters
Conclusion

DESCRIPTION OF DEVELOPMENT

The application is a full application for five residential dwellings to include three detached dwellings and two
single storey dwellings all with double garages.  Access to the site is to run in between 84 and 86 Bittering
Street.

SITE AND LOCATION

The application site is located to the rear of properties off Bittering Street.  The properties fronting onto
Bittering Street are large two storey red brick dwellings with large rear plots set back from the public highway.
The side boundaries of numbers 82 and 84 adjacent to the proposed access are 1.8 metre close boarded
fencing, reducing to a 1metre at number 84 towards the rear boundary and post and rail fencing at the rear
garden boundaries of numbers 82 and 84, which back onto the site.  Halls Drive abuts the south west
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boundary of the site and consists of single storey dwellings, linked by flat roofed garages.  The rear boundary
of these properties, shared with the application site is a combination of a close boarded fence and hedges.
The south east and west boundaries of the site are marked by high dense vegetation. The site is currently
grass land.

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.06 Green Infrastructure
CP.10 Natural Environment
CP.11 Protection and Enhancement of the Landscape
CP.14 Sustainable Rural Communities
DC.01 Protection of Amenity
DC.02 Principles of New Housing
DC.04 Affordable Housing Principles
DC.12 Trees and Landscape
DC.13 Flood Risk
DC.16 Design
LBC Planning(Listed Building & Conservation Areas) Act 1990
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance
SS1 Spatial Strategy

OBLIGATIONS/CIL

The application site exceeds the 0.17 ha as set out in Policy DC04 of the adopted Core Strategy and
therefore could trigger a S106 Agreement for affordable housing.  However, there is no requirement for
affordable housing at this time and this is further explained in the officers report, below.
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CONSULTATIONS

GRESSENHALL P C
Gressenhall Parish Council strongly object to this application on the grounds that it is outside the boundary
and the land is prone to flooding.
NORFOLK COUNTY COUNCIL HIGHWAYS
The amended plan addresses earlier concerns and therefore no objections subject to conditions and notes
with regards to visibility splays, access to be laid out prior to occupation of any of the dwellings hereby
approved and off-site improvement works.
FLOOD & WATER MANAGEMENT TEAM
There is an incident of flooding that has been investigated by Norfolk County Council in the vicinity of the site.
However, the Local Planning Authority would be responsible for assessing the suitability for any surface
water drainage proposal for minor development in line with National Planning Policy Framework (NPPF).
TREE AND COUNTRYSIDE CONSULTANT
No comments subject to a condition to ensure works on site are carried out in accordance with Arboricultural
Impact Assessment (AIA), Tree Protection Plan (TPP) and Arboricultural Method Statement (AMS).
ECOLOGICAL AND BIODIVERSITY CONSULTANT
If the application is approved; an Ecological Management Plan should be included as a planning condition.
ENVIRONMENTAL HEALTH OFFICERS
No objections or comments on the grounds of Environmental Protection.
CONTAMINATED LAND OFFICER
No objections or comments on the grounds of Environmental Protection.
CRIME REDUCTION & ARCHITECTURAL LIAISON OFFICER
The cul de sac design with all the dwellings looking over the public area of the street means that they all face
the centre of the site putting any potential offender on full view. With a no through route it gives the residents
a feeling of ownership over the public place and will, in effect, mean that they police the area themselves. It
encourages a feeling of community and discourages anyone intent on criminal behaviour as not only are they
likely to be seen by residents and potentially challenged but they have nowhere to go within the
development.
BRECKLAND ASTRONOMICAL SOCIETY
It should be noted that our astronomical observatory is in the vicinity and is a Dark Sky Discovery site of the
highest grade.  In following on from the Ecological report 5. with regard to external lighting, we insist lighting
design follow recommended CPRE guidelines, and in so doing also avoid unnecessary light pollution as well
as energy consumption. Light should not be allowed to trespass out of the boundary. Keep all light fittings
horizontally shielded and downward pointing, i.e. not allowing direct light to shine above the horizon outside
the area. Lighting should be switched off when not in use and should not be of excessive wattage. The lack
of glare achieved through good design has been shown to achieve a more pleasant, tranquil appearance, as
well as being more eco friendly.
NATURAL ENGLAND
Natural England has no comments to make on this application.
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ENVIRONMENTAL SERVICES OFFICER No Comments Received
PRINCIPAL PLANNER MINERAL & WASTE POLICY No Comments Received
NORFOLK WILDLIFE TRUST No Comments Received

REPRESENTATIONS

46 letters of objection from 29 addresses have been received to the proposals, the letters are summarised as
follows:

The site lies outside the designated settlement boundary on a green field site and is contrary to adopted
planning policy,
The Parish Council have objected,
The land is already saturated, wet meadow, prone to flooding.  The proposals to deal with this will have the
effect of moving the problem to neighbouring land and gardens and would create downstream flooding in the
Wensum Valley,
New development nearby has already exacerbated drainage/sewage problems in this area, the proposals will
add additional pressure,
The design of the development is wholly inappropriate and would completely dominate the area.  The size
and style of the development is inappropriate for the site and not in keeping with Halls Drive.  Infilling, like
this, would ruin the character of the village,
The proposals would impact neighbours amenity through overlooking, over shadowing, over dominating, loss
of privacy, light pollution, disturbance, vehicle noise.  Pea shingle has been proposed for the driveway, this
will create additional unnecessary noise.
This part of Bittering Street is not wide enough in many areas for two cars to pass safely, to add another
entrance would create unacceptable noise and safety consequences, as well as being unsuitable for large
vehicles,
The proposed pavement would be unsightly and does not lead anywhere,
The proposed garages are too close to existing properties,
Plot 1 would directly overlook the garden and rear of number 82 Bittering Street,
The village needs starter homes, not the ones proposed,
Due to the distances to the limited local facilities and the nature of the roads it is highly unlikely that occupiers
of these proposed dwellings would not choose to walk or cycle for their day to day journeys,
There is insufficient infrastructure to support this development with an infrequent bus service and the doctors
in Dereham and North Elmham are oversubscribed,
The proposals would be bad for local wildlife.  The area is known to be used by several species of wildlife
such as slow worm, bats, barn owls, toads, badgers, heron and deer in the immediate vicinity of the site,
The proposals would set a dangerous precedent and open the floodgates to back land development
throughout the village,
The development is out of character with the surrounding area,
The development fails to provide any affordable housing,
The site is Green Belt area, protected by the NPPF,
Development has been refused here in the past,
Light pollution will be created by the development,
The proposed groundworks are unclear from the application,
The applicants have not demonstrated how the development meets Technical Housing Standards and
whether all the necessary documents in support of the application have been submitted,
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This site is not needed as there are plenty of other permissions,
Loss of property value,
The development will result in the loss of grass verges,
The development is not needed,
The application contains inaccurate information,
The proposal will impact local trees,
The proposals would contravene the Human Rights Act,
There are elderly people in the locality that are unable to object to the proposals,
The proposals will interrupt views,
There will be significant disruption during construction from noise and dust,
There are alternative sites which would impact local residents less,
A recent appeal decision was refused in Beetley on the grounds of sustainability, this site should be refused
for the same reasons.

ASSESSMENT NOTES

Principle
The application site lies outside but adjacent to, the designated settlement of Gressenhall.  Gressenhall is
considered to be a sustainable settlement with some services and facilities with others available at Beetley
which is close by.  The applicant site is not an allocation in the existing or emerging Local Plan documents.
Development outside of settlement boundaries is restricted by policies SS1, DC02 and CP14 of the Core
Strategy and Development Control Policies Development Plan Document, (2009).  The proposals are
therefore considered contrary to the Development Plan.

Paragraph 47 of the NPPF states 'housing applications should be considered in the context of sustainable
development.  Relevant policies for the supply of housing should not be considered up to date if the local
planning authority cannot demonstrate a five year supply of deliverable housing sites'.  As the Council can no
longer demonstrate an up to date five year housing land supply, policies SS1, DC02 and CP14 can not be
given due weight in the decision making process.  The application is therefore assessed against the benefits
provided in relation to the sustainable development tests as set out in the NPPF.

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.

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.

Economic - The proposal is likely to generate some employment through the construction of the dwellings.
Although, this is not significant in itself and likely to be short term.

Social - some social benefit will be provided through the provision of housing.  However, there will be no
provision of affordable housing.

Environment - The application site is located adjacent to the Gressenhall settlement boundary.  A recent
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appeal decision for land at Chequers Lane (3PL/2014/0461/O) determined that Gressenhall was a
sustainable location with existing facilities including a shop, public house and village hall within walking
distance of the site and a primary school, recreation ground and village hall at the nearby settlement of
Beetley.

The NPPF states that good design is key to sustainable development.  The proposal includes 5 very large,
detached dwellings, all with double garages.  The dwellings will largely be hidden from view by existing
properties off Bittering Street but will be visible over dwellings off Halls Drive.  The house types have been
amended to better relate to the constraints of this site.  This is further discussed below.

The density of development would be very low, at 6 dwellings per hectare.  Policy DC02 suggests densities
of 22/30 dwellings per hectare are appropriate in rural areas subject to local character and accessibility.
Although the site could accommodate a higher density of dwellings, this could impact the amenity of
neighbouring properties through creating additional traffic movements next to windows (see amenity section
below).  Also, the character of this area is very large dwellings set in large plots and on this basis 5 dwellings
is considered acceptable.  The applicant has also proposed a mix of dwellings with two single storey
dwellings and three two-storey dwellings.

Section 38(6) of the Planning and Compulsory Purchase Act 2004 and paragraph 12 of the NPPF state that
all planning applications must be determined in accordance with the development plan, unless material
considerations indicate otherwise.

The proposal would have some sustainable benefits in terms of economic, social and environmental.  The
site has a close relationship with the village of Gressenhall, despite being located outside the designated
settlement boundary.  On the basis the Council can no longer demonstrate a five year housing land supply
the principle of development is considered acceptable at this time.

Character

Policy DC16 of the Core Strategy and Policies 6 and 7 of the NPPF aim to achieve the highest standards of
design.

Bittering Street comprises of large properties set in large plots, set back from but generally fronting the public
highway.  Bittering Street lies to the north of the application site.  Halls Drive lies to the south west and
consists of a linear block of single storey dwellings, linked by flat roofed garages.  Development on these
streets and surrounding the application site is largely linear fronting the highway.  To the south of the
application site Meadow Drive breaks this prevailing pattern of development.  However, these properties are
largely hidden from view by existing high trees and vegetation.  Despite the largely linear pattern of
development which exists on surrounding roads, as this pattern is not reflected close-by and this is a
compact site surrounded by residential properties, the proposal is considered acceptable on this basis.

The proposed dwellings are large detached dwellings with double garages.  The design is simple with
weatherboard cladding to front elevations.  The applicants propose red brick and pantiles and UPVC
windows.  The view to these dwellings will largely be blocked by existing two-storey properties along Bittering
Street.  The two storey properties are likely to be visible over single storey dwellings in Halls Drive, however,
these are set well back into the site and two storey dwellings off Bittering Street are already visible.

Access to the site would run in between properties off Bittering Street, the access way exists in this location,
although grassed currently and would become more prominent following the development and could set a
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precedent for further accesses/backland development.  However, there is not much additional space in this
immediate location to be developed and each case would be considered on its own merits.

The garage and house at plot 3 has switched position on the request of the officer to improve the street
scene as one drives up the proposed private drive, so as one would drive towards a dwelling frontage rather
than towards a garage.  This is considered to be an improvement to the design of the site.

Subject to the use of good quality materials and hard and soft landscaping, the design of the dwellings is
considered appropriate and the proposal is therefore considered in accordance with Policy DC16 of the Core
Strategy and Policies 6 and 7 of the NPPF.

Amenity

Policy DC01 and Paragraph 17 of the NPPF aim to protect the amenity of existing and future occupants.

Dwellings within the site have been angled to face each other and not neighbouring properties and the
proposed dwellings are sufficiently distanced from neighbouring properties so as not to cause any issues of
overlooking or overshadowing.  Properties to the south west of the site, at plots 4 and 5 have been reduced
to single storey to limit impacts on neighbouring properties off Halls Drive to the south west.

There may be some additional noise for properties either side of the access drive with cars driving up it as
there are windows in the side elevations of properties 84 and 86 Bittering Street facing the access.  The
windows and doors at ground floor level could be protected from noise by acoustic fencing, which could be
conditioned to be erected.  However, windows in the side elevation of number 84 at first floor level could still
be impacted by noise from passing cars.  Given the number of dwellings proposed and the likely number of
vehicle movements then the proposal, despite some potential impact on amenity, is considered on balance to
be acceptable in this instance.  Concerns have been raised with regards to the use of pea shingle on the
access drive.  A loose shingle is unlikely to be acceptable due to noise and egress onto the public highway.
A condition will be added to any subsequent permission to agree hard landscaping including the material for
the drive which should be a bound material.

Concerns have been raised with regards to the disruption to local properties from noise and dust during
construction.  Given the proximity of the site to other neighbouring residential properties then a condition
requiring a construction management plan to be submitted and adhered to could be appropriate to address
these concerns.

The rear gardens of numbers 82 and 84 are surrounded by post and rail fencing to the rear.  The proposed
dwelling at plot 5 is single storey, there are patio doors proposed in its side elevation facing number 82 and
84, however there is an intervening double garage blocking views.  In addition, a condition will be applied to
approve boundary treatments.  This would protect the amenity of existing properties from overlooking.

The proposed dwellings have been sufficiently spaced across the site to limit any amenity impacts for future
occupants.  However, the proposed dwellings, off a private drive would have significant bin drag distances to
a public highway.  The Highways have requested a bin collection point adjacent to the public highway to
prevent the spread of bins within the highway, subject to a condition with regards to this the proposal is
considered to be acceptable.

Highways
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The highways authority raises no objection to the proposals and the access subject to conditions requiring
details of visibility splays, access to be laid out prior to occupation of any of the dwellings hereby approved
and off-site improvement works, which would include the creation of a footway from the access to connect to
the existing footway to the east.  As set out above the surface to the access should be a bound material to
protect the amenity of neighbouring properties.  This can be secured via condition.  Concerns have been
raised about the use of this access by construction or large vehicles.  The access point meets the highways
standards and on this basis is considered acceptable and in accordance with CP04 of the adopted Core
Strategy.

Ecology

The applicants have submitted an ecology survey and the Council's ecologist has not raised any objection to
this or the proposal subject to a condition to require an ecological management plan, this would be added to
any subsequent permission.  The proposal is therefore considered in accordance with Policy 10 of the NPPF
and Policy CP10 of the Breckland Core Strategy which seek to preserve and enhance local ecology.

Flood risk

The County Lead Local Flood Authority have not objected to the proposals, despite recognising an incidence
of flooding in the local area.  The applicant has submitted a flood risk assessment with the application, which
states; the site is located within Flood Zone 1 and is at a low risk of flooding; is not subject to the Sequential
and Exception tests; it will incorporate a sustainable surface water drainage strategy to drain the proposed
developments impermeable areas and ensure flood risk is not increased; and it will incorporate a suitable
foul water drainage strategy to drain the development and ensure flood risk is not increased.  Subject to
these matters being conditioned then the proposal is considered in accordance with Policy 11 of NPPF and
DC13 of the Breckland Core Strategy which aim to minimise risks of flooding.

Other matters

Tree and Hedgerows

Policy DC12 aims to protect local trees and hedgerows.  The applicant has submitted a tree survey, which
the Tree and Countryside Consultant has no concerns about, subject to a condition to ensure the works are
carried out in accordance with the approved survey.

Dark Sky Discovery site

It is noted that the application site is located within a Dark Sky Discovery site.  However, the existing site is
surrounded by existing residential properties and it is not considered that an additional 5 dwellings would
significantly add to lighting in the vicinity to warrant refusal of the application.  To prevent any unacceptable
or unnecessary lighting of the application site then a condition would be added to any subsequent
permission.

Planning Obligations

Policy DC04 of the adopted Core Strategy states that 40% affordable housing should be provided on
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developments of more than 5 dwellings or if the application site comprises an area of 0.17ha or larger.  The
development exceeds 0.17ha in size.  Subsequent to adopting the Core Strategy for Breckland, a ministerial
statement was released advising that contributions for affordable housing could not be sought on
developments of 10 dwellings or less or developments 1000sqm gross internal area (GIA).  The application
states that the development comprises of 999.7 sqm GIA.  On this basis, no request for affordable housing
can be made.  However, if the application was to be amended and house types changed resulting in an
increase of GIA then this may trigger the requirement for affordable housing.

Conclusion

On balance and as set out above, the proposal lies outside but adjacent to the designated settlement
boundary of Gressenhall, which is considered to be a sustainable location.  The proposal may impact the
amenity of neighbouring properties either side of the access through the generation of noise and light from
passing vehicles.  However, the majority of the impacts could be mitigated by acoustic fencing and a bound
surface on the driveway.  Given the number of dwellings proposed and the likely traffic generation then the
development is considered acceptable.  The proposal would not unduly impact the character of this area
subject to conditions with regards to materials and landscaping.  The matters of ecology, flood risk, trees,
boundary treatments and lighting can all be dealt with by suitably worded conditions.  The proposal is
therefore considered in accordance with relevant national policies and the Development Plan, as set out
above.

RECOMMENDATION Planning Permission

CONDITIONS

2001 Application Approved Following Revisions
3006 Full Permission Time Limit (2 years)
3047A In accordance with submitted plans NEW 2017
3450 Tree Protection
3549 No permanent external lighting without prior agreement
3750 Visibility Splays
3760 Car parking and access to be laid out
3770 Off site highways works
3940 Bin collection point
3948 Contaminated Land (Full)
3920 Reptiles Surveys
3935 Ecological construction management plan
3940 Biodiversity enhancements
3920 Construction Management Plan
3935 Acoustic fencing
3935 Access - bound material
MT02 External materials as approved
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PD05 No PD for extensions or roof alterations.
3996 Note - Discharge of Conditions
9850 Note: Contamination and Asbestos
3994 Note: Highways works
3972 NOTE:  Bats and Owls
3140 Prior approval of slab level This condition will require to be discharged
3402 Boundary screening to be agreed This condition will require to be discharged
ER01 Full details of external lighting This condition will require to be discharged
3802 Precise details of SUDs and surface water

disposal
This condition will require to be discharged

3804 Precise details of foul water disposal This condition will require to be discharged
3946 Contaminated Land - Unexpected

Contamination
This condition will require to be discharged

LS01 Landscaping scheme to be submitted - hard and
soft

This condition will require to be discharged
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ITEM: 2 RECOMMENDATION: APPROVAL
REF NO: 3PL/2016/0068/O CASE OFFICER Chris Hobson

LOCATION: SWAFFHAM APPNTYPE: Outline
Land to the west of Watton Road POLICY:

ALLOCATION: N
CONS AREA: N

APPLICANT: Abel Homes Ltd
C/O Agent

LB GRADE: N

AGENT: Savills (UK) Ltd
Unex House 132-134 Hills Road

TPO: N

PROPOSAL: Up to 175 dwellings including affordable housing and open space with detailed means of
access

DEFERRED REASON

1.The application was considered at the Planning Committee on the 16th June 2017 where it was resolved to
approve the application subject to conditions and the entering into a section 106 agreement to secure
necessary planning obligations, which included the provision of 40% affordable housing.

2.During discussions regarding the legal agreement and planning obligations the applicants have submitted a
Viability Appraisal which concludes that providing the delivery of 40% affordable housing would render the
scheme unviable. The applicants are now proposing to provide 26.3% (46 units) affordable housing and are
willing to enter into a Section 106 agreement to secure its provision.

3.Core Strategy Policy DC4 requires that to meet District housing needs the Council will require 40% of the
total number of housing units to be provided and maintained as affordable housing within all new residential
development on sites which the Local Planning Authority determines has a capacity for 5 or more dwellings;
or comprises an area of 0.17 ha or more.

4.As the application has been put forward based on a lack of 5-year housing supply, and not as an exception
scheme for 100% affordable housing, it is appropriate to assess the scheme against the requirements of this
policy.

5.The Viability Appraisal has been independently reviewed by the District Valuer on the Councils behalf and
by the Council's Housing Enabling Officers. Following discussions and the submission of further evidence the
District Valuer and Housing Enabling Officer have accepted the results and conclusions submitted by the
applicants. Whilst not providing the full 40% affordable housing provision required, Core Strategy policy DC4
does acknowledge that the full requirement maybe reduced where it has been satisfactorily demonstrated
that the development could not reasonably bear the full requirement.

6.It is noted that paragraph 205 of the NPPF requires that local planning authorities should take account of
changes in market conditions over time and wherever appropriate, be sufficiently flexible to prevent planned
development being stalled.
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7.Whilst the application is considered to accord with this aspect of the NPPF, members will need to take a
view as to whether or not a reduction in the level of affordable housing on site is acceptable, having regard to
the acknowledged lack of supply of housing land.

Conclusions

8.Having regard to the above, it is considered that it has been satisfactorily demonstrated that a greater
provision of affordable housing would not be viable and as such the proposals would accord with the policies
in Core Strategy and NPPF. Furthermore, there have been no changes in planning policy and site
characteristics since the previous resolution that would materially affect the merits of the proposed
development. The proposals would provide for an acceptable form of development and the proposals would
remain acceptable in planning terms.

Recommendation: The application is recommended for approval, subject to conditions and the completion of
a S106 legal agreement.

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

REASON FOR COMMITEE CONSIDERAT

This application is referred to Committee as a major development and as a departure from the development
plan.

KEY ISSUES

Planning policy
Effects on local character
Effects on amenity
Transport
Drainage

DESCRIPTION OF DEVELOPMENT

Outline planning permission is sought for up to 175 dwellings and associated access and open space on land
at Swans Nest, Swaffham.  All matters are reserved except for access.  It is anticipated that the development
would comprise a mixture of dwelling types ranging from two to five bedroom properties, most of which would
be two storey.  It is proposed that 40% of the development would be provided as affordable housing.

The development would accessed principally from Brandon Road, (A1065), via the adjacent residential
development.  Pedestrian and cycle links would be provided to Watton Road, together with an emergency
access.  A central public open space is proposed, together with green corridors to the southern and eastern
boundaries.  An illustrative master plan submitted in support of the application incorporates these elements
and shows how the development could be laid out.

The application is supported by a number of technical reports and documents, including a Design & Access
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Statement, Planning Statement, Statement of Community Engagement, Transport Assessment, Land
Contamination Report, Flood Risk Assessment, Ecological Appraisal, Arboricultural Impact Assessment,
Archaeological Geophysical Survey and Utilities Statement.

SITE AND LOCATION

The application site comprises an area of agricultural land on the southern edge of Swaffham.  The site is
irregular in shape and extends to around 8.7 hectares.  The land slopes down gently from west to east and
north to south.  The site is bounded to the west by a development of 250 dwellings currently under
construction by the applicant.  The site is also bounded to the north and south by housing, including a
development of 335 dwellings to the south being constructed by Avant Homes and Taylor Wimpey.  The site
is bounded to the east by Watton Road, with open countryside beyond.  The area is generally open, but
includes some field boundary hedgerows and trees.

EIA REQUIRED

No.

RELEVANT SITE HISTORY

Outline planning permission was granted April 2014 for 250 dwellings on land immediately to the west of the
application site (3PL/2012/0576/O).  Reserved matters approval for the first phase of 82 dwellings was
granted in August 2014 (3PL/2014/0359/D), and this development is partly constructed.  A reserved matters
application for a further 70 dwellings (3PL/2016/0298/D) is currently under consideration.

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.05 Developer Obligations
CP.10 Natural Environment
CP.11 Protection and Enhancement of the Landscape
DC.01 Protection of Amenity
DC.02 Principles of New Housing
DC.04 Affordable Housing Principles
DC.11 Open Space
DC.16 Design
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance

OBLIGATIONS/CIL
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A draft Section 106 Agreement is being prepared which would secure the provision of affordable housing
(40%), public open space, and contributions towards education (£523,998) and library services (£10,500).

CONSULTATIONS

HISTORIC ENVIRONMENT SERVICE No Comments Received

NCC Highways
No objection subject to conditions and planning obligations.

NCC Obligations
No objections subject to developer contributions to schools and libraries.

Environment Agency
No objection.

Lead Local Flood Authority
No comment.

Anglian Water
No objection subject to conditions.

Norfolk Historic Environment Service
Further archaeological investigation required.  Further comments awaited in the light of the findings of trial
trenching.

Ramblers Association
No objection subject to adequate screening from adjacent public footpath.

NHS England
No objection.

Tree & Countryside Consultant
No objection.

Housing Enabling Officer
No objection.

Asset Management
Further details of open space required if Breckland to be asked to adopt.

Environmental Health Officer
No objection.

Air Quality Officer
Concerns raised about impact of additional traffic on air quality in town centre. Further surveys/mitigation
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requested.

Contaminated Land Officer
No objection subject to conditions.

Ecological Consultant
No objection subject to conditions relating to wildlife surveys, and construction and habitat management
plans.

REPRESENTATIONS

At the time of writing, three local representations had been received from local residents, raising concerns
about loss of amenity to nearby properties, increase flood risk and additional traffic.

ASSESSMENT NOTES

1.0 This application is referred to Committee as a major development and as a departure from the
development plan.

2.0 Principle of development and policy matters

2.1  The site of the proposed development falls outside the Settlement Boundary for Swaffham.  Its
development for housing would therefore conflict with Core Strategy Policy CP14 which seeks to focus new
housing within defined settlement boundaries.  However, as the Council cannot currently demonstrate a five
year supply of housing land, Policy CP14 cannot be considered to be up-to-date insofar as it relates to the
supply of housing land.

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

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

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

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

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

2.7  The proposal would also make a significant contribution to the supply of housing in the area, including
affordable housing.  In line with Core Strategy Policy DC04, 40% of the development would be provided as
affordable housing.  Public open space would be provided on site in line with Policy DC11 and financial
contributions would be made to local schools and library services.  These elements of the proposal would be
secured by a Section 106 Agreement.

2.8 The Council's Strategic Housing Land Availability Assessment (2014) identifies the application site (and
adjoining land) as a deliverable housing site, noting that the site is close to local schools, has access to
employment, has no fundamental highway constraints and is not within an identified flood envelope.  The site
is noted as a 'reasonable alternative' for residential development in the emerging Local Plan.

2.9 Although the application is in outline form, there is nothing to suggest that there any technical constraints
which would prevent the development coming forward in the short term.  The applicant is a local developer
with a proven track record of housing delivery and is currently developing adjoining land for housing.
However, in order to encourage the early delivery of the proposed housing, an eighteen month time limit for
the submission of reserved matters is recommended, with a further eighteen months to start work.

2.10  The above considerations weigh in favour of the proposal.  Although the development would result in
some loss of openness to the immediate area, as described below, the harm caused would not be significant
and would not demonstrably outweigh the benefits of the development.  Accordingly, it is considered that the
proposal would represent a sustainable form of development, as defined in paragraphs 6-10 of the NPPF,
and is acceptable in principle.

3.0 Effects of local character

3.1  In order to maintain the quality of rural landscapes, Core Strategy Policy CP11 indicates that the release
of land for development should have regard to the findings of the Council's Landscape Character
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Assessment and Settlement Fringe Assessment.  Development should also be designed to be sympathetic to
landscape character.  The site falls within the landscape character area SW1: Clarence Hills Open Tributary
Farmland, as defined in the Council's Landscape Character Assessment Settlement Fringe Study, (2007).
Key characteristics of the local landscape include large arable fields, interspersed with hedgerows, trees and
small woodland blocks.  Wind turbines are also a prominent element in the landscape.  Whilst the area is
considered generally to have a moderate sensitivity, the settlement edge is not considered to be inherently
sensitive to change due to its undistinguished, modern character.

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

3.3  The proposal would nevertheless transform the appearance of the site and erode much of the open
aspect.  Most noticeable from existing properties adjacent and footpath.  However, this effect would be
localised and could be mitigated to an extent by sensitive development layout proposals with appropriate
separation distances and landscaped areas.  In line with the recommendations of the Council's Settlement
Fringe Study, the scheme would be limited to one and two storey buildings, would include porous an
transitional edges and retain existing hedgerows.  The development would also be consistent with the overall
character of other recent housing development in the vicinity.

3.4  As the application is outline with all matters reserved except access, detailed matters of layout and
design are not open for consideration.  Nevertheless, it is considered that the submitted indicative plans,
together with the design analysis and concepts outlined in the Design & Access Statement, demonstrate
satisfactorily that development of the scale proposed could be accommodated on the site in an acceptable
way.  The overall density proposed of 26 DPH would not be high and the indicative layout proposed is
considered to be well-conceived with well defined streets and a series of integrated open spaces.  The
scheme would follow the design principles established in the first phase of the development and links would
be provided to existing open spaces and existing hedgerows retained.  Built development would be set well
back from the public footpath which runs adjacent to the southern site boundary to maintain some its present
open aspect.

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

4.0 Effects of local amenity

4.1  The proposal would alter the open outlook from neighbouring properties to the north and approved
housing to the west.  However, there is nothing to suggest that the development, if appropriately designed
and laid out, would have an overbearing effect on adjacent dwellings or cause undue overlooking or
overshadowing.
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4.2  Additional traffic movements would result in some additional disturbance to existing residents on the
approach roads to the site through the first phase of the development.  However, given the likely volume,
speed and distribution of such traffic, it is not considered that such disturbance would cause significant harm
nor exceed that which might reasonably be expected within a built up area.

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

5.0 Transport

5.1  Access to the proposed development would be secured via the existing access and estate road
constructed as part of the first phase of development here.  This access has been constructed in accordance
with relevant highway standards and provides a direct link to the primary road network, (A1065).  There is
nothing to suggest that the surrounding road network would not have sufficient capacity to cater for the extra
traffic generated by the proposal.  The development would also benefit from good pedestrian and cycling
links to the surrounding area, including new facilities on Brandon Road provided as part of the first phase of
the scheme.   Local community bus services operate along Brandon Road, and a wider range of services is
available from the town centre.  The Highway Authority has raised no objection to the proposal subject to
conditions and contributions to public transport and travel planning arrangements.  Consequently, it is
considered that the proposal is acceptable in transport terms and would be consistent with NPPF paragraphs
32, 34 and 35.

6.0 Other matters

6.1  Drainage - Whilst the application site falls within Flood Zone 1, (low risk), Environment Agency maps
show an area at risk of surface water flooding running though the centre of the site, (and the approved
development adjacent).  To mitigate this risk new drainage features are proposed in addition to those
incorporated into the first phase of development to direct surface water flows into the new drainage system.
As far as surface water from the new development is concerned, as ground conditions are not suitable for
infiltration drainage and there are no watercourses nearby, it is proposed to therefore to drain roof water and
roads to an Anglian Water sewer with on-site attenuation using below ground storage to restrict flows.  Some
potential for SUDS features has also been identified, including the use of permeable driveways and swales,
basins and ponds with open spaces.  On this basis it is considered that in principle surface water flows from
the development could be appropriately managed.  A condition requiring a detailed surface water scheme to
be agreed is recommended.

6.2  Ecology - The site is located around 690 metres from the Breckland Farmland SSSI and Breckland SPA.
However, the proposal would be shielded from these sites by adjacent housing developments.  No significant
additional recreational pressures are likely given that there are no public rights of way linking the site to the
SPA.  Consequently, the development is not likely to have a significant effect on the SPA and no Appropriate
Assessment is required.  Ecological issues within the site itself are addressed by the submitted Ecological
Appraisal Report and where necessary further pre-construction surveys can be secured by planning
condition.  It is recommended also that a Construction Ecological Mitigation Plan and a Habitat Management
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Plan are required by condition to ensure that biodiversity matters are fully addressed during and after
construction.

6.3  Archaeology - In accordance with the recommendation of the Norfolk Historic Environment Service
additional archaeological investigations have been undertaken by trial trenching.  The results of this works
have been submitted to NHES for consideration and further comments are awaited.

6.4 Air Quality - Although no Air Quality Management Areas have been declared in the locality, air quality
monitoring has identified significant concerns in respect of concentrations of nitrogen dioxide in parts of
Swaffham town centre due to emissions from queuing traffic in narrow streets.  Options to improve traffic
flows through the town centre are being considered with the Highway Authority.  Whilst the proposed
development would result in additional traffic movements in the town centre, it is considered that given the
scale of the proposal and existing traffic levels, the effect of the proposal on air quality would be likely to be
negligible.

7.0 Conclusion

7.1  Although outside the Settlement Boundary, the proposal would be well related to the built form of Watton
and would not result in an unacceptable intrusion into the countryside.  Local services and facilities would be
readily accessible and could expect to derive support from new residents.   Whilst some loss of openness
would result, the development would be generally consistent with the character of the surrounding residential
development.  There is no substantive evidence to suggest that the proposal would have a significant
adverse effect on local infrastructure.  Potential impacts on local ecology have been carefully scrutinised and
found to be acceptable.  The development would also make a significant contribution towards the supply of
housing, including affordable housing.

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

7.3  Consequently, it is recommended that outline permission is granted subject to conditions and the
completion of a Section 106 Agreement.

RECOMMENDATION Outline Planning Permission

CONDITIONS

3005 Outline Time Limit (2+1 years)
3058 Standard Outline Condition
3054 Design framework
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3935 Maximum 175 dwellings
3940 Not exceed 2 storeys
3935 Wildife surveys
3935 CEMP
3940 Habitat management
3870 Surface water drainage
3860 Foul drainage
UR09 Construction management plan
HA03A Road Surfacing
3750 Road maintenance
3992 Non-standard note re: S106
3996 Note - Discharge of Conditions
4000 Variation of approved plans
AN99 Criterion E - Planning Apps Where Approved
AN61 NOTE NCC Inf 2 When Vehicular access works required
AN65 NOTE NCC Inf 6 When travel plan provided or required
AR01 Archaeological work to be agreed This condition will require to be discharged
CL01 Site Investigation/ remediation This condition will require to be discharged
HA01 Standard estate road conditions This condition will require to be discharged
HA43A Travel plan not agreed at planning stage This condition will require to be discharged
HA43B Travel plan not agreed at planning stage This condition will require to be discharged
3925 Fire Hydrants This condition will require to be discharged
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ITEM: 3 RECOMMENDATION: REFUSAL
REF NO: 3PL/2016/1277/F CASE OFFICER Heather Byrne

LOCATION: HOE APPNTYPE: Full
Woodland Farm POLICY: Out Settlemnt Bndry
Holt Road ALLOCATION: N

CONS AREA: N

APPLICANT: Mr Jonathan Stimpson
7 Fakenham Road Beetley

LB GRADE: N

AGENT: Sketcher Partnership Ltd
First House Quebec Street

TPO: N

PROPOSAL: Replacement dwelling

REASON FOR COMMITTEE CONSIDERATION

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

KEY ISSUES

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

DESCRIPTION OF DEVELOPMENT

This application seeks consent for a replacement dwelling on land to the east of Holt Road. The application
seeks approval for the removal of the existing buildings on site and erection of a replacement dwelling. The
dwelling is single storey with rooms in the roof.

The application originally sought consent for a substantial two storey dwelling.

SITE AND LOCATION

The application site lies outside of any defined Settlement Boundary. A row of eight road frontage dwellings
along Holt Road lie to the south of the site. The application site is currently a woodland area which is used for
the storage of scrap metal. To the south west of the application site, shown as land within the applicants
ownership but outside the red line boundary, are a number of buildings/structures, which have recently been
granted a certificate of lawful use, under reference 3PL/2017/0377/EU, for the erection, siting and continued
use of a railway carriage as a dwelling and the erection, siting and continued use of buildings/structures as a
blacksmith forge, workshop barn, generator room, open bay cart shed, agricultural barn, shed for wood and
garage, and scrap metal storage. The certificate of lawful use also include the existing and continued use of
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the access onto Holt Road. The site lies approximately 1.5 km to the west of Hoe. The application site is
broadly rectangular in shape and accessed via a track approximately 200 metres long from Holt Road.

EIA REQUIRED

No

RELEVANT SITE HISTORY

3PL/2016/0563/F Refusal 15-07-16
Erection of new Dwelling and Garage

3PL/2017/0377/EU Permission 19-05-17
Erection, siting & use of railway carriage as dwellinghouse & Erection, Siting & use of Blacksmith Forge,
Workshop Barn / Generator Room, Open Bay Cart Shed, Agricultural Barn, Shed for wood and garage &
scrap metal storage area

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.10 Natural Environment
CP.14 Sustainable Rural Communities
DC.01 Protection of Amenity
DC.02 Principles of New Housing
DC.03 Replacement Dwellings and Extensions in the Countryside
DC.12 Trees and Landscape
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

HOE & WORTHING P.C.

BRECKLAND COUNCIL - PLANNING COMMITTEE - 29th August 2017

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



 

 

 

The Parish Council objects to this application on the following grounds:
-In adequate visibility splays;
-Impact upon highway safety;
-Contamination may be present on site as formally a gravel pit and storage of scrap metal on site;
-Would set a precedent for similar development;
-Impact upon River Wensum;
-Would clear up the site;
-Previous use no justification for new dwelling of proposed size and nature;
-Replacement dwelling; and
-Lack of local services.
NORFOLK COUNTY COUNCIL HIGHWAYS
Further to my original objection I understand that a Certificate of Lawful Use was granted under reference
3PL/2017/0377 on 19 May 2017.
Included in this is the continued use of the railway carriage as a Class C3 dwelling house, the continued use
of the blacksmiths forge, the continued use of the workshop barn and generator room for the purpose of
repairing machinery, the continued use of the open bay cart shed for the storage of scrap metal in addition to
the storage of scrap metal elsewhere on the site.
If operated in this way it is considered that the vehicular movements associated with the site could exceed
those of a single family sized home. On that basis I consider it would be difficult to sustain a highway
objection in principle provided all of these uses ceases as a result.
The applicants agents has submitted a revised layout Block Plan Revision A which includes a bin collection
point, and a hardstanding /turning area to the south of the dwelling to ensure that all servicing can turn and
re-enter the highway in forward gear.
Provided that the business/commercial uses cease the highways authority would withdraw the previous
highway objection, subject to the imposition of a condition relating to access, parking, and turning.
TREE AND COUNTRYSIDE CONSULTANT
Operations on site shall take place in complete accordance with the approved Arboricultural Impact
Assessment (AIA), Tree Protection Plan (TPP) and Arboricultural Method Statement (AMS) supplied by
Norfolk Trees dated 02/2016.
CONTAMINATED LAND OFFICER
Recommend imposition of conditions relating to site investigation/remediation, and unexpected
contamination.
RAMBLERS ASSOCIATION:  NORFOLK AREA
No objection, providing Hoe FP2, which uses the westernmost section of the access track, is kept open
throughout any works and any damage to it is repaired without delay.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
A Construction Ecological Management Plan (CEMP) should be produced to ensure that works are
undertaken in a sensitive manner and should include the working methods set out in sections 7.1 Great
Crested Newt and Terrestrial Animals and 7.2 Best Practice Measures of the Ecological Report.

PUBLIC RIGHTS OF WAY OFFICER No Comments Received
PRINCIPAL PLANNER MINERAL & WASTE POLICY No Comments Received

REPRESENTATIONS
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4 representations have been received in support stating the following:
-No issues with access;
-Untidy site and approval would ensure site would not revert back to previous state and prevent further fly
tipping; and
-Would keep a young family in the Parish.

ASSESSMENT NOTES

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

2.0  Principle of development

2.1  This application seeks consent for the demolition of existing buildings and erection of a replacement
dwelling.

2.2 The application site is located outside of any defined Settlement Boundary and therefore Policy DC03
'Replacement dwellings and extensions in the countryside' applies, which states:

The replacement of existing dwellings in the countryside will only be permitted where:

A) The scale of the replacement is not disproportionate to the original dwelling; and
B) Evidence is provided that the use of the dwelling has not been abandoned; and
C) The replacement dwelling is located within the existing curtilage, unless it can be demonstrated
that an alterative location would be visually less prominent; and
D) The size and design of the replacement is appropriate to the landscape character of the location; and
E) There is no increase in the number of units.

2.3  The residential use of the site has not been abandoned and the scheme proposes no net increase in the
number of dwellings on-site.

2.4  To the south west of the application site, shown as land within the applicants ownership but outside the
red line boundary, are a number of buildings/structures, which have recently been granted a certificate of
lawful use, under reference 3PL/2017/0377/EU, for the erection, siting and continued use of a railway
carriage as a dwelling and the erection, siting and continued use of buildings/structures as a blacksmith
forge, workshop barn, generator room, open bay cart shed, agricultural barn, shed for wood and garage, and
scrap metal storage. The certificate of lawful use also include the existing and continued use of the access
onto Holt Road.

2.5  The existing railway carriage on site measures 12m long, 3m wide, and 3.2m in height. The proposed
replacement measures 14.5m long, 6m wide, and 5.6m in height, which is significantly larger than the
existing; however it is noted the existing accommodation is of restricted dimensions.

2.6  The application seeks to erect the replacement dwelling outside the curtilage of the existing railway
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carriage. The replacement dwelling would be located 70m to the north east of the existing railway carriage
and over 200m from the public highway.

2.7  The applicant states the proposed location of the dwelling would be less visually prominent from the
public footpath, located to the south of the site. The existing railway carriage is located approximately 110m
to the east of the public highway (Holt Road) and 80m from the public right of way to the south of the site.

2.8  There are very limited views of the existing railway carriage from the public realm currently and it is not
considered to be a visually prominent structure and therefore if the proposed replacement was to be located
in the same position there would also be very limited views and such a proposal would not result in significant
harm to the character of the area. Whilst it is noted the proposed location is further away from the public
highway and public right of way this does not address the fact the proposal is contrary to criteria C of DC03.

2.9  The proposal would also involve the removal of the existing building/structures and therefore the
proposal would have some benefit in regards to clearing the site; however given the site is well screened
from the public realm it is considered this is of limited benefit. If approved a condition would be imposed to
ensure the existing buildings/structures are removed and the use ceases prior to the occupation of the
proposed replacement dwelling to ensure the proposal does not result in an additional dwelling on a site, in a
location where such development would not normally be permitted. This is explained further below.

2.10  It is also stated that such a proposal could not be located on the footprint of the existing due to the fact
it would involve the removal of trees/shrubs. No evidence has been provided to demonstrate that this is the
case and that appropriate construction measures could not be achieved to ensure their retention or
appropriate mitigation measures could not be provided.

2.11  Given the fact the proposal is not considered to be in the curtilage of the existing and is contrary to
DC03, the proposal would result in a new dwelling outside of any defined Settlement Boundary. As
highlighted by the previous refusal for a new dwelling and garage on the site, reference 3PL/2016/0563/F,
the proposal would be remote from local services and facilities, and in the absence of convenient and safe
walking and cycling routes to larger settlements, future occupants would be largely dependant on transport
by car for access to work, shopping, leisure and other purposes. Consequently, the proposal would result in
an isolated development and would offer very little support to key facilities in nearby rural settlements. It
would also conflict with the principle that new development should make the fullest possible use of public
transport, walking and cycling. The proposal would therefore be contrary to paragraphs 12, 13, 14 and 17 of
the NPPF.

3.0  Impact upon character and appearance of area

3.1  The application site lies outside of the defined Settlement Boundary and as highlighted above the site is
surrounded by woodland and therefore the site is substantially screened from the public realm and wider
landscape. It is therefore considered that the proposal would not impact upon the surrounding character of
the area.

BRECKLAND COUNCIL - PLANNING COMMITTEE - 29th August 2017

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



4.0  Impact upon amenity

4.1  In terms of neighbour amenity, due to separation distances between the nearest residential property and
existing screening, it is considered the proposal would not impact unduly upon neighbour amenity in terms of
loss of light, privacy, overlooking, or by being overbearing.

5.0  Impact upon highway safety

5.1  The Highways Authority initially raised an objection to the proposal due to inadequate visibility at the
access. Since this the certificate of lawful existing use has been approved, as highlighted above, and
included the continued use of the railway carriage as a Class C3 dwelling house, the continued use of the
blacksmiths forge, the continued use of the workshop barn and generator room for the purpose of repairing
machinery, the continued use of the open bay cart shed for the storage of scrap metal in addition to the
storage of scrap metal elsewhere on the site. If operated in this way it is considered that the vehicular
movements associated with the site could exceed those of a single family dwelling.

5.2  Provided that the business/commercial uses cease the highways authority would withdraw their previous
objection, subject to the imposition of a condition relating to access, parking and turning.

6.0  Impact upon ecology

6.1  The previous application for a dwelling on site, reference 3PL/2016/0563/F, contained insufficient
information in respect of ecology to assess the likely impacts of the proposed development on biodiversity.
An updated Ecological Report has been submitted with the current application and the Ecologist has raised
no objection subject to the imposition of a condition relating to the submission of a Construction Ecological
Management Plan (CEMP).

7.0  Other matters

7.1  The Tree Consultant states operations on site shall take place in complete accordance with the
approved Arboricultural Impact Assessment (AIA), Tree Protection Plan (TPP) and Arboricultural Method
Statement (AMS) supplied by Norfolk Trees dated 02/2016.

7.2  The Contaminated Land Officer recommends the imposition of conditions relating to site
investigation/remediation, and unexpected contamination.

7.3  The Ramblers raised no objection, providing the public footpath is kept open throughout any works and
any damage to it is repaired without delay. If approved a note would be attached drawing the applicants
attention to this.

8.0  Conclusion

8.1  The proposal would result in a replacement dwelling outside of the residential curtilage of the existing in
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an area outside of any defined settlement boundary in open countryside and therefore would be contrary to
Policy DC03 of the adopted Breckland Core Strategy and therefore are no significant materials
considerations that would outweigh this. The proposal would therefore be contrary to Policy DC03 of the
Adopted Core Strategy and Development Control Policies Development Plan Document 2009.

RECOMMENDATION Refusal of Planning Permission

REASON(S) FOR REFUSAL

9900 Contrary to DC3
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ITEM: 4 RECOMMENDATION: APPROVAL
REF NO: 3PL/2016/1454/H CASE OFFICER Chris Hobson

LOCATION: DEREHAM APPNTYPE: Hybrid
Former Malthouse POLICY: In Settlemnt Bndry
Land South of Norwich Road ALLOCATION: N

CONS AREA: N

APPLICANT: Anglia Maltings (Holdings) Ltd
Fakenham Road Great Ryburgh

LB GRADE: Adjacent Grade 2*

AGENT: Bidwells LLP
16 Upper King Street Norwich

TPO: Y

PROPOSAL: Repair & refurbish maltings, erect 127 dwellings, garages and associated works

REASON FOR COMMITTEE CONSIDERATION

The applications concern a major development of significant local interest.

KEY ISSUES

Principle
Character and Appearance
Heritage Implications
Access and Highway Safety
Amenity
Flood Risk and Drainage
Ecology Implications
Viability
Other issues and material considerations

DESCRIPTION OF DEVELOPMENT

This planning application under reference 3PL/2016/1454/H is a hybrid application and therefore seeks
planning permission for the following two main elements:

i. full permission for the removal of an extension, external and internal works to repair the Maltings Building
and make it fit for sale;
ii. outline planning permission with all matters reserved other than access for the construction of 127
dwellings and associated works including, estate roads, public open space, play areas, landscaping and
amenity green space with sustainable drainage systems.

Listed building consent is also sought pursuant to application 3PL/2016/1455/LB for the "removal of later
extensions and internal alterations/external repairs to allow return to use as a maltings". This committee
report considers both the planning application and application for listed building consent.
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The site would be accessed from Norwich Road via the existing access which would be widened and
upgraded to adoptable standard, with indicative internal road layout running south and east into the site
creating a series of residential blocks with public open space and green buffer located in the southern corner
and running along the eastern boundary of the site.

SITE AND LOCATION

The application site comprises an irregular shaped site extending to 4.11 hectares located to the east of the
Mid Norfolk Railway Line and south of Norwich Road, Dereham. The site includes the Grade II* Listed
Maltings buildings at its northern end, with extensive semi-naturalised areas making up the south and east
part of the site. Vehicular access is located off Norwich Road at the northern end of the site. A number of
dwellings sit encircled by the application site at its western edge, including single storey dwellings, two storey
cottages and three storey apartment buildings.

The site is bounded by single and two storey dwellings to the north, and a mix of industrial and commercial
uses border the site to the east and southeast, with an Anglian Water attenuation pond to the south. The Mid
Norfolk Railway Line and associated yard bound the site to the west with Dereham Train Station, and
Dereham Leisure Centre and other retail and recreational uses further beyond.

EIA REQUIRED

The Application has been screened following submission under the Town and Country Planning
(Environmental Impact Assessment Regulations) 2011 (as amended) ("EIA Regulations"). Further to the
screening opinion adopted by the Council on 3 November 2016, it has been concluded that the proposed
development is not EIA development and not likely to lead to likely significant impacts on the environment.
These conclusions are considered to remain up to date and for this reason, and based upon the consultation
responses and the reasons in this report, it remains the Council's opinion that the development proposals are
unlikely to lead to significant environmental impacts and no environmental impact assessment is required.

RELEVANT SITE HISTORY

3PL/2004/1287/F - Creation of new vehicular access - Permitted.

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
Policy SS1 Spatial Strategy
Policy CP1 Housing
Policy CP4 Infrastructure
Policy CP5 Developer Obligations
Policy CP6 Green Infrastructure
Policy CP8 Natural Resources
Policy CP9 Pollution and Waste
Policy CP10 Natural Environment
Policy CP11 Protection and Enhancement of the Landscape
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Policy CP13 Accessibility
Policy DC01 Protection of Amenity
Policy DC02 Principles of New Housing
Policy DC04 Affordable Housing Provision
Policy DC11 Open Space
Policy DC12 Trees and Landscape
Policy DC13 Flood Risk
Policy DC14 Energy Generation and Efficiency
Policy DC16 Design
Policy DC17 Historic Environment
Policy DC19 Parking Provision

Site Specific Policies and Proposals DPD 2012
Policy D1 - The Old Maltings

National Planning Policy Framework (NPPF)

With particular regard to paras: 7 - 14, 17, 29, 32, 34, 35, 47, 49, 56, 58, 59, 63 - 65, 69-70, 93-96, 100 - 103,
109, 112, 118, 120-122, 126-141, 186-187, 196-197, 203 - 206 & 215.

NPPG National Planning Practice Guidance

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

Dereham Neighbourhood Plan - It is noted that the Dereham Neighbourhood Plan is underway. The
neighbourhood area has been designated and the plan is in the drafting stages. It is considered that limited
(if any) weight is capable of being attached to this plan due to its infancy, although has been referred to in
this report for completeness.

OBLIGATIONS/CIL

Any permission granted would require a Section 106 agreement to secure the following obligations:

Education contribution of £251,909 to be put towards the following projects:
-  £232,880 - towards infant and junior education provision in the local area.
- £19,029 - towards Sixth form education provision in the local area.

Library contribution - £9,525 towards Dereham Library.

Healthcare contribution of £46,046 to mitigate for the increased demand for healthcare services in the local
area generated by the proposed development.

A Scheme for the design, implementation and management of the Public Open Space on the site. Including
the provision of a Locally Equipped Area of Play (LEAP),

Approval and implementation of a Travel Plan, and travel plan bond of £63,500.
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CONSULTATIONS

ENVIRONMENT AGENCY
No objections.

Contamination: The site is located above a Principal Aquifer and within Source Protection Zone (SPZ) 2.
However, we do not consider this proposal to be High Risk

The developer should address risks to controlled waters from contamination at the site, following the
requirements of the National Planning Policy Framework and the Environment Agency Guiding Principles for
Land Contamination, which can be found here: https://www.gov.uk/government/publications/managing-and-
reducing-land-contamination Infiltration Sustainable Drainage Systems (SuDS) The water environment is
potentially vulnerable and there is an increased potential for pollution from inappropriately located and/or
designed infiltration (SuDS). We consider any infiltration (SuDS) greater than 2.0 m below ground level to be
a deep system and are generally not acceptable. All infiltration SuDS require a minimum of 1.2 m clearance
between the base of infiltration SuDS and peak seasonal groundwater levels. All need to meet the criteria in
our Groundwater Protection: Principles and Practice (GP3) position statements G1 to G13
ANGLIAN WATER SERVICE
No objections subject to conditions.
HISTORIC ENGLAND
We would not object to the proposed housing development but recommend the Council give further
consideration to finding a mechanism to ensure essential repairs of the listed building are linked to it. We also
support the proposed repair and return to use of the maltings, but consider further details are needed of
works to the listed building. These should include a schedule of repairs and details of the works necessary to
the interior of the listed building to bring it into use. It may be appropriate for this to be the subject of condition
placed on any listed building consent issued, but the Council should secure enough information to establish
the nature and scope of changes first.
HISTORIC ENVIRONMENT SERVICE
No objections subject to conditions.
LAWSON PLANNING PARTNERSHIP LTD ON BEHALF OF THE NHS
In its capacity as the primary healthcare commissioner, NHS England has identified that the proposed
development will have a significant impact on primary healthcare provision in Dereham. The capital required
through developer contribution would form a proportion of the required funding for the provision of capacity to
absorb the patient growth generated by this development. Assuming the above is considered in conjunction
with the current application process, NHS England would not wish to raise an objection to the proposed
development. Otherwise the Local Planning Authority may wish to review the development sustainability if
such impacts are not satisfactorily mitigated.
NORFOLK COUNTY COUNCIL HIGHWAYS
No objections subject to conditions.
OBLIGATIONS OFFICER, NORFOLK COUNTY COUNCIL
Request contributions towards education provision, library facilities in the local area, a
maintenance/mitigation contribution for new and existing green infrastructure features, and provision of fire
hydrants on site.
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TREE AND COUNTRYSIDE CONSULTANT
No objections subject to layout fully addressing arboricultural implications and conditions securing
arboricultural method statement, protection plans.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
No objections subject to conditions.
ENVIRONMENTAL HEALTH OFFICERS
No objections subject to conditions.
CONTAMINATED LAND OFFICER
No objections subject to conditions.
PUBLIC RIGHTS OF WAY OFFICER
No objections.
TOWN PLANNING TECHNICIAN SOUTH EAST NETWORK RAIL
No objections.
AIR QUALITY OFFICER
An air quality assessment is required for a development of this size.

Officer Note: It is noted that the site is not located within an Air Quality Management Area, and therefore it is
not considered that an assessment is justified in this instance.

HISTORIC BUILDINGS CONSULTANT No Comments Received
CRIME REDUCTION & ARCHITECTURAL LIAISON
OFFICER

No Comments Received

NATIONAL GRID No Comments Received

Historic Building Consultant - No objections subject to conditions. These landmark Grade II* Maltings have
been included on the national buildings at risk register (BAR) for many years following redundancy. During
this time, the condition of the buildings has worsened. The proposed repair of the buildings and to return
them to their original intended use is therefore welcomed and considered to be far preferable to alternative
uses that could potentially dictate a higher, possibly damaging, level of intervention. Consequently, this
formal application is supported in broad terms. Whilst the reuse of the building has been discussed in detail
and the current submission illustrates this, I am of the opinion that further detail is required, ideally in the form
of a detailed schedule of works. However, if this level of detail is not achievable during the current application
process, then an outline document could be provided as a precursor to a fuller document that could be
covered via an appropriately worded condition.

Dereham Town Council - Made the following detailed comments:
- Concern that the flats to the northern end of the site would over dominate and overlook the existing
properties. There were concerns that the amenity of the properties could be affected in the way that the new
road is laid out affecting deliveries, refuse collection and septic and emptying.
- The Tree planting could create considerable interest and add value to the site.
- The long western section of shared use has no natural features to slow vehicles and some form of feature
to reduce the speed of traffic should be introduced or space allocated for pedestrians.
- The eastern road adjacent to the open space seems superfluous, there is no access leading of it and it
detracts from the amenity of the open space.
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- While policy DC11 does not require an area for sports, it would facilitate the design if there was a small area
where ball games could be played. Careful consideration should be given to how the open spaces are fenced
given the considerable road frontage. The Town Council should be given the opportunity to be party to the
106 agreement relating to play areas and open spaces, with the option of adopting the play areas and open
spaces.
- Consideration should be given to linking the site with potential future developments to the East of this site
and a pedestrian cycle link should be constructed to the Eastern boundary so that a link could be completed
to Greenfields road when other land is developed.
-The widening of the access, extending the no parking zone and the yellow box junction is welcomed. The
conclusion that no mitigation, to counter the increased traffic, is feasible seems weak. While the increase in
traffic is small a small increase can have a significant detrimental impact on the network (see DfT Guidance
on Transport Assessment para 4.92). A small increase in traffic can therefore be considered detrimental. If it
is not included in the application, the no parking zone should continue on the north side of Norwich Road as
well as the south side. This development along with the Orbit homes application 3PL/2006/1397 should be
looked at together so that there is a coordinated approach to highways mitigation.
- Cycling Accessibility A non-motorised user audit should have been carried out in accordance with Design
manual for roads and Bridges HD 42/05. Without such an audit it is not possible to effectively assess the
sustainability of the site for non-motorised transport. Reference is made to the dual use cycle facility along
Norwich Road. This should be looked at in detail as this dual use facility does not comply with Standards for
Highway with regard to visibility of vehicles exiting from properties (see Local Transport Note 2/08).
- No assessment has been made of the volume and speed of traffic in the area with regards to cycling; clear
guidance is given within Local Transport Note 2/208, that cycle lanes should be considered for the volume
and speed of traffic in the vicinity of the development. While road safety has been considered perceived risks
have not been considered. Perceived risk is a bigger barrier to cycling than the actual risk of accidents.
- The assessment carried out is simplistic and does not identify potential barriers to maximising the use of
walking and cycling from the development site to include perceived danger as a barrier to cycling. Further
work needs to be carried out on the Audit so that full consideration is given to recognised guidance. The
Assessment should identify particular groups of cyclist; identify likely destinations and check for potential
barriers or perceived barriers to this group of cyclists. Particular attention should be given to where cyclists
need to turn right at any junction. A right turn box for cyclists to turn right into the Maltings from Norwich road
should be considered. Advisory cycle lanes should be considered linking the development to likely cycle
destinations.
- The Travel Plan has not demonstrated whether conditions on the neighbouring road network are conducive
to cycling. The identification of barriers to sustainable travel in Section 4 of the Travel Plan, are not based on
any sound evidence.
- Section 4 of the Travel Plan is an exact copy of a Travel Plan submitted as part an application to Broadland
Council in 2013 for Manor Park Drayton, which is why Broadland District Council is referenced on page 20 of
the report. A Travel Plan which is specific to this site should be produced rather than a generic Travel Plan.

Officer Response: A number of the comments are detailed comments which will be considered and
incorporated into as relevant in a detailed scheme. The incorrect Travel Plan reference is noted and a
Section 106 Agreement is recommended to secure a Travel Plan to be submitted with reserved matters
application and more detailed Travel Plan prior to commencement of development.

County Councillor William Richmond - Frequent car parking on either side of Norwich Road to the east of the
entrance of this site, for residents/visitors on the south side of Norwich Road and at peak times for a nursery
school on the north side of Norwich Road. If HGV movements to and from proposed site recommendation for
Traffic Regulations Orders/yellow lines are installed along the adjacent stretch of Norwich Road to allow free
movement of HGVs and other vehicles along Norwich Road and Norfolk Fire Service may appreciate this
given the proximity of Dereham Fire Station to the east.
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Mid-Norfolk Railway Trust - Object to the proposed development for the following reasons:
- No boundary screen proposed to act as visual or noise barrier.
- Eastern boundary of MNR land needs strengthening.
- Require the culvert and headwalls to be surveyed.
- Concerns regarding the flood risk of the site and whether this takes account of capacity of the culvert.
- Applicant should be aware of historic use of site for storage of munitions.
- Request commitment from applicant that permission be sought from MNR for any piling, that the applicants
shall not store material on MNR land; and works would not sever any services and utilities.
- Concerns regarding impact of vibrations on adjacent land and buildings.

Request the following conditions be attached:
- Securing a visual and acoustic screen and strengthening of boundary.
- The railway embankment should be protected, and headwall surveyed and repaired if necessary at
applicants expense.
- No works to take place until demonstrated that utilities and services would not be impacted on.
- Any lighting directed away from railway.
- No buildings or fencing to be erected or construction materials placed within 5 metres of railway fence.
- No piling unless agreed by MNR.
- Works should be undertaken to make good any deterioration to MNR buildings caused by development.
- Concerns regarding trespassers using the railway as a shortcut.

Officer Response - A number of these comments and suggested conditions are appropriately dealt with
under civil law and outside the planning system and pursuant to separate legislative and policy processes or
enforcement of private rights and remedies outside the planning process. The above concerns have however
been carefully considered. Those conditions that are considered to be necessary in planning terms based on
the evidence and statutory consultation responses will be secured as detailed in this report. These include
any external lighting scheme; approval of boundary treatments, and approval of surface water drainage
schemes and attenuation measures.

REPRESENTATIONS

The application has been publicised by way of site notices, letters in the local press and letters to
surrounding properties. The Council has received 10 representations raising objections to the proposed
development for the following reasons:
- Application site red edge includes third party land and incorrect certificates signed.
- Planning statement is misleading and ambiguous.
- Concerns regarding content and accuracy of supporting information and documents.
- Concerns regarding pile driving and implications on contamination.
- Concerns regarding previous and historic uses of site and safety for surrounding residents.
- Concerns regarding existing flooding issues and increased risk from flooding as  a result of development.
- Increased traffic congestion.
- Impact on amenity from scale, height and proximity of proposed buildings.
- Loss of parking areas as a result of the proposals.
- Impact of construction work on adjacent properties stability and public safety.
- Inaccuracies within Statement of Community Involvement
- Proposals would fail to accord with the allocated site policy D1 in not providing for a masterplan for the
whole site and would compromise the whole site coming forward.
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Officer Response - The above concerns have been carefully considered. The application documents have
been carefully reviewed and the planning judgments reached in this report are based following not only the
applicant's submission and technical documents, but also the consultation responses and carefully
considered judgments of the planning officer based on all material before the Council at this time. For the
reasons explained in this report, it is considered that the development shall not lead to any unacceptable
impacts (if any) from flood risk or contamination, or in respect of residential amenity and highway safety.  The
Council is also satisfied that the certificates completed with the application are accurate. Whilst part of the
application site is unregistered and not within the applicant's ownership, notices have been published to
ensure that all third parties were notified of the application as required by the relevant regulations.   Further, it
is not considered that the development proposals shall result in any loss of designated parking.

ASSESSMENT NOTES

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

2.0 Principle of development

2.1 For decision making purposes, as required by section 70 (2) of the Town and Country Planning Act 1990
and 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 (2009), together with
the Site Specific Allocations DPD (2012). These sections require that planning applications must be
determined in accordance with the development plan unless material considerations indicate otherwise.
Material considerations are detailed later in this report, and include in respect of national planning policy, are
the NPPF and the more recently published National Planning Practice Guidance.

2.2  Paragraph 47 of the NPPF states 'housing applications should be considered in the context of
sustainable development.  The NPPF identifies three dimensions of sustainable development at paragraph 7:

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

2.3  Paragraph 8 of the NPPF also stresses that these roles should not be undertaken in isolation because
they are mutually dependent; therefore a balanced assessment against these three roles is required. The
Council accepts that it cannot currently demonstrate a five year housing land supply in the district, as
required by the NPPF and therefore the presumption in favour of sustainable development in paragraph 14
applies.

2.4  It is noted that the application site is located within the Market Town of Dereham and situated with the
settlement boundary. It is considered that this is in a sustainable and accessible location within close
proximity to the town centre to the west. The site also forms part of an allocated site for residential
development D1 - The Old Maltings, within the Site Specific Policies and Proposals DPD and therefore the
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principle of a residential form of development on the site is acceptable.

2.5 It is noted that the application being considered does not include the whole allocated site which amounts
to land of 6 hectares and the residential development of approximately 180 dwellings. Objections have been
received regarding conflict with the objectives within the allocated site policy D1 and that the development is
not coming forward in a holistic and comprehensive manner. However, the applicant has confirmed that
agreement with the other landowners to deliver a comprehensive scheme has not been achievable to date. It
is also noted that the delivery of part of the allocation now will enable prompt delivery of housing and
associated benefits in the shorter term. Furthermore, the indicative layout and design of the proposed
development ensures that it would not prejudice delivery of the remainder of the allocation in due course.

2.6  It is noted that policy D1 sets out a series of six criteria with which any development on the site should
comply with. Whilst the residential element will be subject to detailed design and assessment at the reserved
matters stage, it is considered that the proposal as detailed in the indicative drawings and application
materials to date would not in principle conflict with these criteria for the following reasons:
·Over 1 hectare of public open space is proposed, which will include a LEAP;
·Primary access to the site would be provided from Norwich Road.  Whilst the applicant is unable to provide
secondary access at this stage due to third party land ownerships, it is considered that delivery of this is not
prejudiced and may come forward with the remainder of the allocation;
·For the reasons set out in this report under the "Amenity" section, it is considered that the proposed
development would respect the amenity of existing dwellings adjoining the site;
·The proposals will retain existing vegetation to the east of the site and shall be incorporated into the
landscaping scheme. Whilst category C trees shall be removed, these are of a low quality and it is not
considered these are "important" for the purposes of this policy;
·The proposals include dedicated pedestrian and cycle links to Norwich Road and shall not prejudice delivery
of links to Greenfields Road as part of the delivery of the wider allocation in due course;
·As explained below in the "Flood Risk and Drainage" section, adequate foul water drainage mitigation will be
secured through condition to ensure these remain acceptable.

2.7 Whilst policy D1 also requires that the site is released subject to the preparation and agreement of a
masterplan with the Local Planning Authority, the proposed indicative layout would not compromise nor
prejudice the remaining part of the allocated site coming forward. The indicative layout would allow for an
estate road linking through to the remainder of the allocated site to the east, and the remaining 53 dwellings
to make up the required allocation could be accommodated on the remainder of the site of approximately 1.9
Ha at an acceptable density of 28 dph.

2.8   For all the above reasons it is considered that policy D1 is complied with in the round.

2.9 Policy SS1 of the Breckland Core Strategy & Development Control Policies DPD sets out the overall
approach to development in the District. It explains that Dereham will experience significant employment
growth and focused housing growth to enhance its position as the administration centre of Mid-Norfolk. Policy
SS1 states that Dereham will provide up to 2,000 new houses over the plan period, subject to ensuring that
the impacts of infrastructure is acceptable. For these reasons, and as the proposed development is situated
in Dereham that is identified as an appropriate location for growth, it is considered that policy SS1 is
complied with.
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2.10 For the above reasons it is also considered that policy CP1 is complied with which provides for
development of at least 19,100 homes in the plan period - to include 600 new allocations that includes the
residential element of the proposed development pursuant to policy D1.

2.11 In addition, the provision of housing to meet local needs is identified as a key component of sustainable
development and in this respect the NPPF seeks to boost significantly the supply of housing.  The
conservation of the natural environment is also central to the NPPF, including protecting valued landscapes
and minimising effects on biodiversity.  In order to promote sustainable development in rural areas, the NPPF
indicates that housing should be located where it will enhance or maintain the vitality of local communities.

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

2.13  The provision of up to 127 dwellings would provide a significant contribution towards providing housing,
particularly in light of the significant current shortfall in the provision of housing land in the District and has
therefore, been given significant weight in favour of the proposal.

2.14  Having regard to the above, it is concluded that the proposal would needed housing in a sustainable
location and represents sustainable development, as defined in the NPPF. The proposals would not conflict
with the objectives of development plan policies D1 and SS1 and the site is considered to be suitable for
residential development.

3.0 Character and impact on surrounding area

3.1  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." Paragraph 109 of the NPPF
requires valued landscapes to be protected.

3.2 Policy CP11 seeks to protect the landscape within the District for the sake of its own intrinsic beauty and
its benefit to the rural character and the interests of biodiversity, geodiversity and historic conservation. High
protection is afforded to designated landscape areas as summarised in the policy to include the Brecks, River
Valleys and Chalk Rivers. The release of land must have regard to the findings of the Landscape Character
Assessment and Settlement Fringe Assessment.

3.3 Development within the District is also expected to be of the highest design quality in terms of both
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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,
height, scale, massing and layout amongst other key design considerations are also set out in policy DC16 of
the Core Strategy.

3.4 The site is not within a Landscape Character Area or Conservation Area, nor within the Landscape
Character Area of Dereham Plateau. The site is classified as an "urban" area in the Landscape Character
Assessment and therefore has minimal value in landscape terms.

3.5 With regard to the surrounding townscape. the built form within and immediately around the site currently
comprises a collection of modest single storey bungalows, traditional two storey individual cottages, semi-
detached dwellings  and converted 3 storey buildings, and more formal rows of two storey terraced properties
and town houses fronting Norwich Road.

3.6  The proposals would provide for a density of 31 dwellings per hectare (dph) across the site as a whole,
and 47 dph across the built part of the site which is considered appropriate to the sites location close to the
town centre and its various facilities and amenities and with good public transport links. Therefore, it is not
considered that the proposals would conflict with policy DC2 which seeks to ensure that the design and
layout of development optimise the density of development to a level which is acceptable for the locality and
as such supports developments of above 40 dph in such locations.

3.7  With respect to scale and heights the submitted building height parameters plan indicates a variety of
building heights across the site which is considered appropriate. However, it is noted that this includes 3.5
storey apartment buildings located towards the northern edge of the site adjacent to two storey and single
storey dwellings to the north with lower heights of up to 2.5 storeys indicated towards the southwest corner of
the site adjacent to the railway line. In order to provide an acceptable relationship between existing and
proposed buildings and blending of building heights and scales with the sites periphery it is considered that
this would need to be reconfigured in a detailed layout. As these matters are reserved for a later date, subject
to a revised layout reflecting the above and conditions securing an updated design and access statement
being submitted at reserved matters stage satisfactorily addressing the approach taken to height and scale of
buildings it is considered that there are sufficient measures in place to provide for an acceptable form of
development.

3.8 Therefore, whilst the detailed matters of layout, design and landscaping will be agreed at reserved
matters stage, it is considered that the submitted masterplan, together with the design analysis and concepts
outlined in the Design & Access Statement, demonstrate satisfactorily that development of up to 127
dwellings could be accommodated on the site without causing significant harm to the character and
appearance of the surrounding townscape of Dereham. The Council are also satisfied that based on the
indicative design illustrated on the masterplan and drawings to date, a scheme may be delivered to comply
with the design principles of Policy DC16.  It is also proposed that the residential development shall embed
the principles of energy efficiency and the requirements of policy DC14. Such matters shall be agreed at
reserved matters stage, when details of the precise design of the dwellings shall be discussed. It is therefore
considered that the requirements of this policy may be achieved.
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3.9  Having regard to the above, it is considered that subject to conditions securing a revised design and
access statement at reserved matters stage, the proposals would be compatible with the established pattern
and character of surrounding residential development.  Therefore, the application proposal would not conflict
with Core Strategy Policies CP11, DC02, DC14 or DC16, nor with the guidance in paragraphs 58 and 109 of
the NPPF.

4.0 Impact on heritage and archaeological assets

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

4.2  Paragraphs 132 and 133 of the NPPF identifies that when considering the impact of a proposed
development on the significance of a designated heritage asset, great weight should be given to the asset's
conservation.  The more important the asset, the greater the weight should be.  Significance can be harmed
or lost through alteration or destruction of the heritage asset or development within its setting.

4.3  The proposed development would involve internal and external works to repair the Grade II* listed
Maltings building, which has been on the national buildings at risk register following its redundancy. These
also involve works to remove more recent additions to the west elevation of the building to provide for an
improved access into the site. The Council's Historic Buildings advisor and Historic England have reviewed
the proposed demolition and alteration works to the listed building and have not raised objections to the
proposed development subject to conditions securing the approval of a detailed schedule of works. A
condition has therefore been included to secure this before any demolition or development being carried out
to the Maltings buildings and it is therefore considered that listed buildings consent may be granted.

4.4 It is noted that the Grade II* listed building has been vacant for a significant period of time, and given its
size, state of repair, internal arrangements would require substantial funds. The proposed works would
nevertheless repair the building and bring the building to a state that will allow for its future sale. In the
interests of retaining the Maltings building and providing for improved access to the site it is proposed that
the triggers in the legal agreement would secure the repair works to be undertaken early on in the
development programme, prior to the commencement of development on the residential part of the site.
Therefore, it is considered that the proposed works would not result in any significant harm to the character,
appearance and significance of the heritage assets in the surrounding area, in accordance with the NPPF
and the tests required by the Planning Listed Building and Conservation Areas Act 1990.

4.5 It is noted that concerns have been raised by local residents regarding the state of the Maltings building
and that the building has been the subject of deliberate neglect. However, it is noted that the applicants have
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continually carried out on going maintenance work over a significant period of time whilst it has been vacant.
Therefore, it is not considered that there is any evidence of deliberate neglect for the purposes of paragraph
130 of the NPPF and therefore the refurbishment of the maltings to enable it to be sold for future use may be
treated as a material consideration that supports the grant of planning permission.

4.6 With regards to the proposed residential development of the remainder of the site, it is noted that being
submitted in outline the precise implications on the setting of the listed building cannot be fully assessed at
this point in time. However, in principle the indicated height of buildings to be erected to the south and
southeast of the Maltings is not in principle considered discordant with the Maltings buildings. Therefore,
subject to a condition requiring the submission of a design and access statement being submitted at
reserved matter stage and demonstrating that the layout, height and design of the scheme has taken account
of and addressed the relationship of and views to the listed building, it is considered that the proposals would
preserve and enhance the setting of the listed building. This is supported by the lack of objection from
Historic England who concluded that the proposed development shall not lead to any harm to the
significance of the listed building.

4.7 In any event, if it was considered that the proposals did lead to harm to the listed building or its setting, it
is considered for the above reasons that such harm is considered to be less than substantial pursuant to
paragraph 134 of the NPPF, and is outweighed by the public benefits of the proposed development in terms
of the delivery of housing, the refurbishment of the maltings to facilitate its sale and future use, and the
associated social and economic benefits.

4.8 With regards to archaeological interests, the Historic Environment Service note that there have been pre-
historic, roman and post medieval artefacts found within the surrounding area and that site has unknown
potential for archaeological interests to be present and their significance maybe affected by the proposed
development.  They have subsequently recommended that further archaeological investigation in accordance
with an approved scheme be undertaken prior to the commencement of development.  Therefore, subject to
a condition securing a written scheme of archaeological evaluation be submitted prior to the commencement
of development, it is considered that sufficient measures would be in place to ensure that the archaeological
significance of the site is fully understood and subsequently disseminated.

4.9 For the above reasons it is considered that the proposed development shall comply with policy DC17 and
the relevant heritage policies in the NPPF.

5.0 Highway Safety, Traffic Implications and Parking

5.1  Paragraph 32 of the NPPF states that all developments that generate significant amounts of movement
should be supported by a Transport Statement or Transport Assessment.  Planning decisions should take
account of whether:

-  the opportunities for sustainable transport modes have been taken up
   depending on the nature and location of the site, to reduce the need
   for major transport infrastructure;
-  safe and suitable access to the site can be achieved for all people;
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   and
-  improvements can be undertaken within the transport network that cost
   effectively limit the significant impacts of the development.
-  Development should only be prevented or refused on transport grounds
   where the residual cumulative impacts of development are severe.

5.2  Concerns have been raised in relation to traffic generation from the proposed development and the
impact on existing congestion within Dereham. The application is supported by a Transport Assessment,
(TA) and the traffic associated with the development of the site together with the likely levels of growth in
Dereham and the surrounding area have been assessed in the 'Dereham Transport Study'. The Transport
Assessment concludes that the increase in the number of residential trips is considered to be small and
would result in a small increase in queuing and delay and therefore not considered as resulting in a severe
impact.

5.3 In order to address the additional traffic generated, the proposed development includes the widening of
the existing access route into the site from Norwich Road and its provision to adoptable standards. It is
considered that this would provide improvements to existing residents that utilise the access road and allow
access to be available for public use. The proposals also include extending the footpath/cycleway along the
northern side of Norwich Road, providing a keep clear box at the site access, and extending the double
yellow line restriction 40 metres further west along Norwich Road.

5.4 The Highways Authority have reviewed the proposals and raised no objections to the proposed
development subject to the detailed reserved matters applications retaining adequate access to existing
dwellings and internal road being 6 metres in width.  Conditions including securing the carrying out of off-site
highway improvement works have been recommended in line with the Highways Authority's comments. The
proposals by way of providing an estate road to be adopted by the Highway Authority would retain and
improve vehicular access to residential properties that require use of the application site to access their
properties. However, it is noted that in order to retain access to the Bungalow, Maltings Farm the parking
area in front of Nursery Buildings would need to be redesigned. However, it is noted that the submitted plan
is indicative and accordingly a condition has been recommended requiring the reserved matters be
accompanied by a plan showing how each of the existing properties are accessed.

5.5  Having regard to the evidence within the submitted Transport Assessment and the comments of the
Highways Authority, and subject to receiving no adverse comments from the Highways Authority it is
considered that the proposals would not give rise to severe adverse highway impacts. Conditions have been
recommended to secure the submission of a scheme for off-site highway works and their undertaking in
accordance with an agreement with the Highways Authority under Section 278 of the Highways Act in the
usual way.

5.6 With regards to accessibility and parking, the masterplan indicates that the proposed development shall
accord with local parking standards and the indicative parking provision is considered to be acceptable. The
proposed development is located within the centre of Dereham and therefore benefits from public transport
and access by car with ease. The proposals shall also include pedestrian and cycle links to Norwich Road.
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5.7 For these  reasons, it is considered that the proposed development shall accord with policies CP13 and
DC19 and the relevant highways and transportation policies of the NPPF.

6.0 Amenity considerations

6.1  Policy DC1 seeks to protect amenity. Development will not be permitted where there are unacceptable
impacts on the amenities of the area or residential amenity of neighbouring occupants or future occupants in
terms of privacy, overshadowing, odour, noise, vibration, pollution or character or quality of the area or
quality of the landscape.

6.2 The application site sits within a mixed use area with residential properties to the north, industrial and
business uses to the south and east and railway line, yard and Dereham Train Station to the west. In terms of
amenity of surrounding properties, as noted above the location of 3.5 storey buildings to the south of single
and two storey dwellings along the northern boundary of the site would need to be reconsidered and
amended at the detailed reserved matters stage.  The proposals for the remainder of the site whilst indicative
show adequate separation distances could be maintained between existing and proposed dwellings to help
reduce overlooking, together with the retention of existing vegetation and scope for planting of new boundary
screening.

6.3 Additional traffic movements would result in some additional disturbance to existing residents on the
approach roads to the site through the operation of the development.  However, given the likely volume,
speed and distribution of such traffic, it is not considered that such disturbance would cause significant harm
nor exceeds that which might reasonably be expected within a built up area. With regards to the construction
period, given the scale of development and proximity to residential properties immediately around the
application site a condition has been recommended to secure the submission and approval of a construction
method statement to ensure adequate controls are in place.

6.4  The Council's Environmental Health Officer has raised no objections to the proposed development
including the potential reinstatement of the Maltings operation in the building subject to a series of conditions
including controls on the location of on site transformer; the provision of acoustic barrier around any
transformer and on the northern boundary of the site; limits on the noise levels at night time; and restriction
on loading and unloading times. Given the central location of the site, and surrounding land uses and the
historic use of the Maltings site, subject to such conditions it is not considered that there would be any
significant harm caused to the amenity of surrounding properties and residents.

6.5  On this basis, it is considered that the proposal would not result in unacceptable effects on the amenities
of local residents.  Consequently the proposal would not conflict with Core Strategy Policy DC01 or with the
guidance set out in paragraph 17 and other amenity policies within the NPPF.  It is also considered for the
same reasons that Policy CP9 is complied with as the Council are satisfied that there shall be no
unacceptable impacts in terms of noise, odour, light, waste materials or pollution.

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

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

7.2  Policy DC13 requires that all new development should be located in areas at least risk of flooding. Policy
CP8 also requires new development to be located in a way to minimise risks from flooding.

7.3 The application site falls within Flood Zone 1 and is considered to be at low risk of flooding from various
sources including that from rivers, tidal, groundwater, reservoir and canal sources.  It is also noted that the
Strategic Flood Risk Assessment does not record any incidents of historical flooding at the site. Dereham
stream runs through the site and the FRA Addendum has subsequently assessed the implications of the
development and the associated flood risk.

7.4  With regards to managing surface water flows, the results of percolation tests have informed a
preliminary drainage strategy which includes the provision of on-site attenuation, with restricted discharge
into the existing Anglian Water surface water sewer.  Following the submission of further information, the
lead Local Flood Authority have removed their objection and subsequently raised no objections subject to
conditions including minimum levels of dwellings and attenuation features to be determined by further
surveys; restrictions on maximum discharge rates to be low greenfield run off rate at 5.4 l/s and the
submission and approval of a detailed surface water drainage scheme including measures to ensure future
management and maintenance. Anglian Water has raised no objections to the proposed scheme.  It is also
noted that the Environment Agency raises no objection to the application.

7.5  It is acknowledged that there are existing foul water capacity issues in Dereham and the concerns of
surrounding residents are noted with regards to previous incidents of foul water surcharges from nearby
sewers. As part of measures to accommodate the growth of Dereham Anglian Water are in the design stages
of a scheme to provide a pipeline from Dereham to and improve the waste water recycling facility at Swanton
Morley.  It is proposed that foul drainage would utilise the mains system and the application has been the
subject of a pre-planning discussions with Anglian Water, and it is noted that they have raised no objections
subject to conditions to ensure adequate foul water infrastructure is provided. A condition has therefore been
included requiring details of the foul water drainage scheme to be provided and restricting occupation until
the scheme has been completed.

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

7.7 For these reasons it is considered that policies DC13 and CP8 are complied with.

8.0 Ecology, Biodiversity and Arboricultural Implications

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

8.2   Further Policy DC12 only permits the loss of protected trees and hedgerows in exceptional
circumstances, where the benefit of development is considered to outweigh the benefit of preserving natural
features and subject to adequate compensation being made. Whilst the retention of trees and other natural
features is preferable, replacement provision should be of commensurate value if loss is unavoidable.

8.3 With regards to implications on the site the proposals would result in the loss of areas of tall ruderal,
scrub, ephemeral/short perennial habitats, which support various invertebrate species, foraging and
commuting bats, nesting birds and hedgehogs.  The Council's Ecology Consultant has reviewed the
supporting Ecological Appraisal and subsequently raised no objections to the proposed development subject
to conditions securing adequate mitigation and enhancement measures including a Biodiversity
Enhancement and Management Plan to ensure that the biodiversity of the site is retained and new habitats
are created and managed in the long term.

8.4 The proposed development would involve the removal of some category C trees from within the site, the
loss of which are not considered individually or cumulatively to detract significantly from important landscape
features and the character of the surrounding area. The Council's Arboriculturalist has raised no objections
subject to conditions securing detailed arboricultural method statement, tree protection plans and the
incorporation of tree planting within any detailed scheme. Conditions have been recommended to reflect this
and as noted above a condition requiring the approval of a biodiversity enhancement and management plan
as requested by the Ecologist to include tree planting would ensure adequate landscape and biodiversity
mitigation and enhancement and of commensurate value to any trees that may be lost through the
development.

8.5 In conclusion, it is considered that there are no overriding constraints to the development of the site in
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terms of ecology and nature conservation interests. The site is also situated between 1 -2 km away from the
Norfolk Valley Fens SAC. Given the scale of the development in an urban location in the centre of Dereham,
it is not considered that the proposed development would impact on the SAC and no objection has been
raised by any relevant statutory consultlees. For these reasons, it is not considered that any appropriate
assessment is necessary.

8.6 Having regard to the above, that subject to conditions as set out in this report the proposed development
would accord with the objectives of the NPPF and Core Strategy Policies CP10 and DC12.

9.0 Viability and Affordable Housing

9.1 Core Strategy Policy DC04 requires that to meet District housing needs the Council will require 40% of
the total number of housing units to be provided and maintained as affordable housing within all new
residential development on sites which the Local Planning Authority determines has a capacity for five or
more dwellings; or comprises an area of 0.17 ha or more. The policy however allows for the 40% requirement
to be reduced where it is demonstrated that the physical constraints, in addition to the 40% requirement, will
result in extraordinary costs.

9.2 The applicants have submitted a Viability Appraisal which concludes that, taking into account the site
constraints the works to make the Maltings buildings fit for sale and the necessary planning obligations the
delivery of 40% affordable housing would render the scheme unviable. On this basis the application in
proposing no affordable housing does not accord with the full requirements of Core Strategy Policy DC04.
However, the Viability Appraisal has been independently reviewed by the District Valuer and Council's
Housing Enabling Officer and they agree that a scheme delivering  affordable housing would not be viable.
An assessment of the residential development as a standalone development also indicated that this would
not be able to viably provide affordable housing.  It is proposed to provide financial contributions towards
education, library facilities and travel plan bond.

9.3 Whilst not providing the full 40% affordable housing provision required, Core Strategy policy DC4 does
acknowledge that the full requirement maybe reduced where it has been satisfactorily demonstrated that the
development could not reasonably bear the full requirement.  Furthermore, it is noted that paragraph 205 of
the NPPF requires that local planning authorities should take account of changes in market conditions over
time and wherever appropriate, be sufficiently flexible to prevent planned development being stalled. The
NPPG also highlights with respect to bringing back into use brownfield sites such as this that LPA's should
take a flexible approach in seeking planning obligations to ensure that the combined impact does not make a
site unviable.

9.4  Footnote 11 to paragraph 47 of the NPPF states that to be considered deliverable, sites should be
available now, offer a suitable location for development now, and be achievable with a realistic prospect that
housing will be delivered on the site within five years and in particular that development of the site is viable.
Whilst the application is considered to accord with this aspect of the NPPF, members will need to take a view
as to whether or not a reduction in the level of affordable housing on site is acceptable, having regard to the
acknowledged lack of housing land supply and the allocation of the site for housing.
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10.0 Other material considerations

Local infrastructure

10.1  A number of the concerns raised by local residents and the town council highlight the ability of the
highway, social and economic, and general infrastructure in Dereham to cope with additional housing
development and resultant needs of the future residents.  However, no objections have been raised by
statutory consultees in this respect to the road and drainage infrastructure which is considered adequate or
can be made so as part of the development.  Financial contributions would be made to the expansion /
improvement of local school accommodation, as well as to local library services, together with an area of
over 1 hectare of landscaped open space and LEAP.  Existing difficulties with the provision of local medical
services are acknowledged, and whilst it is understood that this problem is principally one of doctor
recruitment, and a matter for the NHS, the applicant is willing to secure a financial contribution towards
improvement of existing healthcare facilities through a section 106 agreement. Through the section 106
agreement and planning conditions proposed, it is considered that the proposed development is acceptable
and accords with policies CP4, CP5, CP6 and DC11.

Land contamination

10.2 Paragraph 121 of the NPPF indicates that planning policies and decisions should ensure that:

-  the site is suitable for its new use taking account of ground
   conditions and land instability, including from natural hazards or
   former activities such as mining, pollution arising from previous uses
   and any proposals for mitigation including land remediation or impacts
   on the natural environment arising from that remediation;
-  after remediation, as a minimum, land should not be capable of being
   determined as contaminated land under Part IIA of the Environmental
   Protection Act 1990; and
-  adequate site investigation information, prepared by a competent
   person, is presented.

10.3  The Council's Contaminated Land Officer is satisfied that there is unlikely to be any significant risk
posed by any on site contamination and that any unexpected issues which may exist on the site can be
adequately identified and addressed by the imposition of a condition requiring the submission of further
assessment and approval of a scheme of remediation works should any unexpected contamination be found.
It is also noted that the Environment Agency do not consider the presence of a principal aquifer under the
site to be of high risk.

10.4  Therefore, subject to an appropriately worded condition it is considered that the proposed site would be
suitable for the proposed residential development and the guidance contained within the NPPF would be
met.

11.0 Conclusion and Planning Balance
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11.1  Section 38 (6) of the Planning and Compulsory Purchase Act 2004 requires that planning applications
are determined in accordance with the development plan unless material considerations indicate otherwise.

11.2 The National Planning Policy Framework, (NPPF), is clear and explicit that Local Planning Authorities
should consider favourably sustainable development.  The site is considered to be in a sustainable location,
close to existing facilities and local employment and is an allocated residential site within the current
development plan. Its impact would be localised and subject to an appropriate design and layout it is
considered would not give rise to over-riding harm to the character and appearance of the surrounding area,
nor to highway safety and the functioning of the surrounding highway network, nor to wildlife and nature
conservation interests, and subject to conditions the proposals would preserve and enhance nationally
important heritage assets.

11.3 Furthermore, whilst concerns have been raised regarding the capacity of local infrastructure and
existing drainage problems, contributions would be provided towards education, healthcare and library
facilities to mitigate for the demand from the development.  In addition, subject to conditions securing the
carrying out of off-site highway improvement works; the implementation of the foul and surface water
drainage schemes prior to occupation, the proposed development would not give rise to increased risk of
flooding elsewhere and would not be itself at risk of flooding and ensure sufficient and acceptable foul and
surface water drainage.

11.4 The benefits of the development can be summarised as follows:

-  Provision of a significant number of new dwellings and contribution to the Council's housing land supply.
- Initial job creation during construction phase and additional employment opportunities generated  by supply
chain.
-  Increased expenditure within the local economy from the new households.
-  Increase in Council Tax receipts.
- Bringing forward and making use of a vacant brownfield site.
- Works to a grade II* listed building on the national register of buildings at risk to ensure that it is fit for sale
and may ultimately be brought back into use.

11.5 It is acknowledged that members may find a potential conflict with regards to policy DC4 due to the lack
of affordable housing provision. However, the policy does acknowledge and allow reduced provision on the
basis of viability. Viability assessments have also indicated that no affordable housing would be viable if the
residential element came forward in isolation. Whilst it is therefore considered that this policy is complied
with, it is noted that any potential conflict found with Policy DC4 must also be balanced against bringing
forward an allocated site in line with policy DC1.

11.6 As such, and on balance, for all the reasons explained above and in this report, it is considered that the
development plan is complied with on the whole. Furthermore, it is considered that the planning benefits and
material considerations detailed above outweigh any conflict with the development plan policies, if any
conflict is found in terms of lack of affordable housing provision, heritage harm or otherwise.
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11.7  Having regard to the above, it is concluded that the proposed development would accord with the
policies contained within the development plan site, would bring forward an allocated previously developed
site for needed housing, in a sustainable location and that any identified harm would not significantly and
demonstrably outweigh the benefits of the scheme, taking into account the development plan and the policies
of the NPPF as a whole, and there are no material considerations of sufficient weight to justify refusing
planning permission.

11.8 For all the above reasons and those set out in this report, it is considered that planning permission and
listed buildings consent should be granted.

12.0 RECOMMENDATION

12.1  The planning and listed building applications are therefore recommended for approval, subject to
conditions, a Section 106 Legal Agreement.

- Provision of public open space and LEAP including on going management and maintenance;
- Financial contribution towards education provision;
- Financial contribution towards library facilities;
- Financial contribution towards health facilities; and
- Securing approval and implementation of a travel plan.

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

RECOMMENDATION Planning Permission

CONDITIONS

3047A In accordance with submitted plans NEW 2017
3005 Outline Time Limit (3 years) - Residential development
3012 Approval of Reserved Matters condition
3007 Full Permission Time Limit (3 years) - Works to Maltings
3920 Design and access statement within REM
3140 Prior approval of slab level
3920 Details and samples of materials
3802 Precise details of surface water disposal
3920 Foul water drainage scheme
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3920 Management of surface water drainage system
3920 Arboricultural method statement and protection measures
3920 No clearance within bird nesting season
3920 Landscape Ecological Management and Enhancement Plan
3920 Best practice ecological working methods
3920 Invasive species
3920 No lighting to be erected other than as approved
3920 Access, parking and turning areas laid out - Maltings
3920 Highways condition - SHC 01 - Residential
3920 Highways condition - SHC 02 - Residential
3920 Highways Condition - SHC 03A - Residential
3920 Scheme for off site highway improvement works -Residential
3750 Completion of highway improvments prior to occupation
3920 Construction Traffic Management Plan - Maltings works
3920 Construction Traffic Management Plan - Residential
3920 Off site highway improvement scheme - Dwg no. G01157/15/007A
3920 Travel Plan with REM
3920 Detailed schedule of works to LB be submitted
3920 WSI - archaeology
3920 Scheme detailing boundary treatment to site
3923 Contaminated Land - Informative (Extensions)
4000 Variation of approved plans
3996 Note - Discharge of Conditions
AN60 NOTE NCC Inf 1 When off-site road improvements are required
3992 Non-standard note re: S106
3989 Hedgerow Regulation
3972 NOTE:  Bats and Owls
3994 Note: Anglian Water comments
2014 Criterion E - Planning Apps Where Approved
3949 Contaminated Land - Site

Investigation/Remediation
This condition will require to be discharged

3925 Scheme for Fire Hydrants This condition will require to be discharged
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ITEM: 5 RECOMMENDATION: APPROVAL
REF NO: 3PL/2016/1455/LB CASE OFFICER Chris Hobson

LOCATION: DEREHAM APPNTYPE: Listed Build Consent
Former Malthouse POLICY:
Norwich Road ALLOCATION: N

CONS AREA: N

APPLICANT: Anglia Maltings (Holdings) Ltd
Fakenham Road Great Ryburgh

LB GRADE: Grade II *

AGENT: Bidwells
16 Upper King Street Norwich

TPO: N

PROPOSAL: Removal of later extensions and internal alterations/external repairs to allow return to use as
a maltings

REASON FOR COMMITTEE CONSIDERATION

Please see application reference 3PL/2016/1454/H.

KEY ISSUES

Please see application reference 3PL/2016/1454/H.

DESCRIPTION OF DEVELOPMENT

Please see application reference 3PL/2016/1454/H.

SITE AND LOCATION

Please see application reference 3PL/2016/1454/H.

EIA REQUIRED

Please see application reference 3PL/2016/1454/H.

RELEVANT SITE HISTORY

Please see application reference 3PL/2016/1454/H.

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
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Framework and National Planning Policy Guidance  have also been taken into account, where appropriate
Please see application reference 3PL/2016/1454/H.

OBLIGATIONS/CIL

Please see application reference 3PL/2016/1454/H.

CONSULTATIONS

Please see application reference 3PL/2016/1454/H.

REPRESENTATIONS

Please see application reference 3PL/2016/1454/H.

ASSESSMENT NOTES

Please see application reference 3PL/2016/1454/H.

RECOMMENDATION Listed Building Consent

CONDITIONS

3008 Listed Building Consent - Time Limit (3 years)
3047A In accordance with submitted plans NEW 2017
3920 Detailed schedule of works prior to commencement
3920 Full details, section and plan drawings
3920 Details of materials, colour, texture, finish
AN85 Application approved without Amendment
AN99 Criterion E - Planning Apps Where Approved
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Committee to take into consideration when making their decision on this application.  This appeal decision
cast some doubt as to whether the Local Planning Authority could indeed demonstrate a five year housing
land supply.  Given this the appeal decision would have been a material planning consideration in the
determination of the planning application, legal advice was sought and the advice deemed that the
application should return to Planning Committee to ensure Members are aware of all material considerations
in determining this application.

Since this date a further appeal decision for Westfield Road, Dereham reference APP/F2605/W/16/3156227
(application reference 3PL/2015/0846/O) was received, which failed to directly address the matter of the five
year supply but also raised concerns about the Council's reliance on the delivery of the SUE's.  Since this
time a public inquiry was held with regards to an application at Mallard Road, Watton.  In this Inquiry the
Council conceded that they did not have a five year supply.  Members will also be aware of the updated Five
Year Supply Statement which was presented to Planning Committee on 31st July 2017, which sets out the
Council's current position with regards to the Five Year Housing Land Supply.

Officer report

Councillors are asked to note the contents of the officers Committee report dated 6th March 2016(below),
which recommended the application for refusal and the refusal reasons as set out above.

As means of an update to this report Members should note the following updates to the main body of that
report:

Sustainable Development

Paragraph 47 of the NPPF states 'housing applications should be considered in the context of sustainable
development.  Relevant policies for the supply of housing should not be considered up to date if the local
planning authority cannot demonstrate a five year supply of deliverable housing sites'.  As the Council can no
longer demonstrate an up to date five year housing land supply, policies SS1, DC02 and CP14 can not be
given due weight in the decision making process.  The application is therefore assessed against the benefits
provided in relation to the sustainable development tests as set out in the NPPF.

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.

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.

As set out in the officers report, 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
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-  Initial job creation during construction phase and additional employment opportunities generated
   by subsequent supply chain.

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.

In addition, to the changes highlighted above the Officer report fails to make reference to the application site
being identified as a preferred site allocation for housing development within the Council's Preferred Site
Options (September 2016), consultation document prepared as part of the emerging Breckland Local Plan.
Despite the site being appraised and deemed to be a sustainable development with some merit for
development, it is considered that as this Plan has not been submitted or been subject to examination so
only limited weight can be given to this document.

The site is therefore considered to be located adjacent to the settlement boundary of Yaxham, in a
sustainable location where development would be considered in principle acceptable.

Yaxham Neighbourhood Plan

In addition to the above, the Yaxham Neighbourhood Plan has been through referendum and made by the
Council on 22 June 2017.  The following policies within that Plan are now relevant and can be given weight in
the decision making process:

Policy STR1 seeks to prevent development that would, substantially undermine the physical and / or visual
separation of Yaxham and Clint Green.  This will only be permitted where the harm would clearly be
outweighed by the benefits of the development.  It is not considered that the proposed application site would
significantly encroach on land in between the Yaxham and Clint Green to warrant refusal on the basis of this
policy and there would be some benefits from the development through the supply of housing to outweigh
these concerns.

Policy HOU1 seeks to restrict development outside of Yaxham settlement boundary, as the Council can no
longer demonstrate a five year housing land supply this policy can not be afforded any weight in the
determination of this application.

Policies HOU2 and HOU3 seek the density and scale of new development to be appropriate to that of
surrounding development.  The neighbouring adjacent development is of a similar density, if not slightly
higher than that proposed.  The scale of development is yet to be determined and could be led by the scale
of existing neighbouring properties.

HOU5 seeks to secure a mix of residential properties. The exact mix of dwellings will be secured at reserved
matters stage.

Policy HOU6 seeks high quality design and states 'the design of residential development should deliver high
quality design and not adversely impact on the essentially rural character and appearance of the parish' and
'development proposals should have regard to the height, layout, building line, massing and scale of existing
development in the immediate area'.  Although only an indicative layout has been submitted with the
application and matters of layout, scale and design are to be considered at reserved matters stage, the
neighbouring site comprises of linear development facing the public highway.  To accommodate the numbers
proposed within this application it would dictate a layout which would not comprise of linear development
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therefore. affecting the street scene, changing the predominant building line in this location and ultimately not
respecting the character of this area, contrary to Policy HOU6.

Policy HOU7 seeks the provision of an appropriate mix of affordable housing.  This is to be secured through
a section 106 agreement tied to the permission.

Policy ENV1 seeks to protect 'dark skies'.  This could be done through suitably worded conditions to control
lighting throughout the construction period and during the lifetime of the development.

Policies ENV4 and ENV5 relate to flooding and sewage.  These matters raise no objection or could be
adequately dealt with by conditions.

Policy COM2 seeks contributions to community facilities, open space and transport projects.  The relevant
section 106 contributions are set out in the earlier committee report and could be secured through an
appropriate agreement.  Further contributions could be sought towards the facilities as set out in Policy
COM2.

Conclusion

The earlier officer report set out that the application would result in 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.  This formed
part of a reason for refusal which set out the sites location outside a designated settlement boundary.  On
this basis it is considered that reason for refusal should be amended to remove reference to development
outside settlement boundaries being a reason for refusal at this time (in light of the five year housing land
supply) but retain the impact on the character of the area part of the refusal.  The second reason for refusal
remains.

The Council therefore recommend that the application is refused for the following reasons:

1. The proposed development would result in the intrusion of built development into the open countryside
detracting from the character, appearance and openness of the site and surrounding rural area.  This would
be contrary to policy CP11 of the adopted Breckland Core Strategy and Development Control Policies DPD,
Policies 6 and 7 of the NPPF and Policy HOU6 of the Yaxham Neighbourhood Plan (2017).

2. In order to meet the housing needs of the District Core Strategy Policy DC04 requires 40% of the total
number of housing units proposed to be provided and maintained as affordable within all new residential
developments.  Additional infrastructure requirements including connections to the local PRoW network,
education contributions, contribution towards literature and enhanced infrastructure to signpost new residents
to local facilities and recreational opportunities, onsite recreational contributions and contributions towards
libraries are required to be addressed through developer obligations.  No undertaking to provide such
obligations has been provided by the applicant.   As a result the application would be contrary to Policy
DC04, Policy DC11 and Policy CP06 of the Core Strategy and Development Control Policies Document
Adopted 2009.

REASON FOR COMMITTEE CONSIDERATION

This application is referred to the Planning Committee as it is a major Application and contrary to the
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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
-  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.
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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
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.
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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,
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.
ENVIRONMENT 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
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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
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.
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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
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
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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,
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
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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
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.
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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.

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.
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9900 Contrary to Policy
9900 Highways
9900 Affordable housing
9900 No S106 - Intrastructure
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ITEM: 7 RECOMMENDATION: APPROVAL
REF NO: 3PL/2017/0265/O CASE OFFICER Rebecca Collins

LOCATION: GREAT ELLINGHAM APPNTYPE: Outline
Land S E of Church Street & S W of
Attleborough Road

POLICY: Out Settlemnt Bndry

ALLOCATION: N
CONS AREA: N

APPLICANT: Ms Kirsty Barnes
2 Bar Lane York

LB GRADE: N

AGENT: AAH Planning Consultants
AAH Planning Consultants 2 Bar Lane

TPO: N

PROPOSAL: Outline planning application for residential development of up to 60 dwellings with all matters
reserved except access

REASON FOR COMMITTEE CONSIDERATION

The application is for a major development, located outside any designated settlement boundary.

KEY ISSUES

Principle
Access
Siting, Layout and Design
Amenity
Heritage
Trees and Landscape
Other matters
Conclusion

DESCRIPTION OF DEVELOPMENT

The application is an outline application for residential development with all matters reserved expect for
access.  The main point of access will be off Attleborough Road serving the majority of the development
(there is potential to have a very small number of dwellings with private drive off Church Road, the applicants
have shown 3 being served off this drive on the indicative layout).

The applicants have submitted with the application an indicative layout plan showing 60 dwellings, the exact
number, layout and design will be determined at reserved matters stage.

SITE AND LOCATION

The application site lies on the southern side of Great Ellingham and stretches from Church Street on its
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north western boundary to Attleborough Road on its north eastern boundary.  The application site comprises
of arable farmland, with mixed native hedgerows and oak and horse chestnut hedgerow trees to the
boundaries of the site.  Great Ellingham contains a mix of house types with the northern settlement edge
including 1950s social housing built of wire cut brick in the cul-de-sac off Hingham Road, to new build and
traditional late medieval and pre 19th century buildings, with materials including thatch, lime plaster, red brick
and flint. The eastern edge is defined by linear development encompassing a range of ages and styles
including 19th century and early 20th Century brick built and later and modern infill development. To the
western edge, development includes rendered and pantiled properties at Town Green, with farm buildings
outside of the settlement boundary to the west and relatively recent rendered red tiled development to the
north.

To the south west of the application site lies a 1 acre caravan site linked with the fishing ponds. This is linked
with Mill Farm which also contains the remains of a windmill, both the Mill Farmhouse and the remains of the
Mill are Grade II Listed.

The northern boundary of the application site borders the curtilage associated with the Great Ellingham
Methodist Church and the Crown Public House.  To the north lies the Church of St.James (Grade I Listed)
and Grade II Listed The Olde Thatche Shoppe both on Church Street.

Great Ellingham is identified as a Local Service Centre.  The application site lies outside the designated
settlement boundary for Great Ellingham.

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.06 Green Infrastructure
CP.08 Natural Resources
CP.09 Pollution and Waste
CP.10 Natural Environment
CP.11 Protection and Enhancement of the Landscape
CP.13 Accessibility
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DC.01 Protection 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.19 Parking Provision
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance
SS1 Spatial Strategy

OBLIGATIONS/CIL

The following s.106 requests are requested if planning permission is granted:
Education
Open space
Libraries
Affordable Housing
NHS contribution

CONSULTATIONS

GREAT ELLINGHAM P C
Object to this application as it is outside of the settlement boundary.  The proposal will result in over
development of the village, taking into account other approved applications.  This development is not
sustainable and there are concerns over flooding at the site and a having a negative impact on the view of
the Church.  If permission is granted, in view of Great Ellingham's "dark sky" status, a lighting clause should
be included in any permission granted.
NORFOLK COUNTY COUNCIL HIGHWAYS
Do not object to the principle of development. However, request amendments to the proposals including
appropriate visibility splays, off-site footway improvements, the same as those secured by the planning
permission for the Mellor Metals site opposite ( ref: 3PL/2016/0648) including a continuous 1.5m wide
footway from the site access to the existing footway on the opposite side of Church Street, and also to the
bus shelter at the junction with Deopham Road. Furthermore, footway improvements along the site frontage
of Church Street, connecting to the Post Office and with an appropriate crossing facility to Rectory Lane.
OBLIGATIONS OFFICER, NORFOLK COUNTY COUNCIL
Education and libraries are required as well as two fire hydrants.  Ecological Networks Green infrastructure
should be included within the proposed site in line with local policy, a maintenance/mitigation contribution or
commuted sum for new and existing GI features, may also be required.  The indicative layout shows a
proposed footpath onto Church Street, this is welcomed.
FLOOD & WATER MANAGEMENT TEAM
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Object
NHS ENGLAND MIDLANDS & EAST (EAST)
A contribution of Â£21,758.00 is required for local healthcare.
HISTORIC BUILDINGS CONSULTANT
Consideration, at reserved matters stage must be given to the type, design, and layout of development
appropriate to the site.  Development proposals must demonstrate that a full analysis of the immediate and
wider context of the site has been undertaken so as to inform an appropriate design response.  The setting of
the designated and the non designated heritage assets and the retention of views to the wider landscape will
be crucial considerations.
TREE AND COUNTRYSIDE CONSULTANT
There do not appear to be any significant arboricultural implications associated with the proposal.
HOUSING ENABLING OFFICER
40% affordable housing is required with a split of 65% social rent and 35% shared ownership.  Mix and type
are to be agreed at reserved matters stage.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
Sufficient information has been provided to address the biodiversity issues, subject to an assessment of the
impact on ground nesting birds as a result of habitat loss should be undertaken.  All of the measures in
Section 5.2 must be implemented on site.  The landscaping plan should include blocks and linear features
comprising native trees, hedgerows, wildflower planting and shrubs/scrub habitat which are not impacted by
artificial lighting.  Gaps should be left under areas of any fencing on site to allow the movement of any small
mammals and herpetofauna that may use the site.  The attenuation pond should be planted with native
species in and around this habitat to increase its biodiversity value, as advised by an ecologist.  Bird and bat
boxes should also be installed.
CONTAMINATED LAND OFFICER
No objection subject to a condition with regards to contamination.
ENVIRONMENTAL HEALTH OFFICERS
No objections.  A condition should be applied with regards to working hours.
ENVIRONMENT AGENCY
No objection.  Advice is provided with regards to the provision of SUDs
HISTORIC ENVIRONMENT SERVICE
Further information is required about the date, function and state of preservation of these archaeological
features prior to the determination of the planning application.
NATURAL ENGLAND
No comments and refer to their standing advice.
HISTORIC ENGLAND
Historic England has concerns on heritage grounds due to the erosion of the open setting to the south of the
village.  The development of the open fields to the south of the village for housing would change the
character of this land and detract from views of the remains of a mill, listed grade II and the church tower and
spire (Grade I).  This would result in a modest level of harm to the setting and significance of the church.  An
area of open space is proposed in the south east corner of the site to maintain views to the church.  Although
this area is in the immediate foreground of the views of the church, the whole development site is seen in the
long views to the church.  It is proposed to plant hedgerows and trees along the southern boundary to soften
the impact of the development, you should consider how effectively this could be achieved.  The housing
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development would result in a minor level of harm to the significance of the grade I church.  Any harm that
cannot be avoided should be weighed against the public benefit the proposal would deliver.

ANGLIAN WATER SERVICE No Comments Received
NORFOLK WILDLIFE TRUST No Comments Received
NORFOLK RIVERS INTERNAL DRAINAGE BOARD No Comments Received

REPRESENTATIONS

11 letters of representation have been received, their comments are summarised below:

Objections:
Housing numbers have already been met and a significant number of dwellings have already been approved
for Great Ellingham.
This is not a preferred allocation by local people.
Development is outside the designated settlement boundary.
This is not a sustainable location.  There is insufficient local facilities to serve the new development.  The
school is over subscribed and limited bus service.  The doctors is over subscribed at Attleborough.
There is no employment in the village and the development will only create short term employment.
Footpath links, cycle tracks and bus services are not available.
Access onto Attleborough Road would be dangerous and junctions onto this road are already congested.
The proposals could add dangerous and illegal parking and congestion.
The road to Attleborough is not safe to ride a bicycle on due to the speeding traffic and it is not possible to
walk into Attleborough as there is no footpath and no lights.
The proposal would harm the character and appearance of the village.
It will ruin the rural views of the village, Listed Church and Mill.
The agricultural land between Attleborough and Great Ellingham should be retained.
Who is going to be responsible for maintaining the play area and amenity area and attenuation pond?
The development of agricultural land should be avoided.
Due to the village being a "dark skies" site there will be no Street lights and walking at night will not be safe.
The proposal could lead to future development on the rest of the land currently in the ownership of the
applicant.
We already have sufficient affordable housing from the developments already approved.
The proposed internal footway could not be used at night as it can not be lit and would be unsafe.
Using areas around attenuation ponds as amenity areas can become a hazard, especially dangerous
adjacent to children's play areas. Also the cost of maintaining attenuation ponds
should remain with the development.
The plot is too narrow for the proposed access road.
No adequate provision for pedestrians is proposed.

Comments:
The development should provide affordable housing, solar panels, safe routes to school, additional bus
service, a 20mph limit around the school.
Traffic calming should be installed along Long Street.
A smaller number of dwellings may be appropriate.

Support:
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The proposal will generate additional footfall in the shop and pub, maintaining their commercial viability,
which is beneficial to the village.
There will also be a proportion of affordable housing units which will enable young families to stay in the
village.
It would be a good idea to have some Traffic Calming installed along Long Street.  As well as sensible road
widths to allow for parked vehicles, Solar Panels, a pavement to enable parents and children to walk to
school in safety, affordable housing and additional bus services.

ASSESSMENT NOTES

Principle

The application site lies outside any designated settlement boundary and on agricultural land.  Policies SS1,
DC02 and CP14 of the Core Strategy and Development Control Policies Development Plan Document,
(2009) aim to restrict development outside of settlement boundaries.  The proposal is therefore considered
contrary to these policies.

Great Ellingham is identified as a service centre village in Policy SS1 of the adopted Breckland Core
Strategy.  Service centre villages are those which contain adequate services and facilities to meet the day to
day requirements of their existing residents.  The strategy for these villages is service protection and
enhancement, and development to meet local needs.  Great Ellingham is identified as a Local Service Centre
in the emerging Local Plan also.

Paragraph 47 of the NPPF states 'housing applications should be considered in the context of sustainable
development.  Relevant policies for the supply of housing should not be considered up to date if the local
planning authority cannot demonstrate a five year supply of deliverable housing sites'.  As the Council can no
longer demonstrate an up to date five year housing land supply, policies SS1, DC02 and CP14 can not be
given due weight in the decision making process.  The application is therefore assessed against the benefits
provided in relation to the sustainable development tests as set out in the NPPF.

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.

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, as set out
below:

Economic - The proposal is likely to generate employment during the construction of the dwellings.

Social - some social benefit will be provided through the provision of housing and affordable housing, as well
as open space and other contributions to education, libraries, NHS and the creation of Green Infrastructure.
New development in this location would also help to support local facilities and services to the benefit of the
wider community.
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Environment - The application site is located adjacent to the Great Ellingham settlement boundary.  Great
Ellingham has a number of facilities including a Primary school, shop and public house, as well as being
closely located to Attleborough, which has a significant range of services and facilities to serve the local
population.  Attleborough is also defined in Policy SS1 as a major focus for new development.  The
application site is located on the southern side of Great Ellingham, closest to Attleborough.

The NPPF states that good design is key to sustainable development.  The proposal is for outline planning
permission with all matters reserved and therefore the design of the development is yet to be determined.
The proposal, given its location in close proximity to Listed Buildings and a gateway site to the village will
need to be of a good quality design to reflect local vernacular.  Also, key views and the settings of local
heritage assets will also need to be protected and this is further set out in the report, below.

Section 38(6) of the Planning and Compulsory Purchase Act 2004 and paragraph 12 of the NPPF state that
all planning applications must be determined in accordance with the development plan, unless material
considerations indicate otherwise.

It is noted that the application site forms part of a site which has been included as a preferred site allocation
for housing development within the Council's Preferred Site Options (September 2016), consultation
document prepared as part of the emerging Breckland Local Plan.  Despite the site being appraised and
deemed to be a sustainable development with some merit for development, it is considered that as this Plan
has not been submitted or been subject to examination only limited weight can be given to this document.

The proposal would have some sustainable benefits in terms of economic, social and environmental.  The
site has a close relationship with the village of Great Ellingham, despite being located outside the designated
settlement boundary.  On the basis the Council can no longer demonstrate a five year housing land supply
and that Great Ellingham has been identified as a Local Service Centre and the site a sustainable
development within the emerging Local Plan, then the principle of development is considered acceptable at
this time.

Access

The Highways Authority has raised no objections to the proposals subject to amendments with regards to the
visibility splays and the off-site footway improvements are to include a continuous 1.5m wide footway from
the site access to the existing footway on the opposite side of Church Street, and also to the bus shelter at
the junction with Deopham Road.  Furthermore, footway improvements along the site frontage of Church
Street, connecting to the Post Office and an appropriate crossing facility to Rectory Lane.  The applicants
have stated that they will deliver a footpath along Attleborough Road and improved connectivity through the
site.  These matters can be secured by suitably worded conditions and on this basis the proposal is
recommended for approval and considered in accordance with Policy 4 of the NPPF which seeks to facilitate
walking and cycling and sustainable travel as well as CP04 of the Breckland Core Strategy which ensures
safe access into new developments.

Siting, Layout and Design

Matters of Siting, Layout and Design are all reserved matters and not considered as part of this application.
The applicant has submitted indicative plans to show the potential layout of the application site and further
information to demonstrate how the impacts on the setting of locally listed buildings and heritage assets
could be address (this is further discussed below).  Subject to the submission of a reserved matters
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application showing a good quality design and conditions with regards to materials and landscaping then the
proposals could be considered acceptable and in accordance with Policies 6 and 7 of the NPPF and DC16 of
the Breckland Core Spatial Strategy.

Amenity

The application site is sufficiently distanced from existing and proposed residential development so when the
detailed submission is received the development can be designed so as not to impact the amenity of existing
or future occupants in accordance with Paragraph 17 of the NPPF or Policy DC01 of the Core Strategy.

Heritage

Policy 12 of the NPPF, DC17 of the Breckland Core Strategy and Section 66 of the Planning (Listed Building
and Conservation Area) Act 1990 require proposals to preserve and enhance the significance and setting of
Listed Buildings.  Policy 12 of the NPPF requires the effect of an application on the significance of non-
designated heritage assets also.

There are several Listed Buildings located to the north of the application site including Mill Farm which
contains the remains of a windmill, both Grade II Listed.  The Church of St.James, Church Street (Grade I
Listed) and the Grade II Listed The Olde Thatche Shoppe on Church Street.  Also, the Great Ellingham
Methodist Church to the north is considered to be a non-designated heritage asset.

Given that the application is for outline planning permission with all matters reserved except access, the site
layout can be designed, where possible, to maintain existing views to and protect the setting of locally Listed
Buildings and heritage assets, particularly the Mill and Church Spire.  The indicative layout shows open
space at the south eastern corner of the site, this has been positioned here to maintain the latter view.

Historic England have raised concerns on heritage grounds due to the erosion of the open setting to the
south of the village.  The development of the open fields to the south of the village for housing could change
the character of this land and detract from views of the remains of the Mill and the church tower and spire.
The applicants state that this development would result in a modest level of harm to the setting and
significance of the church and have proposed a area of open space in the south east corner of the site to
help to maintain views to the church, which will benefit foreground views of the church.  However, despite this
the whole development site would still remain to be seen in the long views to the church.  On the basis, it is
considered that the housing development would result in a minor level of harm to the significance of the
Grade I Listed Church and potentially the setting of other locally Listed Buildings and non-designated
heritage assets.  If this was to occur, paragraph 133 of the NPPF states that new development must 'achieve
substantial public benefit'.

The proposal would deliver much needed residential dwellings to assist the Council in the delivery of its five
year housing land supply, the development will also deliver affordable housing, open space and Green
Infrastructure and provide contributions for Education, Libraries and the NHS.  On the basis there is
considered to be public benefits which would outweigh the harm to the setting of local heritage assets.  Also,
as this application is an outline planning application the level of harm likely is not definitive at this stage and
the site could be designed to enhance the setting of and views to local heritage assets, as set out in the
application.

Policy 12 of the NPPF also requires the significance of non-designated Archaeology assets to be considered
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when determining planning application.  NCC Archaeology have requested further information prior to
determination of the application and archaeological trial trenching evaluation is submitted prior to the
determination of the planning application in accordance with National Planning Policy Framework paragraph
128.  Given that the application is for outline planning permission and that matters of layout are reserved, it is
considered that the application could be conditioned to ensure trial trenching occurs prior to the reserved
matters application so the layout is informed by the archaeological data collected.  On this basis the
significance of archaeological remains should not be unduly impacted by the development.

As set out above the proposals are considered in accordance with Policy 12 of the NPPF, DC17 of the
Breckland Core Strategy and Section 66 of the Planning (Listed Building and Conservation Area) Act 1990.

Other matters

Trees and Landscape

Policy DC12 of the Breckland Core Strategy seeks to protect trees and hedgerows.  There are no significant
arboricultural implications to prevent this development from coming forward.  Landscape is to be considered
as a reserved matter and therefore subject to conditions securing appropriate soft landscaping with the new
development then the proposal is considered acceptable and in accordance with Policy DC12.

Drainage/Flooding

The site is located is a poor drainage area.  A flood risk assessment has been submitted with the application
outlining that the development will not have unacceptable impacts in terms of flooding.  The Lead Local Flood
Authority has raised concerns with regards to the viability of the options submitted to deal with flooding.  The
applicant has submitted further information to address these concerns and officers await a response from the
LLFA in this regard.  This will be reported to members via the supplementary report.

Ecology

The applicants have provided sufficient information to address matters of biodiversity, subject to an
assessment of the impact on ground nesting birds as a result of habitat loss, which can be secured via a
suitably worded condition.  Other conditions should include requiring all the measures in Section 5.2 of the
submitted ecological survey to be implemented on site.

The landscaping plan, to be submitted with the reserved matters application should include blocks and linear
features comprising native trees, hedgerows, wildflower planting and shrubs/scrub habitat which are not
impacted by artificial lighting.  Gaps should be left under areas of any fencing on site to allow the movement
of any small mammals and herpetofauna that may use the site.  The attenuation pond should be planted with
native species in and around this habitat to increase its biodiversity value, as advised by an ecologist.  Bird
and bat boxes should also be installed.

Subject to conditions and notes requiring these measures, then the Councils ecologist and Natural England
raise no objections to the proposals which are considred to be in accordance with Policy 10 of the NPPF and
CP10 of the Breckland Core Strategy which aim to protect and enhance local ecology.

Dark Skies

The application site falls within an area designated for 'dark skies'.  On this basis conditions will be added to
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any subsequent permission to limit external lighting, including during construction to prevent unacceptable
light pollution.

Conclusion

Despite the location of the development site, outside the designated settlement boundary for Great
Ellingham, as the Council can no longer demonstrate a five year housing land supply and as Great Ellingham
is a designated Local Service Centre within a sustainable location, then the principle of development is
established.

The application is for outline planning permission with all matters reserved apart from access.  The location
of the access is considered acceptable, subject to the imposition of conditions, as suggested by the
Highways Authority.  Furthermore, it is considered that matters of design, amenity, trees and landscaping,
ecology and flooding can all be addressed by conditions or at reserved matters stage.

The proposal does have the potential to impact the setting of local heritage assets, however, these matters
could be addressed in the design of the final layout of the scheme.  Failing this, any harm to the setting of
these assets would be outweighed by the public benefit from the delivery of housing, affordable housing,
open space and Green Infrastructure and providing contributions for Education, Libraries and the NHS.

The application is therefore recommended for approval, subject to conditions and a section 106 agreement,
as it is considered in accordance with the NPPF, relevant the Development Plan policies and Section 66 of
the Planning (Listed Building and Conservation Area) Act 1990.

RECOMMENDATION Outline Planning Permission

CONDITIONS

2001 Application Approved Following Revisions
3047A In accordance with submitted plans NEW 2017
3549 No permanent external lighting without prior agreement
3750 Non-standard highways condition
3760 Non-standard highways condition
3770 Non-standard highways condition
3860 Non-standard drainage condition
3870 Non-standard drainage condition
3880 Non-standard drainage condition
3935 Ecology - Birds nesting survey
3940 Ecology - development in accordance with Ecology survey
3940 Ecology - Bird and Bat boxes
3994 Note - Ecology
3994 Non-standard note
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AN79 Note non standard re: S106
CL03 Unexpected Contamination
TL06A Outline permission -time limit
3534 Hours restriction and no Sunday working
3104 External materials to be approved This condition will require to be discharged
3548 Full details of external lighting This condition will require to be discharged
3925 Fire Hydrants This condition will require to be discharged
AR01 Archaeological work to be agreed This condition will require to be discharged
HA50 Non standard highway condition This condition will require to be discharged
LS01 Landscaping scheme to be submitted - hard and

soft
This condition will require to be discharged

LS09 Boundary treatment/screening to be agreed This condition will require to be discharged
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ITEM: 8 RECOMMENDATION: APPROVAL
REF NO: 3PL/2017/0351/F CASE OFFICER Heather Byrne

LOCATION: ATTLEBOROUGH APPNTYPE: Full
Pixie Paddock POLICY: Out Settlemnt Bndry
Leys Lane ALLOCATION: N

CONS AREA: N

APPLICANT: Mr  Bunton
Pixie Paddock, Leys Lane Attleborough

LB GRADE: N

AGENT: Patterson DESIGN Ltd
Suva House Attleborough

TPO: N

PROPOSAL: Erection of 4 dwellings

REASON FOR COMMITTEE CONSIDERATION

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

KEY ISSUES

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

DESCRIPTION OF DEVELOPMENT

This application seeks consent for the erection of four detached two storey dwellings on land to the south of
Pixie Paddock, Leys Lane. The dwellings would be constructed of render, brick and cladding with a tile roof
(no specific details have been provided).

SITE AND LOCATION

The application site is located outside of the defined Settlement Boundary and has previously been used as
a paddock. The application site is bounded to the north by the existing dwelling and stables, to the east and
south by an area of woodland, and to the west by agricultural land. The site is accessed via Leys Lane to the
north east of the site.

EIA REQUIRED

No
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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.10 Natural Environment
CP.14 Sustainable Rural Communities
DC.01 Protection of Amenity
DC.02 Principles of New Housing
DC.04 Affordable Housing Principles
DC.12 Trees and Landscape
DC.13 Flood Risk
DC.16 Design
DC.19 Parking Provision
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance

OBLIGATIONS/CIL

Not Applicable

CONSULTATIONS

ATTLEBOROUGH TC
Recommend refusal due to access issues; proposed road widening; increase in traffic on too narrow lane;
and backfill.
NORFOLK COUNTY COUNCIL HIGHWAYS
Initially requested a passing place be provided to the south east of the access. An amended plan was
provided including a passing place and the Highways Authority state it would be difficult to substantiate a
highway objection and therefore request the imposition of conditions relating to access, parking, turning, off-
site highway works, and an informative relating to works within the public highway.
CONTAMINATED LAND OFFICER
No objection.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
Initially raised an objection as no information had been submitted regarding the existing ecology of the site
and potential impacts. A Preliminary Ecological Appraisal was submitted and is acceptable, providing the
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development proceeds in line with section 8 of the Appraisal and subject to the submission of a Construction
Environmental Management Plan (CEMP).
TREE AND COUNTRYSIDE CONSULTANT
Operations on site shall take place in complete accordance with the approved Arboricultural Impact
Assessment (AIA), Tree Protection Plan (TPP) and Arboricultural Method Statement (AMS) provided by
Plandescil dated March 2017.
EAST HARLING I D B
Initially raised an objection as the site is shown as being in an area of surface water flood risk (high);
however initially no information was provided on how this flood risk would be mitigated, and that any
mitigation would not impact on flooding in the local area. Additional information was submitted and East
Harling IDB are satisfied that the proposed post development discharge rates and drainage strategy meet
current guidance and would not increase offsite flood risk.
ENVIRONMENTAL HEALTH OFFICERS
No objections or comments on the grounds of Environmental Protection, providing the development
proceeds in line with the application details.

NATIONAL GRID No Comments Received
NORFOLK RIVERS INTERNAL DRAINAGE BOARD No Comments Received
PRINCIPAL PLANNER MINERAL & WASTE POLICY No Comments Received

REPRESENTATIONS

None

ASSESSMENT NOTES

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

2.0  Principle of development

2.1  This application seeks consent for the erection of four detached two storey dwellings on land to the south
of Pixie Paddock, Leys Lane.

2.2  The application site is located outside the defined Settlement Boundary. For this reason the proposal
conflicts in principle with Policies DC02 and CP14 of the Core Strategy and Development Control Policies
Development Plan Document, (2009), which seek to focus new housing within defined Settlement
Boundaries. However, paragraph 49 of the National Planning Policy Framework, (NPPF), states that where
an authority does not have an up to date five year housing land supply, (at present the District figure is 4.6
years), the relevant local policies for the supply of housing as referred to above should not be considered up-
to-date and that housing applications should be considered in the context of the presumption in favour of
sustainable development.
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2.3  The NPPF identifies three dimensions of sustainable development:

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

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

2.6  The NPPF indicates that rural housing should be located where it will enhance or maintain the vitality of
rural communities and that isolated houses in the countryside should be avoided. Additionally, the
Governments Planning Practice Guidance, (NPPG), notes that all settlements can play a role in delivering
sustainable development and that blanket policies restricting housing in some rural settlements and
preventing other settlements from expanding should be avoided unless their use can be supported by robust
evidence.

2.7  In terms of economic and social criteria, the proposal would provide four dwellings for market sale, which
would make a positive, albeit modest, contribution to the housing supply shortfall and would provide some
short term benefits to the local economy through its construction. With regards to availability and
deliverability, the site is within the applicant's ownership and available now, making the development
deliverable within five years to meet the housing shortfall. However, if approved, it would be appropriate that
the time limits are reduced and this would be in accordance with other applications in Breckland approved
under the five year supply.

2.8  The social role of sustainable development seeks to ensure, amongst other matters, the creation of a
high quality built environment with accessible local services. Within the Core Strategy, Attleborough is
identified as a market town for substantial growth, harnessing economic expansion along the A11 corridor
between Cambridge, Thetford and Norwich and providing the necessary balance of housing to support the
enhancement of the Snetterton Heath employment site. It has had the most active commercial market
outside Thetford and Dereham in recent years and it also has access to main line rail connections. It has a
range of services commensurate with its position as a lower order centre and is able to serve the day to day
needs of local residents.

2.9  The Settlement Boundary of Attleborough lies to the north east of the site, approximately 80m away, on
the opposite side of Leys Lane. The town can be readily accessed from the site by foot or cycle across the
railway line via Leys Lane.

2.10  Taking into account the above, it is considered the site is located in a sustainable location and would
not result in an isolated development.

3.0  Impact upon character and appearance of area
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3.1  The environmental role of sustainable development seeks to, in part, contribute towards protecting and
enhancing the natural, built and historic environment. Consideration of a proposals impact on the character
and appearance of the area within which it is situated is therefore, integral to the environmental dimension of
sustainable development, as is design. Core Strategy Policy CP11 says, amongst other things, that the
countryside will be protected for its intrinsic beauty and rural character and that the design of new
development should be sympathetic to landscape character, informed by the Council's Landscape Character
Assessment, (LCA). Core Policy DC02 deals with housing mix and density, whilst Policy DC16 promotes
good design.

3.2  The site lies outside of the defined Settlement Boundary and was previously used as a paddock.
Although outside the Settlement Boundary, the site is in a semi rural location close to a loose knit group of
existing development, consisting of dwellings, commercial premises, a single family traveller site and a
proposed traveller site. Immediately to the west of the site is land which is to form part of the Attleborough
Sustainable Urban Extension, which is currently being considered under 3PL/2017/0996/O.

3.3  The proposal would consolidate the existing pattern of development and give the immediate locality a
more built up appearance. Whilst this would result in some loss of character, the harm would be limited given
the following factors:
- the visual containment of the site by existing woodland to the east and south;
- no visual exposure would occur, as there are no views of the site from the public realm; and
- the proposal would not intrude into the open countryside and would not be isolated.

3.4  In terms of design and scale, the proposed dwellings are two storey and of a more contemporary design
with the main dwelling consisting of a pitched roof with an extension spanning the length on one side and
projecting either end with a mono-pitch roof; however it is considered for the reasons highlighted above that
such a design is appropriate in this instance and would not impact upon the surrounding area.

3.5  In terms of materials, the proposal would be constructed of a mix of timber cladding, render and bricks
with either slate of clay pantiles for the roofs, which are considered acceptable and would not be out of
keeping. No specific details have been provided and therefore if approved a condition would be imposed for
precise details to be agreed to ensure the proposal is in keeping with the surrounding character of the area.

3.6  New landscaping is proposed as part of the development; however no specific landscaping details have
been provided and therefore if approved a condition would be imposed for precise details to be agreed to
ensure the proposal would remain in keeping.

4.0  Impact upon amenity

4.1  In terms of neighbour amenity, it is considered due to separation distances and existing/proposed
boundary treatments that the proposal would not impact unduly upon neighbour amenity in terms of loss of
light, privacy, overlooking, or by being overbearing. This considered that the proposal would maintain an
acceptable level of residential amenity for neighbouring occupants, consistent with Policy DC01.
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4.2  If approved a condition would be imposed for precise boundary treatments to be agreed to ensure the
proposal maintains and protects neighbour amenity for both existing and future occupants.

5.0  Impact upon highway safety

5.1  The Highways Authority request the imposition of conditions relating to access, parking, turning, off-site
highway works (the provision of a passing place), and an informative relating to works within the public
highway. It is therefore considered the proposal would not impact unduly upon highway safety.

6.0  Impact upon ecology

6.1  A Preliminary Ecological Appraisal (PEA) has been submitted during the application process, and the
Ecologist raises no objection, providing the development proceeds in line with section 8 of the Appraisal and
subject to the submission of a Construction Environmental Management Plan (CEMP) prior to
commencement.

7.0  Other matters

7.1  In regards to the affordable housing, contributions should only be sought from development of 10 units or
more, or which have a maximum combined gross floorspace of over 1,000sqm. The floorpsace of the
proposal was originally over 1,000sqm; however the scheme has been reduced to fall below 1,000sqm by
removing the proposed garages and therefore a contribution is not required.

7.2  East Harling Internal Drainage Board (IDB) initially raised an objection as the site is shown as being in
an area of surface water flood risk (high) and no information was provided on how this flood risk would be
mitigated, and that any mitigation would not impact on flooding in the local area. Additional information was
submitted and East Harling IDB are satisfied that the proposed post development discharge rates and
drainage strategy meet current guidance and would not increase offsite flood risk.

7.3  The Contaminated Land Officer raises no objection.

7.4  The Tree Consultant states operations on site shall take place in complete accordance with the
approved Arboricultural Impact Assessment (AIA), Tree Protection Plan (TPP) and Arboricultural Method
Statement (AMS) provided by Plandescil dated March 2017.

7.5  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.

8.0  Conclusion

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

8.2  Approval is recommended subject to conditions.

RECOMMENDATION Planning Permission

CONDITIONS

3006 Full Permission Time Limit (2 years)
3047A In accordance with submitted plans NEW 2017
HA24 Provision of parking and servicing - when shown on plan
HA39B Highway improvements off-site B
3920 Tree Condition
3920 Ecology - Section 8 mitigation
3920 Construction Environmental Management Plan (CEMP)
AN60 NOTE NCC Inf 1 When off-site road improvements are required
MT03 External wall and roof materials to be agreed This condition will require to be discharged
LS09 Boundary treatment/screening to be agreed This condition will require to be discharged
3408 Landscaping - details and implementation This condition will require to be discharged
HA39A Highway improvements-offsite A This condition will require to be discharged
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ITEM: 9 RECOMMENDATION: REFUSAL
REF NO: 3PL/2017/0388/F CASE OFFICER Lisa ODonovan

LOCATION: HARLING APPNTYPE: Full
Land off Church Road POLICY: Out Settlemnt Bndry

ALLOCATION: N
CONS AREA: Adjacent

APPLICANT: Mr Mathew Barker
The Paddocks The Heywood

LB GRADE: N

AGENT: Hunter Architects & Planners
3 Navigation Road Altrincham

TPO: N

PROPOSAL: Erection of 4 detached dwellings and 2 semi-detached dwellings, with associated access,
landscaping and servicing

KEY ISSUES

Principle of development
Impact on form and character of the area/landscape impact
Impact upon amenity
Impact upon highway safety
Impact on the East Harling Conservation Area
Other issues

DESCRIPTION OF DEVELOPMENT

The application seeks full permission for the erection of 6 dwellings on land off Cheese Hill, East Harling.
Three house types are proposed, all of which are two-storey and will accommodate four bedrooms.

Plots 1 and 6 will have detached garages, plots 2 and 5 attached garages with plots 3 and 4 being the
affordable housing units will have no garages but parking to the side.

Access is proposed from Church Road, there is an existing access point, it is proposed to improve this in
order to accommodate the development.

SITE AND LOCATION

The parcel of land lies to the rear of a group of dwellings, including a dentist and the fire station fronting
Church Road.  A small access track exists between the dental surgery and the telephone exchange which
will be improved in order to serve the proposed development.  The site area is 0.48 hectares and is currently
agricultural land.

The access track only falls inside the East Harling Settlement Boundary with the remainders of the site lying
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outside.

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.04 Infrastructure
CP.10 Natural Environment
CP.11 Protection and Enhancement of the Landscape
DC.01 Protection of Amenity
DC.02 Principles of New Housing
DC.04 Affordable Housing Principles
DC.12 Trees and Landscape
DC.16 Design
DC.17 Historic Environment
DC.19 Parking Provision
LBC Planning(Listed Building & Conservation Areas) Act 1990
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance
SS1 Spatial Strategy

OBLIGATIONS/CIL

Not applicable

CONSULTATIONS

HARLING P C
Harling PC do not support this application. At a meeting of the Parish Council on the 25th April the following
observations were made: The development is outside of the village envelope. Concerns over no pedestrian
footpath, residents expected to walk in the road along with vehicles using this road. Each property will have a
minimum of 2 vehicles, thus generating more then the stated 4-5 movements extra vehicle movements per
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day, deliveries and visitors etc not taken into account. Extra vehicle movements will have an impact on the
B1111 which already has a high volume of traffic. During construction period large vehicles using this narrow
lane will cause obstruction and delay to users of the B1111. The lane although being increased in width is
only being increased to the minimum allowed.
NORFOLK COUNTY COUNCIL HIGHWAYS
No objection subject to condition.
HISTORIC BUILDINGS CONSULTANT
No objection. In my opinion, the proposed development will not impact on the setting of the adjacent
conservation area.
HISTORIC ENVIRONMENT SERVICE
Based on currently available information the proposed development will not have any significant impact on
the historic environment and we do not wish to make any recommendations for archaeological work.
FACILITIES MANAGEMENT
Acknowledged, but no further comments
ENVIRONMENTAL HEALTH OFFICERS
I have considered the submitted application and would not raise any environmental health objections to the
proposal. However as the details of the drainage system included in the information forwarded to me were
unclear as to the exact means of disposal, should the proposed development intend to use any type of
shared system other than mains drainage or require a pumping station for the disposal of foul water, I would
require further information to ensure that any shared responsibility is conditioned if necessary.
ENABLING OFFICER
I have looked at the above application and can confirm that the site area and number of dwellings proposed
trigger the thresholds of the Council's affordable housing policy as per DC4 of the Council's Adopted Core
Strategy and Development Control Policies Development Plan Document. At present a 40% provision is
required on sites capable of accommodating 5 or more dwellings and/or 0.17ha. 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, meets an identified need in the District and is
agreed by the Council. However, NPPG states that affordable housing should not be sought on
developments of fewer than 11 units with a Gross Internal Area (GIA) of less than 1000sqm. As more than
1000sqm GIA is proposed within this development then 2 affordable units would be required, 1 for rent and 1
for intermediate housing. The proposed 2no 2-bed semi-detached homes appear to meet this requirement. In
order to meet need, we currently favour the provision of 2-bed 4-person units. The affordable housing should
be integrated into residential layouts to provide a distribution of affordable housing within the development
site that will enhance community cohesion. Again, the proposed layout seen by this section appears to meet
this requirement. The links below contain details of the standards, including the space standard, required by
the Homes and Communities Agency for the current affordable homes programme 2015-18. All affordable
units should meet these standards. At 80m2, the proposed units meet and slightly exceed the relevant
standard of 79m2.  The affordable units must be transferred to a Registered Provider of Affordable Housing
agreed by the Council at a price that requires no form of public subsidy. A S.106 Agreement will be required
to secure the affordable housing contribution.

PRINCIPAL PLANNER MINERAL & WASTE POLICY No Comments Received
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REPRESENTATIONS

Site notice erected: 18-04-2017
Consultations issued: 07-04-2017

16 letters of objection were received raising issues such as: the land being outside the settlement boundary -
contrary to policy, traffic/highway safety implications, possible archaeological features, impact on
infrastructure, no need/requirement in the village for more large homes, loss of view and impact on property
values.

The majority of these issues will be fully addressed within my report.  In respect of the loss of views and
impact on property values, these are not material planning considerations.

18 letters of support were received raising the following: the development will provide more support for the
existing village amenities and services, the proximity to these services, much needed development/allowing
people to remain in the village, it's well screened, no real views, aesthetically pleasing development, no real
traffic implications given low speeds in the village at this point.

ASSESSMENT NOTES

Principle

The application seeks Outline consent for the erection of 6 dwellings, four with garages with two affordable
housing units on land outside of the East Harling 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.

Paragraph 47 of the NPPF states 'housing applications should be considered in the context of sustainable
development.  Relevant policies for the supply of housing should not be considered up to date if the local
planning authority cannot demonstrate a five year supply of deliverable housing sites'.  As the Council can no
longer demonstrate an up to date five year housing land supply, policies SS1, DC02 and CP14 can not be
given due weight in the decision making process.  The application is therefore assessed against the benefits
provided in relation to the sustainable development tests as set out in the NPPF.

The NPPF identifies that all new development should be sustainable.  The three dimensions of sustainable
development are:

-  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.

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.

Economic - 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 relatively small scale of
development means that this will be minimal.  The land lies outside of the settlement boundary, therefore this
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land is not considered to be the right type or within the right place as defined by paragraph 7 of the NPPF.

With regard to whether this is a suitable location, the site is outside the Settlement Boundary of East Harling
however the access track is situated within it.  The development site is therefore considered closely related to
it and the services within the village.  East Harling is classified as a Service Centre Village and therefore
does benefit from community facilities such as a primary school and nursery, a shop, butchers fish and chip
shop, 2x public houses a doctors surgery and a village hall, most of which are within walking distance from
the site, any new dwelling would therefore further support these village services.  East Harling also has
relatively good public transport links to Norwich, with a Monday-Friday a.m. and p.m. service.

In addition, the amended scheme proposes two units of affordable housing accommodation which appear to
meet the required space standards as required by the Homes and Communities Agency.

In light of the above, the proposal is considered acceptable when viewed in the context of the social
dimension of sustainable development.

Environmentally, it is accepted that there are other dwellings to the south of the site, however the
predominant character of development in this area is linear, frontage development.  Paragraph 56 of the
NPPF states 'Good design is a key aspect of sustainable development'.  This proposal introduces backland
development contrary to this historic pattern, it is therefore not considered to contribute to protecting or
enhancing the natural, built or historic environment.  In addition, the site comprises of a large parcel of
agricultural land, away from the built environment and the proposal would therefore result in the further visual
intrusion of development within the countryside.

On balance and in light of the above factors, the proposal is not considered to offer significant benefits in
order to outweigh the harm caused by development contrary to the above mentioned policies and taking
account of paragraphs 7, 8, 11, 12, 13, 14 and 56 of the NPPF.

Impact on form and character of the area

As previously mentioned, the pattern of development in the vicinity of the site is that of linear frontage
development, comprising of reasonably large dwellings set in large plots with large frontages and reasonably
long rear gardens.  The properties along Church Road lie within the designated Conservation Area.  The
area comprises of the main core of the village with many historic properties of varying materials and age.
The proposed development introduces 4 large, family dwellings and 2 semi-detached properties on land
behind this road fronting pattern of development.  The result is a development which appears divorced from
the principle pattern of development and physically separate from Church Road due to the existing properties
and gardens, contrary to the overriding pattern of development in this location.  Additionally, there is concern
that if approved, the development could set an undesirable precedent for similar proposals, i.e. intervening
vehicular access points between existing dwellings which would affect the character of the streetscene.  As a
result, the proposal is considered contrary to Policy DC16 of the Adopted Core Strategy and Development
Control Policies Development Plan Document and paragraph 58 of the NPPF.

The dwellings themselves are unlikely to be visible from the street.  However, they are not exceptional in their
design, and given their position, at odds with the over-riding grain of development in this location, the
development fails to take the opportunity to improve the character and quality of this area, not in accordance
with paragraph 7 of the NPPF.

Impact on amenity
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The proposal provides 6no. dwellings on generous plots with adequate separation distances between them,
therefore in terms of amenity of the potential occupiers, the proposal is conisdered acceptable.  It is
acknolweged that the distances between the dwellings, the orientation of the site and the sensitive
positioning of first floor winodws will ensure that over dominance, overlooking and loss of light will not
advsersely impact the future occupants.

Notwithstanding the above, it is considered that the addition of 6 dwellings, set behind existing development,
is likely to create an unacceptable increased level of additional noise and disturbance, particularly to the
occupiers of the dwelling known as The Croft, generated by daily vehicular movements resulting from this
additional development. In this regard, the proposal is not considered to comply with Policy DC01 and
paragraph 17 of the NPPF.

Impact on highway safety

The proposal seeks to utilise an existing access off Church Road, as a result Norfolk County Council
Highways Authority was consulted.  An amended plan was requested to indicate that the the access could be
surfaced to acheve a 4.8m width for at least 10m from the county highway.  This was submitted and the
Highway Authority have advised that subject to the his amendment and widened access, there are no
objection to the proposed development subject to conditions requiring: the upgraded/widened access;  the
access, parking and turning area being provided and a construction management plan.  These would be
attached to any approval given, the proposal is therefore considered acceptable in terms of highway safety.

Impact on the East Harling Conservation Area

The main application site lies approximately 20m from the conservation area, with a large portion of the
access being within it.

Any decisions relating to conservation areas must address the statutory considerations of the Planning
(Listed Buildings and Conservation Areas) Act 1990, in particular section 72, as well as satisfying the
relevant policies within the National Planning Policy Framework and the development plan.  National policy
states that when considering the impact of a proposed development on the significance of a designated
heritage asset, great weight should be given to the asset's conservation.  Core Strategy Policy DC17 seeks
to ensure that new development preserves and enhances the character, appearance and setting of
conservation areas and listed buildings.

The Harling Conservation Area includes the historic core of the village and is characterised by an intricate
pattern of development, with narrow streets lined by primarily traditional brick and flint cottages, with some
larger houses, creating an intimate character.

The development site is situated away from the main, historic core of the village and does not impede with
any important views of any important landscape features or listed buildings, as a result it is considered that
the scheme would preserve the character and appearance of the Conservation Area, and that the proposal is
acceptable in these terms having regard to the requirements of s72 of the Planning (Listed Buildings &
Conservation Areas) Act 1990.'  That said, given the site's proximity to the Conservation Area consideration
has been given to the pattern of development in this area which originates from the Conservation Area, these
considerations have been set out above.

The Historic Buildings Officer was consulted and subsequently raised no objection to the scheme, advising
that in his opinion, the proposed development will not impact on the setting of the adjacent conservation
area.
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With regard to the comments raised regarding the historic use/archaeological interest of this land, the Historic
Environment Service were consulted on the proposal and subsequently raised no objection.  As a result, the
land is not considered to be of any particular, historic importance.

Other issues

The Council's Tree and Countryside Officer was consulted on the proposal.  It was concluded that there are
no likely arboricultural implications resulting from the development, the proposal is therefore considered to
have due regard to Policy DC12.

The application was accompanied by a Preliminary Ecological Assessment.  This assessment highlights that
there are no significant ecological constraints that would adversely affect the proposed development.  The
recommended mitigations measures identified in this report could be suitability conditioned.  The proposal
therefore has had due regard to Policy CP10.

Environmental Health Officers

Have considered the submitted application and would not raise any environmental health objections to the
proposal. However as the details of the drainage system included in the information forwarded to me were
unclear as to the exact means of disposal, should the proposed development intend to use any type of
shared system other than mains drainage or require a pumping station for the disposal of foul water, I would
require further information to ensure that any shared responsibility is conditioned if necessary.

Conclusion

The site is outside of the Harling settlement boundary and does not meet all of the three dimensions of
sustainable development as defined by paragraph 7 of the NPPF.   Whilst the scheme has been amended to
include two units of affordable housing, this benefit alone is not considered to outweigh the harm identified
above.  As a result the proposed development is not considered sustainable and would be contrary to
paragraphs 7, 8, 13, 14 and 17 of the NPPF.

As the form and character of development does not adequately reflect that of the primary development
pattern, at odds with the overall character of the area, contrary to Policy DC16 and paragraphs 56 and 58 of
the NPPF.  In addition the development is likely to have an adverse impact on the level of amenity enjoyed
by the occupiers of nearby dwellings through the use of the proposed access and is therefore contrary to
Policy DC01 and paragraph 17 of the NPPF.

RECOMMENDATION Refusal of Planning Permission

REASON(S) FOR REFUSAL

9900 Form and character
9900 Amenity impact - npise and disturbance
2002 Application Refused Following Discussion - No Way Forward
2009 Criterion E - Planning Apps Where Refused
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ITEM: 10 RECOMMENDATION: APPROVAL
REF NO: 3PL/2017/0451/F CASE OFFICER Lisa ODonovan

LOCATION: GREAT ELLINGHAM APPNTYPE: Full
Conifers POLICY: Out Settlemnt Bndry
Hingham Road ALLOCATION: N

CONS AREA: N

APPLICANT: Mr A Stubbs
Conifers, Hingham Road Great
Ellingham

LB GRADE: N

AGENT: Mr Kevin Cole
43 Park Lane Norwich

TPO: N

PROPOSAL: Demolition of existing prefabricated dwelling and erection of 4 no dwellings

REASON FOR COMMITTEE CONSIDERATION

The application is brought to Committee as the recommendation is contrary to Policy.

KEY ISSUES

Principle of development
Impact on the character and appearance of the area
Amenity Impact
Highways Impact
Impact on Trees and Hedges
Archaeological Importance
Other issues

DESCRIPTION OF DEVELOPMENT

The application seeks permission for the demolition of a prefabricated dwelling and the erection of 4, two-
storey, 4 bed dwellings and detached garages.

The dwellings proposed are of a traditional pitched roof design and are proposed to be constructed using
wood float finish render over a brick plinth and a mix of red and black clay pantiles.

SITE AND LOCATION

The site is located to the east of the existing settlement boundary and is surrounded to the north-east, east
and south by agricultural land.  A development of dwellings is situated to the west, on the opposite side of
Hingham Road.  These dwellings are positioned within the Great Ellingham Settlement Boundary.  The main
hub of the village is sited approximately 150m to the south of the application site.
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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.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 National Planning Policy Framework
NPPG National Planning Practice Guidance

OBLIGATIONS/CIL

Not Applicable

CONSULTATIONS

CONTAMINATED LAND OFFICER
No objection subject to conditions.
GREAT ELLINGHAM P C
Councillors object to the application on the grounds that the site is outside of the settlement boundary.
Concerns also remain over highways safety. Should the plans receive approval, in view of Great Ellingham's
"dark sky" status, Councillors request that a lighting clause is included in any permission granted. National
Planning Policy Framework Clause 125 and Norfolk County Council's Environmental Lighting Zones Policy
both recognise the importance of preserving dark landscapes and dark skies. In order to minimise light
pollution, we recommend that any outdoor lights associated with this application should be: 1) fully shielded
(enclosed in full cut-off flat glass fitments) 2) directed downwards (mounted horizontally to the ground and not
tilted upwards) 3) switched on only when needed (no dusk to dawn lamps) 4) white light low-energy lamps
(LED, metal halide or fluorescent) and not orange or pink sodium sources.
NORFOLK COUNTY COUNCIL HIGHWAYS
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No objection subject to conditions.
TREE AND COUNTRYSIDE CONSULTANT
No objection subject to condition.
ENVIRONMENTAL HEALTH OFFICERS
There are no objections or comments on the grounds of Environmental Protection, providing the
development proceeds in line with the application details.
HISTORIC ENVIRONMENT SERVICE
No objection subject to condition.

REPRESENTATIONS

Site notice erected: 06-06-2017
Consultation letters issued: 01-06-2017
Re-consultation issued: 28-06-2017

One letter received advising that support would be forthcoming if the units were bungalows.

ASSESSMENT NOTES

1.0  The proposal was amended during the course of the application process, once to accommodate the
requirements of the Highway Authority and again, to take into consideration a Category A Tree following the
completion of a Tree Survey, this change resulted in a layout change to Plot 1.

2.0 Principle of development

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

2.2  The application seeks permission for the erection of four dwellings on land outside of the Great
Ellingham 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.

2.3  The NPPF identifies three dimensions of sustainable development:

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

2.4  Paragraph 8 of the NPPF also stresses that these roles should not be undertaken in isolation because
they are mutually dependent; therefore a balanced assessment against these three roles is required.
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2.5  Economic - In terms of the economic and social criteria, the proposal would provide four new dwellings
and would provide some short-term economic benefits through its construction, and longer-term economic
benefits through additional household spend within the surrounding area that would be generated by the
provision of the dwellings.

2.6  Social - The land lies outside, but adjacent to the Great Ellingham Settlement Boundary which is defined
as a service centre village via Policy SS1.  As such, the village is considered to have adequate services and
facilities to meet the day-to-day requirements of the existing residents.  In addition, there is a footpath
opposite the site that runs to the main core of the village, therefore enabling walking to these services and
facilities an accessible option.  In addition, there are good public transport links (bus) in the village to
Attleborough and Norwich, therefore linking the village to a wider network without the need to travel by car.
As a result, the proposal is considered to accord with the social dimension.

2.7  Environmentally, although outside the Settlement Boundary, the site is in a semi-rural location, adjacent
to a site with permission for 39, two-storey dwellings (3PL/2014/0683/F).  There are other residential uses
immediately to the west of the site.  The site also relates as a brownfiled site, as it utilises an existing
dwelling site and garden land to that of Conifers and therefore development here would not relate as an
encroachment into open countryside, particularly when viewed alongside the above approval, which was
allowed on appeal.  This site will also be contained within the existing site boundary and will not relate as a
further encroachment to that of the existing dwelling and garden.  The combination of all of these
environmental factors together and not in isolation result in the proposal satisfying the environmental role of
sustainable development.

2.8  It is concluded that the proposal would not result in an isolated development in the countryside.  The
scheme would provide four additional dwellings, generate some economic activityand be developed without
causing significant harm to the character and appearance of the area.

3.0  Impact on the character and appearance of the area and impact on amenity

3.1  The spacious plot size, appropriate scale and design of the dwellings proposed are considered
sympathetic and in keeping with the context of the site, the character and pattern of development opposite as
well as the pattern of development of the recently approved site to the east and south.  As mentioned above,
the development site will remain contained within the existing curtilage of the house and garden and will
therefore not have a wider impact by encroaching further into the countryside.

3.2  There is a good degree of separation between the site and the proposed adjacent properties to ensure
that the proposal would not result in any significant impact on the outlook, privacy and daylight of this
property and the orientation, position of the properties and window placements are such that any
overshadowing would not be significant.

3.3  For the above reasons the development would not cause any demonstrable impact onto the rural
character of the area, the setting of the site or the amenity of neighbouring residential properties.  As such
the proposal is consistent with policies DC01, DC16 and paragraph 17 of the NPPF.

4.0  Highway Impact

4.1  Norfolk County Council Highways was consulted on the proposal and various amendments were
requested on the initial submission.  The amendments requested related to: visibility at 2.4 x 59m; a
communal size turning area; a 2m footway along the site frontage to match the one proposed by the
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development site adjacent; garage dimensions of 3m x 6m annotated with a total of 3 spaces per dwelling
and adequate manoeuvring to the rear of all parking areas to ensure vehciles can re-enter Hingham Road in
forward gear (particularly plot 1).

4.2  The amendments were made and the Highways Authority subsequently raised no objection subject to
various conditions.

5.0  Impact on Trees and Hedges

5.1 An Arboricultural Implications Assessment was submitted during the course of the application at the
request of the Tree and Countryside Officer.  As a result of this assessment it was established that there was
a Category A Blue Cedar tree worthy of retention which was being compromised by Plot/Unit 1.  As a result,
the layout was amended to take account of this and move the dwelling outside of its Root Protection Area.
As a result the proposal is considered to have due regard to Policy DC12 and the Council's Tree and
countryside Officer has raised no objection subject to a condition requiring work on site to take place in
accordance with the report.

6.0  Archaeological Importance

6.1  The site lies immediately adjacent to an area where aerial photograph analysis has revealed the
presence of through cropmarks and soil marks of boundary ditches and a rectangular enclosure of probable
medieval date.  It is considered likely that the enclosre extends into the south-eastern part of the proposed
development site.  Pottery of Anglo-Saxon date has also been found in tiral trenches across the northern arm
of the enbclosure area east of the development in 2014.  As a result, there is potential for heritage assets
with archaeological interest to be present at the site and their significance will be affected by the proposed
development.

6.2  As a result, a programme of archaeological work in accordance with paragraph 141 of the NPPF is
required and shall commence with infrormative trial trenching in roder to assess the scope of any mitigatory
work required.

6.3  The Historic Environment Service was consulted and requested that this be dealt with via condition to
any approval given.  The applicant was made aware and is agreeable with this course of action.

6.4  In light of the above, the application is considered to have due regard to Policy DC17 and Section 12 of
the NPPF.

7.0  Other issues

7.1  The Environmental Health Team has raised no objection or comment.

7.2  The Contaminated Land Officer has raised no objection subject to conditions.

8.0 Conclusion

8.1  In conclusion, on the planning balance of the scheme, it is considered that the proposal would constitute
a sustainable form of development as defined in Paragraph 7 of the NPPF, which would help to support the
local rural community, would not compromise local amenity and would not adversely impact the character
and appearance of the surrounding area.  The application is therefore recommended for approval.
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RECOMMENDATION Planning Permission

CONDITIONS

3006 Full Permission Time Limit (2 years)
3047A In accordance with submitted plans NEW 2017
3920 Tree protection condition - in accordance with AIA
3920 Nesting birds
HA08 New access - construction over verge
HA11 Private access road - width
HA19 Provision of visibility splay on approved plan
HA24 Provision of parking and servicing - when shown on plan
HA39B Highway improvements off-site B
3994 Contaminated Land Informative (Extensions)
3539 Note Re Asbestos
AN60 NOTE NCC Inf 1 When off-site road improvements are required
4000 Variation of approved plans
3996 Note - Discharge of Conditions
2001 Application Approved Following Revisions
2014 Criterion E - Planning Apps Where Approved
MT03 External wall and roof materials to be agreed This condition will require to be discharged
DE08 Slab level to be arranged This condition will require to be discharged
LS09 Boundary treatment/screening to be agreed This condition will require to be discharged
ER01 Full details of external lighting This condition will require to be discharged
3949 Contaminated Land - Site

Investigation/Remediation
This condition will require to be discharged

3946 Contaminated Land - Unexpected
Contamination

This condition will require to be discharged

AR01 Archaeological work to be agreed This condition will require to be discharged
HA39A Highway improvements-offsite A This condition will require to be discharged
HA28 Construction traffic (parking) This condition will require to be discharged
HA30A Wheel washing facilities- temporary for

construction vehicle
This condition will require to be discharged

HA30B Wheel washing facilities- temporary for
construction vehicle

This condition will require to be discharged
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ITEM: 11 RECOMMENDATION: APPROVAL
REF NO: 3PL/2017/0669/F CASE OFFICER Natalie Levett

LOCATION: SPORLE APPNTYPE: Full
Development Site POLICY: Out Settlemnt Bndry
Dunham Road ALLOCATION: N

CONS AREA: N

APPLICANT: Rowling Building Services
c/o Agent

LB GRADE: N

AGENT: Icon Consulting
Hethel Engineering Centre Chapman
Way

TPO: N

PROPOSAL: Residential development for 5 dwellings including means of access (part retrospective)

REASON FOR COMMITEE CONSIDERAT

This application is before Committee because it is a residential development located outside the settlement
boundary of Sporle and recommended for approval.

KEY ISSUES

- Principle of Development
- Highway Safety and Sustainable Development
- Design and Impact on the Landscape Character and Appearance of the Area
- Impact on Amenity
- Impact on Ecology
- Contamination

DESCRIPTION OF DEVELOPMENT

This application seeks full planning permission for the construction of five residential dwellings on land at
Dunham Road, Sporle. This would comprise of two bungalows and three two-storey properties with garages.

The application is part retrospective because the development has commenced but the applicant has ceased
works until the outcome of this application, although monitoring for contamination is taking place but this is
permitted.

SITE AND LOCATION

The site is located adjacent to, but outside of, the settlement boundary for Sporle.  There are two settlement
boundary areas identified for Sporle, the main village area and a smaller group of properties.  This site falls
adjacent to the latter.  It has a site area of 0.72ha.
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Its authorised use is for agricultural purposes, although residential development has commenced on the site.

There is substantial hedgerow screening along the front of the site as well as to its boundaries. There are
also a number of trees within the hedgerow.

There is a single access point to the site and it lies within a 30mph zone.  To the west of the site is a small
estate of bungalows, one of which, on the front of the estate, is in use as a day nursery.  Properties on the
other side of Dunham Road are a mixture of dwelling types, ranging from single storey dwellings to larger
detached properties as well as another farmstead / smallholding.

The site is located on an unlit rural road with no footpath.

The centre of the main village area is less than a mile away and part of that is served by a footpath.  Sporle
has a village store, a community centre, playing fields, public transport links to Swaffham, Watton and Kings
Lynn as well as  a primary school and Public House (The Peddars Inn). Swaffham is approximately 3.5 miles
away.

EIA REQUIRED

Not required.

RELEVANT SITE HISTORY

- 3PL/2017/0548/D: Reserved Matters application for the Erection of 5 dwellings - withdrawn

- 3PL/2017/0547/VAR: Variation of condition 9 on 3PL/2016/0093/O - withdrawn

- 3PL/2017/0237/VAR: Variation of condition 9 on 3PL/2016/0093/O to reduce number of dwellings from 6 to
5 - approved

- 3PL/2016/1542/D: Erection of five dwellings - withdrawn

- 3PL/2016/0093/O: Residential Development 6no. dwellings & associated access drive, parking, garaging
and amenity space - approved

- 3PL/2007/0047/F: Retention of existing residential mobile home and removal of second redundant mobile
home - temporary permission

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.09 Pollution and Waste
CP.10 Natural Environment
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CP.11 Protection and Enhancement of the Landscape
CP.14 Sustainable Rural Communities
DC.01 Protection of Amenity
DC.02 Principles of New Housing
DC.04 Affordable Housing Principles
DC.12 Trees and Landscape
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

SPORLE WITH PALGRAVE PARISH COUNCIL
Sporle Parish Council object because of the waste management outfall to the stream that goes through the
village and then joins the River Wissey.
NORFOLK COUNTY COUNCIL HIGHWAYS
No objection, subject to conditions.
CONTAMINATED LAND OFFICER
No objection, subject to conditions and informatives.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
Recommend informatives.
ENVIRONMENTAL HEALTH OFFICERS
No objections or comments on the grounds of Environmental Protection, providing the development
proceeds in line with the application details.
TREE AND COUNTRYSIDE CONSULTANT
No objection, subject to conditions.
ENVIRONMENT AGENCY
No objection subject to informatives.
HOUSING ENABLING OFFICER
Providing that the GIA is below 1,000sqm, no further comments.
ANGLIAN WATER SERVICE
Developers have a right to connect to the public sewers, through a S106 agreement under the Water Industry
Act 1991. To date, they have not received such a request from the developer but they provide details for the
applicant.

BRECKLAND COUNCIL - PLANNING COMMITTEE - 29th August 2017

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



 

 

 

 

REPRESENTATIONS

A Site Notice was displayed on 16th June 2017, advertised in the EDP and eleven neighbours were directly
notified. Two representations were received - one objection and one comment. The objection was in relation
to the foul and surface water disposal and the impact that the package treatment plant would have on the
stream/village. The comment received was concerning the "loop road" being removed and forcing vehicles to
reverse out onto the road.

ASSESSMENT NOTES

1.0 Reason for Committee.

1.1  The application has been referred to committee because the site is outside of any Settlement Boundary
and is recommended for conditional approval.

2.0 Principle of Sustainable Development

2.1  This application seeks full planning permission for the erection of five dwellings (two bungalows and
three two-storey dwellings) on land outside of any 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.

2.2  Paragraph 49 states that "housing applications should be considered in the context of a presumption in
favour of sustainable development.  Relevant policies for the supply of housing should not be considered up
to date if the local planning authority cannot demonstrate a five year supply of deliverable housing sites".
The Council established the principle of residential development as sustainable under the grant of outline
planning permission for six dwellings (3PL/2016/0093/O) in September 2016.

2.3  The NPPF defines sustainable development in broad terms by reference to economic, social and
environmental considerations.  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.

3.0 Highway Safety and Sustainable Development

3.1  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, (DPD), together with the Site Specific Allocations DPD.  Material
considerations in respect of national planning policy are the NPPF and the more recently published National
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Planning Policy Guidance.

3.2  Policy DC19 sets out the car parking requirements and Paragraph 34 of the NPPF seeks to ensure that
the need to travel will be minimised and the use of sustainable transport modes will be maximised.

3.3  Sporle is approximately one mile away and it is accepted that a proportion of the walk to the village
centre would be within the carriageway.  This is true for the other residential properties within this group of
dwellings and it is considered that in this instance, given the relatively short distance, some of which is on a
footpath, it would be difficult to sustain an objection on this ground.  It is considered that there is satisfactory
access to facilities within the village and it is possible for them to be accessed by foot or cycle, albeit part of
that will be on an unlit carriageway with no footpath.  There is a range of services within Sporle as detailed
above.

3.4  The village does benefit from a bus service, Konectbus service 11 runs from Swaffham to Dereham via
Sporle.  The current timetable shows nine buses to Dereham on weekdays and seven buses to Swaffham
during the week.  There is a reduced service on Saturdays and no Sunday or Bank Holiday Service.  It is
considered that this is an acceptable level of service and that in terms of access to facilities and services the
site is sustainable.

3.5  One representation was received advising that the removal of the "loop road" from the previously
approved plans was not acceptable because they felt this would force vehicles to reverse out onto the road.

3.6  Whilst the "loop road" was considered a positive feature, each application is to be treated on their own
merits. Each property is provided with sufficient turning space on site that would not mean that they would be
forced to reverse out onto the road.

3.7  The Highway Authority has recommended conditions if planning permission is granted.

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

4.1  Policy DC16 requires high standards of design in new developments and sets out criteria to be met.

4.2  Policy CP11 of the Core Strategy seeks to ensure that the landscape of the District will be protected for
the sake of its own intrinsic beauty and its benefit to the rural character.   Development within the District is
also expected to be of the highest design quality in terms of both architecture and landscape.  It should have
regard to good practice in urban design and fully consider the context within which it sits, embracing
opportunities to enhance the character and appearance of an area.  These aims are reiterated in paragraph
17 of the NPPF.

4.3  Development within the District 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
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an area and contribute to creating a sense of local distinctiveness.  The importance of the character and
form, height, scale, massing and layout amongst other key design considerations are also set out in policy
DC16 of the Core Strategy.

4.4  Whilst the site is was well screened from public vantage points, it was considered, in previous
applications, to be in a rundown state.  The views into the site will open up, particularly through the access
points and as a consequence of the change in screening along the site frontage.  It is considered, however,
that this is not an isolated site, it is located within a group of dwellings and as such will not conflict with the
prevailing residential nature of the area.

4.6  The proposed development is considered to comply with Policy DC16 and the NPPF (in particular
paragraphs 56 and 64), subject to conditions.

5.0 Impact on Amenity

5.1  DC01 seeks to protect residential amenity.

5.2  The design and layout of the proposed five dwellings is considered acceptable and would not cause any
detrimental harm to the amenity of existing and neighbouring residents.

5.3  As a result, the proposal complies with Policy DC01.

6.0  Impact on Trees

6.1  Policy DC12 seeks the protection of the district's trees and hedgerows.

6.2  The Tree and Countryside consultant advised that there are minor changes in layout from that shown in
the submitted report provided by A.T. Coombes but it does not appear that the changes will result in any of
the arboricultural implications and therefore an updated report is not required. Conditions are recommended.

6.3  The proposal, therefore, complies with Core Strategy Policies DC12 and the policies set out in paragraph
109 of the NPPF.

7.0 Ecology

7.1  Policy CP10 seeks the protection of the Natural Environment and Policy CP11 seeks the protection and
enhancement of the district's landscape.

7.2 The Ecologist advised that the application is supported by an ecological assessment (Extended Phase 1-
Land at Home Farm Sporle; Anglian Ecology; January 2016). The report is meets the current best practice
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guidelines. The same report was used to support earlier applications on the site. The response stated that
the previous consent has no conditions relating to ecology, although there are conditions relating to
landscaping and tree protection plans.

7.3 The ecological assessment contains four standard recommendations, which the ecologist confirms is
acceptable. The ecologist has recommended two informatives relating to nesting birds and bats.

7.4  This is considered acceptable and the proposal complies with Policies CP10 and CP11 and the NPPF.

8.0  Contamination

8.1  Policy CP09 seeks the protection of the District's environment from pollution and waste.

8.2  The Contaminated Land Officer advised that based on both the accuracy of the information provided and
the current records of contaminated land issues the Council holds, conditional approval is recommended.

8.3  The Environmental Health Team advised that there were no objections, subject to the development
being constructed in accordance with the submitted information.

8.4  Concerns were raised by the Parish Council and a local resident regarding the use of the package
treatment plant for the dwellings that discharge into the adjacent stream.

8.5 The applicant is proposing to connect to the mains sewer, which has resulted in the Environment Agency
removing their objection.

8.6  Anglian Water has advised that developers have a right to connect to the public sewers, through a S106
agreement under the Water Industry Act 1991.

8.7  Given that the applicant is able to provide a route to the mains, there is no objection from a planning
perspective, although the applicant would have to follow the process required by Anglian Water. The
applicant cannot apply to connect to the public sewer until planning permission has been granted and
evidence is provided.

8.8  Based upon the above, it is considered that, the proposal complies with Policy CP09 and the NPPF.

9.0 Other Matters

9.1  The Housing Enabling Officer has no objection to the proposal providing that the GIA, including the
garages, is under 1,000sqm. The application submission details the GIA for each dwelling and combined

BRECKLAND COUNCIL - PLANNING COMMITTEE - 29th August 2017

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



 

 

 

they equate to 994.4sqm.

10.0 Conclusion

10.1  Given that the site is Brownfiled Land and has previously had the principle of development established
through the grant of previous planning applications, it is recommended that the application be granted
conditional approval.

RECOMMENDATION Planning Permission

CONDITIONS

3047A In accordance with submitted plans NEW 2017
3450 Non-standard landscaping condition
3824 All foul sewage to foul sewer
HA08 New access - construction over verge
HA24 Provision of parking and servicing - when shown on plan
3412 Trees/hedges to be retained
3923 Contaminated Land - Informative (Extensions)
AN61 NOTE NCC Inf 2 When Vehicular access works required
3924 Precautionary Informative Gas Protection Measures
ALL Decision Notices Conditions to be discharged prior to work
3994 Non-standard note
3994 Non-standard note
3994 Non-standard note
3994 Non-standard note
3994 Non-standard note
3994 Non-standard note
3996 Note - Discharge of Conditions
4000 Variation of approved plans
2014 Criterion E - Planning Apps Where Approved
3949 Contaminated Land - Site

Investigation/Remediation
This condition will require to be discharged

HA20 Provision of visibility splays - conditioned This condition will require to be discharged
3946 Contaminated Land - Unexpected

Contamination
This condition will require to be discharged
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ITEM: 12 RECOMMENDATION: APPROVAL
REF NO: 3PL/2017/0702/O CASE OFFICER Natalie Levett

LOCATION: BEESTON APPNTYPE: Outline
Adjacent Brookside POLICY: Out Settlemnt Bndry
Syers Lane ALLOCATION: N

CONS AREA: N

APPLICANT: Mr Stephen Garner
133 Dereham Road Mattishall

LB GRADE: N

AGENT: Sketcher Partnership Ltd
First House Quebec Street

TPO: N

PROPOSAL: Erection of two detached dwellings

KEY ISSUES

- Principle of Sustainable Development
- Design and Impact on the Character and Appearance of the Area
- Amenity Impact
- Highway Impact
- Impact on Ecology

DESCRIPTION OF DEVELOPMENT

This application seeks outline planning permission for the erection of two, four (or more)-bedroom dwellings
in Beeston. The outline application is for all Matters Reserved, although the supporting documents do provide
details for illustrative purposes so are indicative but the details would be for the Reserved Matters stage.

SITE AND LOCATION

The application site relates to a 0.35 hectare site. It is roughly rectangular in shape measuring approximately
70m by 51m. The site is bounded by residential properties and agricultural/open fields. The site itself is
bounded by mature trees and hedging at varying heights.

EIA REQUIRED

Not required.

RELEVANT SITE HISTORY

- 3PL/2016/1385/O: Erection of four detached dwellings - refused

- 3PL/2003/0250/O: Erection of two dwellings - refused 2003
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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.09 Pollution and Waste
CP.10 Natural Environment
CP.11 Protection and Enhancement of the Landscape
CP.13 Accessibility
CP.14 Sustainable Rural Communities
DC.01 Protection of Amenity
DC.02 Principles of New Housing
DC.12 Trees and Landscape
DC.16 Design
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance
SS1 Spatial Strategy

OBLIGATIONS/CIL

Not applicable.

CONSULTATIONS

BEESTON P C
The parish council supports this application which is in accordance with its comments on the previous
application for the site.
CONTAMINATED LAND OFFICER
No objection, subject to conditions.
NORFOLK COUNTY COUNCIL HIGHWAYS
No highway objection, subject to conditions.
TREE AND COUNTRYSIDE CONSULTANT
Concern regarding the hedge along the site frontage of Syers Lane, which is likely to be important under the
1997 Hedgerow Regulations. It is unclear if the hedge can be retained whilst achieving the required
highways visibility and or road widening.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
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To be reported orally at Committee

HSE: do not advise, on safety grounds, against the granting of planning permission in this case.

REPRESENTATIONS

A Site Notice was displayed on 16th June 2017, advertised in the EDP and four neighbours directly notified.

Four neighbour representations have been received - three objecting to the proposal and one raising
comments. A summary of the representations are as follows:

- increase in traffic;
- narrow lane and would not support any more traffic;
- development would pose danger to children walking to school, cyclist, dog walkers, ramblers, cyclists and
horse riders;
- outside the Settlement Boundary;
- it would set a precedent for further applications;
- not materially different to the previously refused application for 4 dwellings;
- problems raised during construction;
- how will foul drainage be disposed of;
- out of character with the historic surrounding area;
- impact on trees;
- will a footpath be considered?
- will ecological report be prepared?
- another application is being considered in this road, if both approved, they will lead to chaos;
- inaccurate information in the submission (e.g. shop closed 10 years ago and pub closed 1 year ago);
- impact on capacity of the school;
- destruction of the natural environment.

ASSESSMENT NOTES

1.0  Reason for Committee Determination

1.1  The application is being referred to Committee for determination because the site is outside the
Settlement Boundary and recommended for approval.

2.0  Principle of Development

2.1  This application seeks outline planning permission with all matters reserved for the erection of two, four
(or more)-bed dwellings on land outside of any defined Settlement Boundary (although it is adjacent to
Beetson Settlement Boundary). For this reason, the proposal conflicts, in principle, with Policies SS01, DC02
and CP14 of the adopted Core Strategy and Development Control Policies Development Plan Document,
(2009), which seek to focus new housing within defined Settlement Boundaries.

2.2  However, paragraph 49 of the NPPF states that where an authority does not have an up-to-date five

BRECKLAND COUNCIL - PLANNING COMMITTEE - 29th August 2017

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



year housing land supply (the current published figure is 4.6 years), the relevant local policies for the supply
of housing, as referred to above, should not be considered up-to-date and that housing applications should
be considered in the context of the presumption in favour of sustainable development.

2.3  The NPPF constitutes guidance for local planning authorities and decision-takers and is a material
consideration in the determination of planning applications to achieve sustainable development. The
Government outlines three dimensions to sustainable development: economic, social and environmental,
(paragraph 7). Paragraph 8 states that these roles should not be undertaken in isolation, because they are
mutually dependent and that the planning system should play an active role in guiding development to
sustainable solutions. A balanced assessment against these roles is, therefore, required.

2.4  In terms of the economic criteria, the proposal would provide two new dwellings and would, therefore,
make a positive, albeit small, contribution to the housing supply. The proposal would have limited short-term
economic benefits through labour and supply chain demand required during construction and longer-term
economic benefits through the additional household spend within the wider area that would be generated by
the provision of two dwellings.

2.5  The social role of sustainable development seeks to ensure, amongst other matters, the creation of a
high quality built environment with accessible local services. The site is adjacent to the Beeston Settlement
Boundary. Beeston is defined by Policy SS1 as a rural settlement that has "few, or in some cases no, local
services". Beeston has a primary school and village hall. Litcham, a local service centre is approximately
4.02km (2.5miles) from the site. Dereham (approximately 11.27km/7miles) and Swaffham (approximately
20.12km/12.5miles) are mid-sized market towns, which provide a "good range of services for their residents'
day-to-day needs".

2.6  The public transport services No 1 and No 2 do not provide frequent services and there is no pavement.

2.7  On balance, given that the site is adjacent to the Settlement Boundary, subject to the Reserved Matters
application, the proposal has the ability to comply with the NPPF's economic and social principles.

3.0 Design and Impact on the Character and Appearance of the Surrounding Area

3.1  The environmental role of sustainable development seeks to, in part, contribute to protecting and
enhancing the natural, built and historic environment.  Consideration of a development's impact on the
character and appearance of the area within which it is situated is, therefore, integral to the environmental
dimension of sustainable design, as is its design.

3.2  Policy DC16 requires all new development to achieve the highest standard of design.  As part of this, all
design proposals must preserve or enhance the existing character of an area. Consideration will also be
given to the density of buildings in a particular area and the landscape/ townscape effect of any increased
density.
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3.3  The design and landscaping is not for consideration at this stage and is for the Reserved Matters stage.
The submitted plans show an indicative layout and street scene, although this cannot be relied upon as the
final proposal.

3.4  The space that surrounds buildings is just as important as the buildings themselves. Given the nature of
the area with residential development being located in fairly large plots of land, the siting and plot size for the
new dwellings, from the indicative plan and the plot size, is considered acceptable and appropriate to the
surrounding area and in accordance with policies DC01 and DC16, as well as having regard to the National
Planning Policy Framework (in particular paragraphs 56, 58, 60 and 64).

3.5  However, Policy DC12 seeks to preserve the District's trees, hedgerows and other natural features and
secure appropriate landscaping schemes to mitigate the impact of, and complement, new development.

3.6  The Tree and Countryside Consultant has advised that there is concern relating to the hedge along the
site's frontage of Syers Lane. The hedge is over 20 metres long and older than 30 years.  The mix of species
and associated features may well mean that the hedge would be recognised as being important under the
1997 Hedgerow Regulations. The presumption is in favour of protecting and retaining important hedgerows.
Under the current proposal it is not clear if the hedge can be retained whilst achieving required highways
visibility and/or road widening.

3.7  The applicant's agent has been asked for a response to this and Members will be updated at Committee.

4.0 Impact on amenity

4.1  Policy DC1 seeks to protect residential amenity and that all new development must have regard to
amenity considerations and states that development will not be permitted where there are unacceptable
effects on the amenity of neighbouring residents and future occupants.

4.2  Given the size of the plot, the design of the area and the number of dwellings proposed, it is likely that
the amenity of the new properties and existing would not be compromised, but this would be fully assessed
at the Reserved Matters stage.

4.3  The proposal, therefore, is considered to have the ability to comply with Policy DC01.

5.0 Highways Impact

5.1  The NPPF requires new developments to provide safe and suitable access to the site for all people.
Policy CP4 seeks to ensure that all access and safety concerns are resolved in new developments.

5.2  The Highway Authority has advised that the number of dwellings has reduced from 4 to 2. The site is
located in a village with limited service provision, which includes a primary school, a pub, a village hall and a
limited bus service. It is, therefore, considered that residents will be reliant on travelling by car to access the

BRECKLAND COUNCIL - PLANNING COMMITTEE - 29th August 2017

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



full range of facilities and amenities required on a daily basis. The site is served by a single track road and is
around 100m from the nearest footway provision adjacent to the school. Whilst the Highway Authority would
ideally wish for the existing footway to be extended to the site, they appreciate that insufficient land exists
within the highway to achieve this without unacceptably narrowing the already restricted carriageway.

5.3  Although the application is submitted in Outline, with all matters reserved for future consideration, the
applicant has indicated that they are willing to carry out some localised widening of Syers Lane to 4.8m along
the site frontage. Any such widening would have to be on the site side of the carriageway and would have an
effect on the existing ditch and boundary hedge. Given the proximity of the site to C221 Dereham Road,
which links into the wider road network, and the applicants proposal to carry out some localised road
widening, the Highway Authority consider it would be difficult to substantiate a highway objection but details
what would be required in the Reserved Matters application together with relevant conditions.

6.0 Ecology

6.1  Policy CP10 seeks to protect the natural environment including protected species and Policy CP11
seeks the protection and enhancement of the landscape for the sake of its intrinsic beauty and benefit to the
rural character. Development should have particular regard to maintaining the aesthetic and biodiversity
qualities of natural and man-made features within the landscape, including consideration of individual or
groups of natural and man-made features such as trees, hedges and woodland or rivers, streams or other
topographical features.

6.2  At the time of writing, the ecologist has not responded to the application. The applicant has submitted
additional information to address the previous refusal. As a result, the Members will be updated verbally at
Committee.

7.0 Other issues

7.1  Policy CP9 seeks to ensure that development minimises any unavoidable polluting effects and the
development's design should actively seek to minimise or mitigate against all forms of pollution.

7.2  The Contaminated Land Officer was consulted on this application and raised no objections, subject to
conditions.

7.3  With regard to the objections raised by local neighbours, some matters have been addressed in the
assessment above and others would be for the Reserved Matters application.

8.0 Conclusion

8.1  The proposal is for outline permission for two dwellings on a site that has previously been refused for
four dwellings. Subject to satisfactory receipt of comments from the ecologist and the response to the Tree
and Countryside Consultant's comments, the application is recommended for conditional approval because
the proposal is has the ability to comply with relevant policies as part of the Reserved Matters stage.
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RECOMMENDATION Outline Planning Permission

CONDITIONS

3005 Outline Time Limit (3 years)
3058 Standard Outline Condition
3047A In accordance with submitted plans NEW 2017
DE07 Number of dwellings only (outline)
3750 Non-standard highways condition
3923 Contaminated Land - Informative (Extensions)
3994 Non-standard note
2014 Criterion E - Planning Apps Where Approved
3140 Prior approval of slab level This condition will require to be discharged
3060 Standard outline landscaping condition This condition will require to be discharged
3408 Landscaping - details and implementation This condition will require to be discharged
3802 Precise details of surface water disposal This condition will require to be discharged
3804 Precise details of foul water disposal This condition will require to be discharged
3942 Ground Gas condition This condition will require to be discharged
3946 Contaminated Land - Unexpected

Contamination
This condition will require to be discharged
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ITEM: 13 RECOMMENDATION: APPROVAL
REF NO: 3PL/2017/0811/O CASE OFFICER Heather Byrne

LOCATION: DEREHAM APPNTYPE: Outline
Willow House POLICY: Out Settlemnt Bndry
Dumpling Green  Dereham ALLOCATION: N

CONS AREA: N

APPLICANT: Mr Richard Morrissey
c/o Agent

LB GRADE: N

AGENT: Icon Consulting
Hethel Engineering Centre Chapman
Way

TPO: N

PROPOSAL: Construction of detached dwellling

REASON FOR COMMITTEE CONSIDERATION

This application is referred to Planning Committee for determination because the site is outside the
Settlement Boundary and recommended for approval.

KEY ISSUES

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

DESCRIPTION OF DEVELOPMENT

This application seeks outline consent with approval being sought for access only for a dwelling to the south
of Dumpling Green.

SITE AND LOCATION

The application is located outside, but adjacent to, the Settlement Boundary and currently forms part of the
residential curtilage of Willow House. The site is bounded to the north by the highway, to the east by
agricultural land, to the south by the existing dwelling and beyond agricultural land, and to the west by
residential dwellings.

EIA REQUIRED

No
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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.10 Natural Environment
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.17 Historic Environment
DC.19 Parking Provision
LBC Planning(Listed Building & Conservation Areas) Act 1990
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance

OBLIGATIONS/CIL

Not Applicable

CONSULTATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS
No objection subject to the imposition of a condition relating to parking, and an informative relating to the
public right of way.
CONTAMINATED LAND OFFICER
No objection subject to the imposition of a condition relating to ground gas and an informative relating to
extensions.
HISTORIC BUILDINGS CONSULTANT
No objection in broad terms of principle , on the basis that the existing established boundary screening
between the application site and the adjacent listed building - is retained as is, or further reinforced.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
No objection subject to the imposition of conditions relating to great crested newt precautionary method
statement, ecology enhancements, and an informative relating to breeding birds.
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TREE AND COUNTRYSIDE CONSULTANT
No objection in principle. A tree protection plan would be required based on final layout.

DEREHAM T C No Comments Received

REPRESENTATIONS

1 representation received stating the following:
-Impact on traffic on B1135; and
-Would set a precedent for further development.

ASSESSMENT NOTES

1.0  This application is referred to Planning Committee for determination because the site is outside the
Settlement Boundary and recommended for approval.

2.0  Principle of development

2.1  This application seeks outline consent with approval being sought for access only for a dwelling to the
south of Dumpling Green. The site is located outside of the defined Settlement Boundary.

2.2  For this reason the proposal conflicts in principle with Policies DC02 and CP14 of the Core Strategy and
Development Control Policies Development Plan Document, (2009), which seek to focus new housing within
defined Settlement Boundaries. However, paragraph 49 of the National Planning Policy Framework, (NPPF),
states that where an authority does not have an up to date five year housing land supply, (at present the
District figure is 4.6 years), the relevant local policies for the supply of housing as referred to above should
not be considered up-to-date and that housing applications should be considered in the context of the
presumption in favour of sustainable development.

2.3  Paragraph 47 of the NPPF states 'housing applications should be considered in the context of
sustainable development. Relevant policies for the supply of housing should not be considered up to date if
the Local Planning Authority cannot demonstrate a five year supply of deliverable housing sites'. As the
Council can no longer demonstrate an up to date five year housing land supply, policies SS1, DC02 and
CP14 can not be given due weight in the decision making process. The application is therefore assessed
against the benefits provided in relation to the sustainable development tests as set out in the NPPF.

2.4 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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2.5  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.

2.6  In terms of the economic and social criteria, the proposal would provide one dwelling and would
therefore make a positive, albeit small, contribution to the housing supply. The proposal would provide limited
short-term economic benefits through labour and supply chain demand required during construction.
However, given the small scale nature of the development these benefits are not considered to be significant
and not definitive in this instance. It should be noted if the application is approved to ensure the deliverability
of the development a planning condition would require a reduced time period of commencement.

2.7  The social role of sustainable development seeks to ensure, amongst other matters, the creation of a
high quality built environment with accessible local services. The site is close to the built up area of Dereham,
with good access on foot and by cycle to public transport and to shops, services, schools and employment
opportunities. The site is therefore considered to be in a sustainable location.

2.8  In light of the above, the proposal is considered acceptable when viewed in the context of the social
dimension of sustainable development.

3.0 Impact upon character and appearance of area

3.1 The environmental role of sustainable development seeks to, in part, contribute to protecting and
enhancing the natural, built and historic environment. Consideration of a development's impact on the
character and appearance of the area within which it is situated is therefore integral to the environmental
dimension of sustainable development, as is design.

3.2  The site lies outside, but adjacent to the defined Settlement Boundary, which lies to the north of the site.
Dumpling Green has a generally rural character but it includes a significant amount of housing development.
The application site is located within the exiting residential curtilage of Willow House and would be
surrounded by development to the north, west, and south and as such it would not extend the urban area into
the countryside.

3.3  The north, east and west, boundaries of the site consist of hedging and trees, with a number of trees
being located within the site, which would be removed. The existing vegetation to the boundaries would be
retained and could be further supplemented as part of the proposal to ensure the development maintains the
rural character of the area. Such details would be assessed at reserved matters stage.

3.4  The application is outline only; however it is considered a proposal could be designed to be in keeping
with the character of development along the road in terms of design and materials. The indicative plan
provided shows a dwelling set back from the highway, which would maintain the spacious character of
development along the road.
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3.5  The application site is adjacent to a Grade II listed building (Green Farmhouse), which is located south
west of the site. The Historic Building Consultant has raised no objection, on the basis that the existing
established boundary screening is retained. Given the separation distances and the fact the boundary
screening is to be retained, and could be enhanced, it is considered the proposal would not impact upon the
setting, appearance or historic fabric of the listed building and therefore is in accordance with Section 66 of
the Town and Country Planning (Listed Building and Conservation Area) Act 1990 and the NPPF as well as
having regard to Policy DC17.

3.5  In light of the above site-specific context, it is concluded that the development would not appear visually
intrusive and would not result in an isolated development in the countryside.

4.0  Impact upon amenity

4.1  In terms of neighbour amenity, the implications would be considered at the detailed planning stage
should outline permission be granted. However, it is considered due to existing/proposed boundary
treatments and separation distances that the proposal would not result in overlooking, loss of light, privacy, or
overshadowing.

5.0  Impact upon highway safety

5.1  The Highways Authority raised no objection subject to the imposition of a condition relating to parking,
and an informative relating to the public right of way.

6.0  Impact upon trees

6.1  As highlighted above, the site contains a number of trees, which would be removed as part of the
proposal. The Tree Consultant has raised no objection in principle and advises that a tree protection plan
would be required based on final layout.

7.0  Impact upon ecology

7.1  The Ecologist has raised no objection subject to the imposition of conditions relating to great crested
newt precautionary method statement, ecology enhancements, and an informative relating to breeding birds.

8.0  Other matters

8.1 The Contaminated Land Officer has raised no objection subject to the imposition of a condition relating to
ground gas and an informative relating to extensions.

9.0  Conclusion

9.1  The proposal would conflict with Policy CP14 due to its location outside of the defined Settlement
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Boundary. As highlighted above the site is close to the built up area of Dereham, with good access to public
transport, shops, services, schools, and employment opportunities. In economic terms the development
would support growth and the local economy albeit in a limited manner. The proposal would not impact
significantly upon the character and appearance of the area and would not result in an isolated development
in the countryside.

9.2  On balance, the proposal is considered acceptable and therefore is recommended for approval, subject
to conditions.

RECOMMENDATION Outline Planning Permission

CONDITIONS

3003 Early delivery of Housing Time limit
3058 Standard Outline Condition
3047A In accordance with submitted plans NEW 2017
HA24 Provision of parking and servicing - when shown on plan
3412 Hedges to be retained
3920 Tree Protection Plan
3920 Ecology - Great Crested Newt Method Statement
3920 Ecology - Enhancement
3920 Ground gas condition
3994 Inf CL Extensions
3994 Note - highway - public right of way
3994 Note - Nesting birds
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ITEM: 14 RECOMMENDATION: REFUSAL
REF NO: 3PL/2017/0838/O CASE OFFICER Natalie Levett

LOCATION: HOLME HALE APPNTYPE: Outline
Ivy Farm POLICY: Out Settlemnt Bndry
Cook Road, Holme Hale ALLOCATION: N

CONS AREA: N

APPLICANT: Col. Forman Hardy 1987 No2 Settlement
c/o Holme Hale Hall Bradenham Road

LB GRADE: N

AGENT: Parsons & Whittley Ltd
1 London Street Swaffham

TPO: N

PROPOSAL: Proposed residential development (4 dwellings) following the demolition of the existing stable
block - resubmission of 3PL/2016/1172/O

REASON FOR COMMITTEE CONSIDERATION

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

KEY ISSUES

- Principle of Sustainable Development
- Design and Impact on the Character and Appearance of the Historic Surrounding Area
- Amenity Impact
- Ecological Impact
- Impact on Trees
- Highways Impact

DESCRIPTION OF DEVELOPMENT

This application seeks outline planning permission (with all matters reserved other than access) for the
construction of four dwellings on land to the rear of Ivy Farm in Holme Hale.  The land is currently used as a
stables but planning permission for the re-location of the stable block was approved under 3PL/2016/1170/F.
Access to serve the development would be via an existing access directly from Cook Road.

SITE AND LOCATION

The application site comprises a broadly rectangular parcel of land to the south of Cook Road in Holme Hale.
The site extends to approximately 0.79 hectares.  The site lies to the rear of Ivy Farm Barn (which has been
granted planning permission for conversion to residential under 3PL/2016/1164/F) and Ivy Farm House.  To
the west of the site are the residential properties along School Road.  To the east the land is currently used
for grazing horses and to the south for agricultural.  Holme Hale has no settlement boundary.  The site is
generally flat although the site is slightly raised compared with the highway.  Access runs to the east of Ivy
Farm Barns directly from Cook Road.
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Merry Down is a Grade II listed house located along School Road to the west of the site, listing

EIA REQUIRED

Not required.

RELEVANT SITE HISTORY

- 3PL/2016/1172/O: Residential development (4 dwellings) - refused

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.09 Pollution and Waste
CP.10 Natural Environment
CP.11 Protection and Enhancement of the Landscape
CP.13 Accessibility
CP.14 Sustainable Rural Communities
DC.01 Protection of Amenity
DC.02 Principles of New Housing
DC.16 Design
DC.17 Historic Environment
DC.19 Parking Provision
LBC Planning(Listed Building & Conservation Areas) Act 1990
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance
SS1 Spatial Strategy

OBLIGATIONS/CIL

Not applicable.

CONSULTATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS
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No highway objection, subject to conditions.
CONTAMINATED LAND OFFICER
No objection, subject to conditions.
TREE AND COUNTRYSIDE CONSULTANT
No objection to the indicative proposal. A finalised impact assessment and tree protection plan based on final
layout will be required
HISTORIC BUILDINGS CONSULTANT
No objection.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
Recommend conditions.

NORFOLK WILDLIFE TRUST No Comments Received
HOLME HALE P C No Comments Received

REPRESENTATIONS

A Site Notice was displayed on 24th July 2017, advertised in the EDP and 17 neighbours were directly
notified. No representations have been received.

ASSESSMENT NOTES

1.0  Reason for Committee Determination

1.1  The application is being referred to Committee for determination at the request of the Local Member.

2.0  Principle of development

2.1  This application seeks outline planning permission with some matters reserved for the erection of four
dwellings on land outside of any defined Settlement Boundary. For this reason, the proposal conflicts in
principle with Policies SS01, DC02 and CP14 of the adopted Core Strategy and Development Control
Policies Development Plan Document (2009) which seek to focus new housing within defined Settlement
Boundaries.

2.2  This application is a resubmission of 3PL/2016/1172/O, which was refused on 10th February 2017 for
two reasons: 1) intrusion of built development into the open countryside detracting from the character,
appearance and openness of the sire and surrounding rural area, and ii) insufficient information regarding
ecology.

2.3  The application was accompanied by an ecological report and the agent's report about their view on
Breckland District Council's Housing Supply, in which they state that "housing location policies can be
disregarded as a consequence of a significant shortfall of a five year housing land supply". No further
information, however, was submitted to address the first reason for refusal.
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2.4  A report to 31st July 2017's Planning Committee advised that the Council not longer has a five-year
housing land supply (the current published figure is 4.6 years). In accordance with paragraph 49 of the
NPPF, where an authority does not have an up-to-date five year housing land supply, the relevant local
policies for the supply of housing should not be considered up-to-date and that housing applications should
be considered in the context of the presumption in favour of sustainable development.

2.5  The NPPF constitutes guidance for local planning authorities and decision-takers and is a material
consideration in the determination of planning applications to achieve sustainable development. The
Government outlines three dimensions to sustainable development: economic, social and environmental,
(paragraph 7). Paragraph 8 states that these roles should not be undertaken in isolation, because they are
mutually dependent and that the planning system should play an active role in guiding development to
sustainable solutions. A balanced assessment against these roles is, therefore, required.

2.6  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
and not in isolated location in the countryside (paragraph 55).

2.7  Holme Hale has no settlement boundary and supports very few services and facilities.  There are,
however, bus stops within close proximity of the site which provide a regular bus service to Swaffham,
identified in the Council's Spatial Strategy as a mid-sized Market Town that provides a good range of
services for their residents.  Necton, approximately 1.5 km to the north of the site, is the nearest local service
centre where day to day requirements of residents can be met.

2.8  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 Necton has a primary school, shop and post office, community
facilities and a range of employment opportunities within the village. However, the route to these facilities is
not lit with no footway provision.   The market town of Swaffham which provides for a range of employment,
education, retail and leisure facilities, and other services is located around 5 km to the west of the site.  This
would not, therefore, enable easy accessibility to local services and for these reasons the occupants of the
dwellings would rely on the use of the private car to gain access to local facilities and thus 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.

2.9  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
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deliverability of the development a planning condition could be imposed to require a reduced permission time
period.

2.10  On balance, whilst there are positives of the proposal, the applicant has not addressed the main reason
for the previous refusal - the intrusion of built development into the open countryside detracting from the
character, appearance and openness of the site and surrounding rural area and does not, therefore, comply
with the NPPF.

3.0 Design and Impact on the Character and Appearance of the Surrounding Area

3.1  The environmental role of sustainable development seeks to, in part, contribute to protecting and
enhancing the natural, built and historic environment.  Consideration of a development's impact on the
character and appearance of the area within which it is situated is, therefore, integral to the environmental
dimension of sustainable design, as is its design.

3.2  Policy DC16 requires all new development to achieve the highest standards of design.  As part of this, all
design proposals must preserve or enhance the existing character of an area. Consideration will also be
given to the density of buildings in a particular area and the landscape/townscape effect of any increased
density.

3.3  Policy DC17 seeks to ensure that new development will preserve or enhance the character, appearance
and setting of Conservation Areas, Scheduled Monuments, Historic Parks and Gardens and other areas of
historic interest. Where a proposed development will affect the character or setting of a Listed Building,
particular regard will need to be given to the protection, preservation and enhancement of any features of
historic or architectural interest.

3.4  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.

3.5  The design and landscaping is not for consideration at this stage and is for the Reserved Matters stage.
The submitted plans show an indicative layout and street scene, although this cannot be relied upon as the
final proposal.

3.6  The proposed development would increase the amount of the residential development to the south of
Cook Road where development is limited to Ivy Farm House and Ivy Farm Barn, which forms a "soft edge" of
the village where there is a transition from the village to the open countryside. This is likely to result in four
substantial properties, with ancillary development, that would expand the built form of the village in an
unsympathetic cul-de-sac development and the appearance of the site would clearly change from stables to
residential forming a 'new edge' of residential development which would intrude into the open landscape.
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3.7  Whilst there is existing screening in the form of landscaping which would offer some mitigation the
proposal, it would result in a significant and harmful intrusion into the open and rural landscape, and
therefore, the proposal would conflict with Core Strategy Policies CP11, DC02 or DC16, and the NPPF (in
particular paragraphs 55, 58 and 109).

3.8  Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that special regard
must be had to the desirability of preserving the building, or its setting or any features of special architectural
or historic interest which it possesses.

3.9  The site lies in close proximity to Merry Down a Grade II listed house, therefore development that affects
a Listed Building is subject to an assessment with regard to its impact.  In terms of design, appearance and
scale, these matters are reserved for future consideration should outline planning permission be granted.
However, a plan is provided in regards to layout and highlights how four dwellings could be accommodated
within the site.

3.10  The Historic Buildings Consultant was consulted on the application and raised no objection to the
proposed outline application.  Appearance is a reserved matter and a full assessment would be made at a
later stage, to satisfy this matter in the event of outline approval.  It is considered that the proposed works are
unlikely to unduly impact on the historic buildings, and the site could accommodate the proposed layout
without causing harm to the historic buildings.

4.0 Impact on amenity

4.1  Policy DC1 seeks to protect residential amenity and that all new development must have regard to
amenity considerations and states that development will not be permitted where there are unacceptable
effects on the amenity of neighbouring residents and future occupants.

4.2  The submitted plan illustrates a scheme with four dwellings.  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.

4.3  The proposal, therefore, is considered to have the ability to comply with Policy DC01.

5.0 Highways Impact

5.1  The NPPF requires new developments to provide safe and suitable access to the site for all people.
Policy CP4 seeks to ensure that all access and safety concerns are resolved in new developments.

5.2  The proposal would use the existing access directly from Cook Street that serves Ivy Farm, Ivy Farm
Barn and the existing stables.  The application is submitted in outline form with access as the only matter for
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consideration.

5.3  The Highway Authority has advised that the site is located within a village with limited facilities, although
it is noted that it lies adjacent to bus stops served by the Konnect 11 bus service which provides a regular
daytime service between Dereham, Watton and Swaffham Mondays - Saturdays with a more limited service
on Sundays. The existence of this bus service could provided an alternative to the use of the car in some
instances.

5.4  As a result, the Highway authority considers that they would have difficulty in substantiating an objection,
in principle, given that the proposal only comprises four dwellings and that adequate visibility is available
from the access onto Cook Road. The Highway Authority recommends conditions if the application is
approved.

6.0 Impact on Trees and Hedges

6.1  Policy DC12 seeks to preserve the District's trees, hedgerows and other natural features and secure
appropriate landscaping schemes to mitigate the impact of, and complement, new development.

6.2  The Tree and Countryside Consultant advised that there is no objection to the indicative proposal,
although a finalised impact assessment and tree protection plan based on the final layout will be required

6.3  As a result, subject to conditions, the proposal has the ability to comply with Policy DC12.

7.0 Ecology

7.1  Policy CP10 seeks to protect the natural environment including protected species and Policy CP11
seeks the protection and enhancement of the landscape for the sake of its intrinsic beauty and benefit to the
rural character. Development should have particular regard to maintaining the aesthetic and biodiversity
qualities of natural and man-made features within the landscape, including consideration of individual or
groups of natural and man-made features such as trees, hedges and woodland or rivers, streams or other
topographical features.

7.2  This application is supported by an Ecology Survey Report (Greenlight Environmental Consultancy, 13th
June 2016). This report includes a wider site than the application site and was submitted in connection with a
different application relating to the barn conversion (3PL/2016/1164/F).

7.3  The ecologist has made reference to conditions to be imposed in relation to matters that are unrelated to
the current application because of the ecological report and therefore it would be unreasonable to impose
them. However, there are other matters that could be conditioned.

7.4  As a result, the proposal has the ability to comply with Policy CP10 and the NPPF.
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8.0 Other issues

8.1  Policy CP9 seeks to ensure that development minimises any unavoidable polluting effects and the
development's design should actively seek to minimise or mitigate against all forms of pollution.

8.2  The Contaminated Land Officer was consulted on this application and raised no objections, subject to
conditions.

9.0 Conclusion

9.1  The proposal would provide for four new dwellings but would be located contrary to policies to provide
for sustainable housing growth in the district. As a result, for the reasons outlined above, the application is
recommended for refusal.

RECOMMENDATION Refusal of Outline Planning Permission

REASON(S) FOR REFUSAL

9900 Contrary to policy
2009 Criterion E - Planning Apps Where Refused
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