
 

 

 

 

 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2017/1217/F CASE OFFICER Laura Craddock

LOCATION: FOULDEN APPNTYPE: Full
Site to East of Hythe Farmhouse POLICY: Out Settlemnt Bndry
1 Hythe Road, Foulden ALLOCATION: N

CONS AREA: N

APPLICANT: Mr & Mrs Taff and Chantelle Tarft and
Williams
Hythe Farmhouse, 1, Hythe Road

LB GRADE: N

AGENT: CSA Design Studio
The Cottage Rocklands Road

TPO: N

PROPOSAL: New Dwelling and garage

REASON FOR COMMITTEE CONSIDERATION

The application  is referred to Planning Committee as it is contrary to planning policy.

KEY ISSUES

Principle of development
Impact on amenity
Design and impact on heritage assets
Impact on highways
Impact on biodiversity
Impact on trees

DESCRIPTION OF DEVELOPMENT

The proposal is for a two storey, three bedroom dwelling, with a detached single storey garage. The dwelling
would be in the southern part of the site, close to Hythe Road and the garage would be located in the
northern part of the plot. The application describes the proposed dwelling as "key worker housing" on the
basis that the two applicants work for the fire service.

The proposed dwelling would be constructed of red brick and render panels with a grey pantile roof. The
garage would be constructed of render panels on a brick plinth with a grey pantile roof.

A new access onto the highway (Hythe Road) is proposed.

SITE AND LOCATION

The site is located outside of the Settlement Boundary of Foulden, although within relatively close proximity
to it. It is located on Hythe Road, a fairly narrow road without a footpath.The site is currently undeveloped
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and is well screened by vegetation.To the west is Hythe Farmhouse, a detached two storey dwelling within a
large plot. To the east is a further two storey residential property within a large plot.

The site adjoins the site of grade I listed Church of All Saints, which is located to the north east.

EIA REQUIRED

No

RELEVANT SITE HISTORY

3PL/2013/0486/F Permission 31-07-13
Demo of garage & erect of double garage, store/workshop /drying area and annexe suite

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.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

CONSULTATIONS

FOULDEN P C
-  No issue with the construction in itself.
- Concerned with how it might be carried out. The application site was recently cleared and there were
numerous complaints about the noise and smoke caused by this.
- If it is within our remit I would like to state a case for limits on the hours and days of work, access to the site
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(there are concerns they might use the track known as Back Lane and the environmental disposal of waste.
NORFOLK COUNTY COUNCIL HIGHWAYS
The site is served by a single track no through road. However the site is located within close proximity of the
junction of Hythe Road with School Road where a two way flow of traffic is available and forward visibility
between the site access and the junction is very good. The additional traffic generated by the proposal would
be unlikely to have a detrimental effect on the adjacent highway network. Approval is recommended, subject
to conditions relating to vehicular access, visibility splays and parking/turning areas, and an informative note
relating to works in the public highway.
CONTAMINATED LAND OFFICER
No objections subject to conditions.
TREE AND COUNTRYSIDE CONSULTANT
Works to be in accordance with the arboricultural impact assessment supplied by Oakfield, reference
OAS/17-138.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
A Preliminary Ecological Appraisal (Huckle Ecology Ltd; February 2018) submitted in support of the planning
application highlights potential foraging habitat available on the site for bats. There is suitable habitat
available on the site for nesting birds in the form of trees, hedgerows and scattered scrub.
Conditions recommended relating to mitigation measures that need to be followed during construction and
post construction to avoid adverse impacts on bats and birds, and the incorporation of enhancement
measures into the site.
HISTORIC ENGLAND
On the basis of the information available  do not wish to offer any comments.
HISTORIC BUILDINGS CONSULTANT
No objection.

REPRESENTATIONS

A site notice was posted on 29.11.17, neighbours were directly notified and the application was advertised in
the local press between 04.12.17 and 25.12.17.
No representations were received.

ASSESSMENT NOTES

1. Principle of development

1.1 The application seeks planning permission for the development of a dwelling and associated garage. The
application site is not within a defined Settlement Boundary. The proposal would  therefore conflict in
principle with policies DC2 and CP14 of the Core Strategy and Development Control Policies Development
Plan Document ( 2009), which seek to focus new housing within defined Settlement Boundaries.

1.2 However, as advised within the Breckland Statement of Five Year Housing Land Supply (July 2017), the
district cannot currently demonstrate a five year housing land supply. Paragraph 49 of the NPPF states that
where an authority does not have an up-to-date five year housing land supply, the relevant local policies for
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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. In
such cases, Paragraph 14 of the NPPF advises that planning permission should be granted unless any
adverse effects of doing so would significantly and demonstrably outweigh the benefits when assessed
against the NPPF as a whole or in part that indicate development should be restricted.

1.3 The NPPF constitutes guidance for LPAs 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). These
dimensions give rise to the need for the planning system to perform a number of roles:
- an economic role - contributing to building a strong, responsive and competitive economy, by ensuring that
sufficient land of the right type is available in the right places and at the right time to support growth and
innovation; and by identifying and coordinating development requirements, including the provision of
infrastructure;
- a social role - supporting strong, vibrant and healthy communities, by providing the supply of housing
required to meet the needs of present and future generations; and by creating a high quality built
environment, with accessible local services that reflect the community's needs and support its health, social
and cultural well-being; and
- an environmental role - contributing to protecting and enhancing our natural, built and historic environment
and, as part of this, helping to improve biodiversity, use natural resources prudently, minimise waste and
pollution, and mitigate and adapt to climate change including moving to a low carbon economy.

1.4 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.

1.5 In terms of the economic criteria, the proposal would provide one additional dwelling and would,
therefore, make a positive, albeit very small, contribution to the housing supply and longer-term economic
benefits through the additional household spend within the wider area that would be generated by the
provision of one dwelling.

1.6 The application sets out that the proposed dwelling should be considered as "key worker housing" on the
basis that the two applicants work for the Norfolk fire service. Whilst noted, this cannot be afforded significant
weight, as the proposal is for a market housing unit.

1.7 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 application site sits just beyond of the
Settlement Boundary of Foulden. Foulden has a village hall, a playing field, a church and a public house.
These are limited facilities and would not meet  the essential day-to-day needs of occupiers of the proposed
dwelling. In this respect, the proposal would not make a significant contribution to the enhancement or
maintenance of the vitality of rural communities. Services and facilities to meet day-to-day needs, including
shops and schools, would be found in higher order settlements such as Mundford, Stoke Ferry and
Methwold,  several miles away from the application site. A bus service operates between Foulden and
Mundford, Stoke Ferry and King's Lynn, once a day on weekdays. This would provide some limited service
for any potential occupiers.

1.8 The application sets out that the proposed dwelling would be built to a high standard of energy efficiency,
with a design approach that would maximise passive heating and natural light, and would include features
such as insulation and water butts . In terms of the environmental role it is not considered that the siting of a
dwelling in this location would result in any significant adverse impact on the openness or character and

BRECKLAND COUNCIL - PLANNING COMMITTEE - 8th May 2018

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



appearance of the landscape having regard to Policy CP11 and on balance is considered acceptable in
environmental terms.

2. Impact on amenity

2.1 Policy DC1 sets out that for all new development, consideration will need to be given to the impact upon
amenity. Development will not be permitted where there are unacceptable effects on the amenities of the
area or the residential amenity of neighbouring occupants, or future occupants of the development site.

2.2 The proposed dwelling would be sited  so as not to result in any issues with regards to over dominance,
overshadowing or affect on privacy of neighbours having regard to Policy DC1. An adequate sized garden
area would also be provided for the amenities of future occupiers of the proposed dwelling.

2.3 Overall, the proposal  is considered acceptable in terms of amenity.

3. Design and impact on heritage assets

3.1 Foulden features buildings of varying design. Materials, styles and scales differ throughout the village.
Properties within larger plots often have outbuildings.

3.2 The proposed dwelling would be constructed of brick and render, with a clay pantile roof. The dwelling
would be two storeys with a pitched roof, and would be a similar height to adjacent Hythe Farmhouse. The
footprint of the proposed dwelling would be larger than Hythe Farmhouse, but not dissimilar to other
properties in the vicinity, including the property adjacent to the north east of the application site. The
proposed garage would be one storey in height with a pitched roof. It would be constructed of render and a
brick plinth, with a clay pantile roof. The proposed dwelling and garage would sit comfortably within their
large plot.

3.3 Although outside of the Settlement Boundary, the proposed development would be located within an
established ribbon of development along Hythe Road. It would not affect openness of a landscape or
represent an unsuitable development pattern.The proposed dwelling and garage are considered acceptable
in terms of design and the proposals are in accordance with policy DC16 on design.

3.5 To the north east of the development site is the Grade I listed Church of All Saints. National and local
planning policy requires that the significance of heritage assets and their settings be conserved. It is not
considered that the application site contributes to the significance of the Church. The proposed dwelling
would be sited at the opposite end of the site to the Church and would not have an adverse visual impact
upon the setting of the Church. No objections have been raised by Historic England or the Historic Building
Officer.  The proposal is accordingly considered to have appropriate regard to Policy DC17 as well as section
66 of the Planning ( Listed Building and Conservation Areas) Act 1990.

4. Impact on highways

4.1 The site is served by a single track no through road, however it is located within close proximity of the
junction of Hythe Road with School Road where a two way flow of traffic is available and forward visibility
between the site access and the junction is very good. The Highway Authority have advised that the
additional traffic generated by the proposal would be unlikely to have a detrimental effect on the adjacent
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highway network. A number of conditions have been suggested to ensure highway safety, relating to
vehicular access, surface water drainage, visibility splays and parking/turning areas which can be
accordingly be conditioned..

4.2 Accordingly the proposal is  considered to be in accordance with policies CP4  and DC19  as well as
having regard to paragraph 32 of the NPPF.

5. Impact on biodiversity

5.1 A Preliminary Ecological Appraisal (Huckle Ecology Ltd; February 2018) was submitted in support of the
planning application. The Appraisal is informed by a habitat survey that was carried out at the application
site. The results of the survey concluded that the habitats present within the application site, or immediately
adjacent to it, have a very limited potential to support a range of ecologically important species. The
Appraisal recommends a series of mitigation and enhancement measures, which, if implemented, would
ensure the protection of protected species and could provide net benefits to biodiversity.

5.2 The Natural Environment team have considered the Appraisal and the proposals. They raise no
objections to the proposal. They note the mitigation and enhancement measures recommended within the
Appraisal and have advised that these be conditioned as part of any approval.

5.3 The proposal is in accordance with policy CP10 on the Natural Environment.

6. Impact on trees

6.1 The Tree and Countryside Consultatnt noted that as there is a tree within a 15m radius of the application
site, a tree survey, arboricultural impact assessment and tree protection plan would be required to ensure no
harm to the tree.

6.2 An Arboricultural Implications Assessment and Preliminary Method Statement was provided by the
applicant. The Assessment sets out that the proposal would require the removal of one tree on the site to
accommodate the new access and planned landscaping. The tree is assessed as being of low quality. The
assessment concludes that there would be no impact on the tree within 15m of the application site. On this
basis there would be no tree protection plan requirements.

6.3 The Tree and Countryside Consultant does not object to the findings of the Arboricultural Implications
Assessment. The proposal is in accordance with policy DC12 on Trees and Landscape.

7. Other matters

7.1 The Parish Council has requested that the local planning authority exercise some control over the
environmental disposal of waste. It is not clear if the concerns relate to construction or domestic waste;
nevertheless, there is no evidence to suggest that the normal measures relating to both construction or
domestic waste should not be suitable in this case.

8. Conclusions

BRECKLAND COUNCIL - PLANNING COMMITTEE - 8th May 2018

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



 

 

8.1  In terms of the overall planning balance of the scheme whilst the proposed development would be
located just outside of the Settlement Boundary of Foulden.  As the council doesn't currently have a 5 year
land supply paragraph 49 of the Framework establishes that the relevant policies for the supply of housing
should not be considered to be up to date. Paragraph 14 of the Framework  states that in these cases
permission should be granted unless any adverse impacts would significantly and demonstrably outweigh the
benefits , when assessed against the Framework taken as a whole. Whilst there are limited facilities within
Foulden which weighs somewhat against the proposal the site is within relatively close proximity to the
settlement boundary, it not  considered  in planning judgement terms that the proposal overall would
represent such an adverse impact to outweigh the proposal . Approval of the application is accordingly
recommended.

RECOMMENDATION Planning Permission

CONDITIONS

1 Full Permission Time Limit (2 years)
The development must be begun not later than the expiration of TWO YEARS beginning
with the date of this permission.
Reason for condition:
As required by section 91 of the Town & Country Planning Act 1990 (as amended) and to
ensure the deliverability of the scheme to contribute to the five year housing land supply.

2 In accordance with submitted plans NEW 2017
The development must be carried out in strict accordance with the application form, and
approved documents and drawings as set out in the table at the end of this notice.
Reason for condition:
To ensure the satisfactory development of the site.

3 External materials as approved
The development hereby permitted shall be constructed using the materials specified on the
planning application form and / or submitted drawings.
Reason for condition:
To enable the Local Planning Authority to ensure the satisfactory appearance of the
development, as required by policies DC 1 & DC 16 of the Adopted Core Strategy and
Development Control Policies Development Plan Document 2009.

4 Hours of operation during construction
No demolition, site clearance or construction shall be carried out, no machinery operated nor
deliveries taken at or waste despatched from the site outside the hours of 07:30 - 18:00
Monday to Friday, 08:00 - 13:00 Saturday nor at any time on Sundays, Bank Holidays or
Public Holidays.
Reason for condition:
In the interests of the amenities of the locality in accordance with policy DC1 of the Adopted
Core Strategy and Development Control Policies Development Control Document 2009.

5 Set back gates and splays
Prior to the first occupation of the development hereby permitted any access gate(s), bollard,
chain or other means of obstruction shall be hung to open inwards, set back, and thereafter
retained a minimum distance of 5 metres from the near channel edge of the adjacent
carriageway. Any sidewalls / fences / hedges adjacent to the access shall be splayed at an
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angle of 45 degrees from each of the (outside) gateposts to the front boundary of the site.
Reason for condition:
To enable vehicles to safely draw off the highway before the gate(s) or obstruction is
opened.

6 Any highway conditions
Prior to the first occupation of the development hereby permitted the vehicular access shall
be provided and thereafter retained at the position shown on the approved plan drawing
03_01 in accordance with the highway specification Dwg. No. TRAD 5 attached.
Arrangements shall be made for surface water drainage to be intercepted and disposed of
separately so that it does not discharge from or onto the highway carriageway.
Reason for condition:
To ensure satisfactory access into the site and avoid carriage of extraneous material or
surface water from or onto the highway.

7 Provide access and parking
Prior to the first occupation of the development hereby permitted the proposed access
parking and turning area shall be laid out, demarcated, levelled, surfaced and drained in
accordance with the approved plan and retained thereafter available for that specific use.
Reason for condition:
To ensure the permanent availability of the parking / manoeuvring area, in the
interests of highway safety

8 Visibility splays
Prior to the first occupation of the development hereby permitted a visibility splay measuring
2.4. x 25 metres shall be provided to each side of the access where it meets the highway
and such splays shall thereafter be maintained at all times free fro any obstruction
exceeding 0.6 metres above the level of the adjacent highway carriageway.
Reason for condition:
In the interests of highway safety.

9 provision of bat boxes
Prior to the commencement of use of the building and use hereby approved, three bat boxes
shall be erected in suitable locations within trees on site (e.g. 2F Schwegler Bat Boxes).
Details and evidence of these bat boxes shall be submitted to and agreed in writing by the
Local Planning Authority.
Reason for condition:
In the interest of biodiversity and in accordance with Policy CP10 of the Adopted Core
Strategy and Development Control Policies Document 2009.

10 conformity with Ecology appraisal
The development hereby permitted must be constructed following the best practice
measures outlined in section 5.1.4 and mitigation measures outlined in section 5.4.3 of the
Preliminary Ecological Appraisal report (Huckle Ecology Ltd; February 2018).
Reason for condition: To ensure habitats to be retained are not adversely impacted during
construction works.

11 No removal of hedgerows between 1st  March
and 31 August
No removal, in full or in part, of hedgerows, trees or shrubs shall take place between 1st
March and 31st August inclusive, unless a competent ecologist has undertaken a careful,
detailed check of vegetation for active birds' nests immediately before the vegetation is
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cleared and provided written confirmation that no birds will be harmed and/or that there are
appropriate measures in place to protect nesting bird interest on site. Any such written
confirmation should be submitted to the local planning authority.
Reason for condition:
To ensure the development is not detrimental to Protected Species and in order to protect
the wildlife value of the site in accordance with Policy CP10 of the Adopted Core Strategy
and Development Control Polices Development Plan Document 2009 and the National
Planning Policy Framework.

Click here to view Draft Decision Notice
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