
 

 

 

 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2017/1242/O CASE OFFICER Natalie Levett

LOCATION: WHINBURGH&WESTFIELD APPNTYPE: Outline
Willow Cottage POLICY: Out Settlemnt Bndry
Dereham Road  Westfield ALLOCATION: N

CONS AREA: N

APPLICANT: Mr  Barnes
Willow Cottage, Dereham Road
Westfield

LB GRADE: N

AGENT: Mr  Barnes
155 Angel Road Norwich

TPO: N

PROPOSAL: Construction of two dwellings, garages and access improvements on land adjacent to Willow
Cottage, Westfield

REASON FOR COMMITTEE CONSIDERATION

This application is referred to Planning Committee because the proposal is recommended for approval
contrary to policy.

KEY ISSUES

- Principle of Development
- Impact upon the Character and Appearance of Area
- Impact on Amenity
- Impact upon Highway Safety
- Impact upon Trees

DESCRIPTION OF DEVELOPMENT

The application seeks outline planning permission, with all maters reserved, for the construction of two
dwellings, garages and access improvements on land adjacent to Willow Cottage, Westfield. Matters
comprising scale, layout, external appearance, landscaping and access will be the subject of future detailed
reserved matters applications.

An indicative site layout plan and access plan have been submitted with the application which indicates the
following:

- Site area of 0.29 hectares
- Access taken off Dereham Road
- One shared access point
- Two detached dwellings, with detached garages.
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SITE AND LOCATION

The application site is located outside of any defined Settlement Boundary. The application site comprises
0.29Ha located along the north western side of Dereham Road, between Meadowside House and Cregan
House, it is opposite Oldhall Farm in the rural settlement of Westfield. Westfield is located approximately 1km
of Dereham Town.

Willow Cottage sits prominently along Dereham Road, next to Meadowside House, leaving an area of land
south of the dwelling and area to the rear and west. There are two accesses into the site from Dereham
Road. The first is North between Willow Cottages and Meadowside House and the second is South of the
site next to Cregan House.

There are a number of mixed hedgerows located along the boundaries providing screening to the application
site.

EIA REQUIRED

Not required.

RELEVANT SITE HISTORY

No 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.10 Natural Environment
CP.11 Protection and Enhancement of the Landscape
CP.14 Sustainable Rural Communities
DC.01 Protection of Amenity
DC.12 Trees and Landscape
DC.16 Design
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance

OBLIGATIONS/CIL

Not applicable.

CONSULTATIONS
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WHINBURGH & WESTFIELD P C
Objects for the following reasons;
- claims to support the sustainability of the site are not entirely accurate.
- overdevelopment
- back-building format is completely out of character
- similar objection to Chapel Farm, Whinburgh.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
No objection subject to a Preliminary Ecological Appraisal being submitted as part of the reserved matters
application.
NORFOLK COUNTY COUNCIL HIGHWAYS
No objection, subject to conditions relating to access, private driveway retained at a minimum width of 4.5m
and parking and turning areas to be laid out.
TREE AND COUNTRYSIDE CONSULTANT
No objection but will require a tree protection plan required based on final layout as part of the Reserved
Matters application.
ENVIRONMENTAL HEALTH OFFICERS
Supports, subject to conditions relating to surface and foul water drainage.
COUNCILLOR PABLO DIMOGLOU
I am District Councillor for The Mattishall Ward which includes Westfield. I have objectively assessed the
proposals, giving due consideration to the views of The Parish Council and individuals who have spoken
against the proposals. However, as pointed out by Mr Mitchell, Breckland is short of housing stock and these
proposals will in my view bring forward two additional units which have evidently been designed to fit and
enhance the local vernacular style - and to a very high standard. Whilst the Parish Council is right to take into
account local issues, as District Councillor I must consider the wider implications. A major part of my
deliberations is the consistent shortfall measured against the five year housing land supply. The NPPF
therefore requests that we approve planning applications where we may not usually. In my opinion this
proposal is such a case. Similar applications have been passed recently by Breckland Council, most recently
3PL/2017/1495/F - for two houses, along the same road and significantly further away from local services.
This was decided by Planning Committee with a recommendation from the planning officer for approval.
Further 3PL/2015/1264/F for the erection of four houses nearby was also approved at Planning Committee. I
therefore fully support this application.

REPRESENTATIONS

A Site Notice was initially displayed on 9th November 2017, advertised in the EDP and eight neighbours
were directly notified. Following amendments, the application was re-dvertised in the EDP, a Site Notice
displayed on 19th March 2018 and the neighbours previously notified were reconsulted together with those
who had already made a representation.

A total of three representations were made. One representation was in support and two representations of
objection were received.
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The letter in support raised the following main points:

- Design will enhance the street scene;
- Previous precedents for development already set and approved;
- Increase housing supply with minimal impact;
- Any overlooking issues can be addressed;
- Existing trees and hedges provide screening.

The two letters of objection made the following main points:

- Impact on value property;
- Increase in noise;
- Light pollution;
- Impact on privacy/overlooking;
- Out of character with village;
- Increase population by 100% to this area due to this and other approved developments;
- Road is getting very busy as it is being used as a short cut;
- New houses will be discharging their waste water into the ditch which connects to the river;
- Impact on flooding;
- Creagan House not clearly shown on the plan - conservatory on the proposed driveway side which is 4 feet
away from the hedge.

ASSESSMENT NOTES

1.0 Principle of the Development

1.1 The application site falls outside any defined settlement boundary, therefore, the proposal is contrary to,
in principle, 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. In relation to
settlement boundaries, the objectives of Policy CP14 include focusing development in sustainable locations
with access to key services and protecting the form and character of settlements. These objectives are
consistent with the NPPF's key aims and so in this respect Policy CP14 can be afforded significant weight in
accordance with paragraph 215.

1.2 It is accepted that the Council cannot demonstrate a 5 year supply of housing land. As such, 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. Where relevant policies are out of date, NPPF
paragraph 14 advises that the presumption in favour of sustainable development, which means granting
permission unless specific policies in the NPPF indicate that development should be restricted or any
adverse impacts of doing so would significantly and demonstrably outweigh the benefits, when assessed
against the policies in the NPPF taken as a whole. This so called "tilted balance" however does not diminish
the weight to be afforded to Policy CP14 in assessing whether the adverse impacts demonstrably outweigh
the benefits and this consideration is a matter of planning judgement for the decision maker. On this basis,
key considerations which affect the principle of development are considered in Sections 2.0 and 3.0 below.

2.0 Sustainability

2.1 The provision of housing to meet local needs is identified as a key component of sustainable
development of rural communities and in order to promote sustainable development in rural areas, the NPPF
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indicates that housing should be located where it will enhance or maintain the vitality of local communities
and that isolated houses in the countryside should be avoided.  Additionally, the Government's Planning
Practice Guidance, (NPPG), notes that all settlements can play a role in delivering sustainable development
and that blanket policies restricting housing in some rural settlements and preventing other settlements from
expanding should be avoided unless their use can be supported by robust evidence.

2.3 The social role of sustainable development seeks to ensure, amongst other matters, the creation of a
high quality built environment with accessible local services.  Toftwood forms part of the wider town of
Dereham.  Dereham is the administration centre and service centre for the north of the District and is a focus
for retail and employment.  It has a good range of retail and services including convenience and comparison
shopping, services, entertainments and community facilities.  The application site is located approximately
600 metres to the south of the settlement boundary.  It is noted that the many services and facilities are
located in excess of this and not considered walkable in terms of distance and there are no footways or street
lighting within the area.  The distance travelled by car to access these would however be short.

2.4 Westfield is classified as a rural settlement through Policy SS1 of the adopted Core Strategy and
Development Control Policies Development Plan Document.  These settlements contain limited services and
facilities and are not considered to be suitable for growth as they rely on higher order settlements for the
majority of local services and facilities.

2.5 Westfield is part of the Parish of Whinburgh and Westfield, which only has a public house. Toftwood and
Dereham, accommodate a much wider range of activities and services, including higher order shopping,
employment, leisure facilities and bus services. This should be afforded some weight in support of the
application.

2.6 There is no bus service in the village. The nearest bus stop is in School Lane, approximately
0.5mile/0.8km away, which provides a service to Dereham.

2.7 Dereham town centre is 2.2 miles/3.5km to the north of the site. Dereham is a market town with a good
range of services and facilities.

2.8 Given the above, the proposal is not sustainably located near to services and facilities and residents
would be reliant on the use of private car. However, there is a wide range of services and facilities in
Dereham which is relatively close to the village and would only require a short car journey.

2.9 The site is located within the countryside on a plot of land currently used as residential curtilage.

2.10 With appropriate design and screening, two dwellings could be accommodated without adverse impact
on the character and appearance of the area having regard to Policies CP11 and DC16.

2.11 With due consideration to paragraph 14 of the NPPF, the harm caused by the lack of services
immediately in the village is not considered to significantly and demonstrably outweigh the benefits as
detailed above, particularly due to the small scale nature of development and proximity to a market town and
therefore, the principle of development is found acceptable.

2.12 Paragraph 47 of the NPPF requires new sites for housing development to be deliverable.  With regard 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.  It is appropriate that the time limits
are reduced and this would be in accordance with other applications in Breckland approved under the five
year supply.  It is considered appropriate to impose a two year period for the submission of the Reserved
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Matters in order to reaffirm the deliverability of the scheme.

3.0 Character and Appearance

3.1 The conservation of the natural environment is central to the NPPF, including protecting valued
landscapes and minimising effects on biodiversity. The NPPF highlights, at 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".

3.2 The site is contained visually by mature vegetation, and the proposal seeks to retain the majority of this
natural boundary treatment as it is proposed to set the development away from the vegetation, which will also
provide habitat for existing fauna.

3.3 The indicative layout proposed concentrates the massing towards the existing built form. It is considered
that the application site is related to the existing built form of Westfield, with established (and newer) housing
and development located to the north, east and south of the application site and therefore the proposal would
not create an isolated development in the countryside.

3.4 The proposal seeks to continue the line of development that exists either side of the site. Along Dereham
Road from the site are a varity of property sizes and styles. The immediate neighbouring properties are late
c.19 buff brick and concrete pantile builds, Meadowside House being two-storey and Creagan House, a large
single storey bungalow. The linear development to the north and south only shares similarity in the pattern of
development, as each property is of different style and size.

3.5 Whilst an objector has raised concerns that the development would be out of character with the area, the
application is made in outline with the design to follow at a later stage. However, indicative plans have been
submitted and the design character for the two proposed dwellings appears to be sympathetic to the local
vernacular for their architectural style and form. Plot 1 is illustrated as a modern mirror dwelling of Willow
Cottage, sharing similar depth in floor plan, eaves height and finish materials of rendered external walls,
timber windows and glazed black pantiles. Plot 2 is illustrated to have berry light/brown multi stock brick
walls, timber windows and 'rustic' red pantiles (both plots) with black down rain-water goods.

3.6 Whilst the development will encroach into the countryside, because of the positioning of the proposed
dwellings in relation to the existing built form, and recent approvals for a development in within the vicinity, it
is considered, on balance, that the appearance of the site and the small encroachment could be acceptable
and would be determined at the Reserved Matters stage.

4.0 Impact on Amenity

4.1 Policy DC1 seeks to protect residential amenity.

4.2 The proposal is in outline, which means the detail is not for consideration at this stage thus the issues of
noise, light pollution and loss of privacy/overlooking would be considered at the Reserved Matters stage,
although it is considered that a scheme could be designed to address these issues.

4.3 It is, therefore, considered that the proposal has the ability to comply with Policy DC1.

5.0 Access and Highway Impact
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5.1 The scheme seeks to use the existing access from Dereham Road to the proposed two dwellings.
Parking spaces of 2.5 x 5.0m are illustrated with minimum internal garage dimensions of 7.0m x 3.0m,
providing a 2.5m x 6.0m parking space in front of garages.

5.2 The site is located in a village with minimal facilities and consequently any occupants of these dwellings
will be reliant on travelling by car to access services and amenities on a daily basis.

5.3 The Highway Authority is satisfied that an acceptable access can be formed onto Dereham Road, subject
to conditions regarding details of parking and turning arrangements at the Reserved Matters stage.
Accordingly, the proposal is considered acceptable in highway safety terms.

6.0 Impact on trees

6.1 The Tree Consultant has no objection to this application subject to a tree protection plan being secured
by way of a condition once layout has been determined at reserved matters stage. As noted above, it is
intended to retain the existing vegetation to the roadside with the exception of the removal of a section for
vision splays to serve the proposed dwellings. It is important that the majority of this boundary treatment is
maintained to ensure the rural landscape and visual amenities of the area are protected. This matter will be
considered in detail at reserved matters stage. However, the proposal has the ability to comply with Policy
DC12.

7.0 Other matters

7.1 The Ecological and Biodiversity Consultant has no objection to the proposed development subject to the
imposition of a condition relating to the submission of a Preliminary Ecological Appraisal to support any
reserved matters application. Given this can be conditioned to ensure compliance with technical consultees,
it is considered that the proposed development gives regard to policy CP10 of the Core Strategy and
Development Control Policies Document (Adopted 2009) which seeks to protect and enhance biodiversity in
new developments.

8.0 Conclusion

8.1 The application does not accord with the adopted development plan because the site falls outside of any
settlement boundary. However, the Council does not currently have a 5-year land supply as required by the
NPPF and this development would provide a small contribution towards Breckland's Housing supply. On this
basis, the other key principle considerations for this proposal must be assessed and are whether the site is a
sustainable location for housing and the visual impact on the countryside.

8.2 The site is currently residential garden land and surrounded by dwellings either side within Westfield. The
applicant has submitted indicative plans, which illustrate that two dwellings could satisfactorily be sited on the
land, but it would be for the Reserved Matters stage to assess the detail and acceptability of the design and
impact upon amenity amongst other matters. On this basis, the development of the site would not negatively
impact the character and appearance of the countryside and therefore complies with Policy CP 11.

8.3 The site is not in a sustainable location with good access to services and facilities. More specifically, the
village is not known to have any services or facilities. However, the market town of Dereham is approximately
2.2miles/3.5km to the north of the site. The site's location is a minor negative aspect of the proposal, and
does not accord with policies SS01 and CP 14.

8.4 When considering the planning balance, the small negative harm created by the site's location away from
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immediate local services and facilities, but close to a market town for two dwellings, is considered to be
outweighed by the positive contribution towards housing in the District, especially given that other small-scale
developments in the vicinity have been granted permission.

8.5 In accordance with paragraph 14 of the NPPF, no harm has been identified which would significantly and
demonstrably outweigh the benefits of the provision of two dwellings, and therefore, the development is
recommended for conditional outline approval.

RECOMMENDATION Outline Planning Permission

CONDITIONS

1 Early delivery of Housing Time limit
Application for Approval of Reserved Matters must be made not later than the expiration of
TWO YEARS beginning with the date of this permission, and the development must be
begun within ONE YEAR of the FINAL APPROVAL OF THE RESERVED MATTERS or, in
the case of approval at different dates, the FINAL APPROVAL OF THE LAST SUCH
MATTER to be approved.
Reason for condition:-
As required by section 92 of the Town & Country Planning Act 1990 and in order to ensure
the early delivery of housing.

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 Two storey dwelling only
This permission hereby authorises the erection of two dwellings.
Reason for condition:-
To ensure a form of development compatible in scale and massing with the adjacent
buildings, in the interests of the visual amenities of the area and for the protection of
residential amenity on neighbouring dwellings.

4 Standard Outline Condition
No development whatsoever shall take place until the plans and descriptions giving details
of the reserved matters referred to above shall have been submitted to and approved in
writing by the Local Planning Authority and these plans and descriptions shall provide details
of the appearance, layout, scale, access and landscaping of the development.
Reason for condition:-
The details are not included in the current submission.
INFORMATIVE:
The Reserved Matters submission shall include details of how the privacy between each and
neighbouring dwellings would be achieved, in particular between Plot 2 and Willow Cottage.

5 Standard outline landscaping condition
No development whatsoever shall take place until the plans and descriptions giving details
of the reserved matters referred to above shall have been submitted to and approved by the
Local Planning Authority and these plans and descriptions shall provide for a landscaping
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and tree planting scheme, which shall take account of any existing trees or hedges on the
site. The landscaping and tree planting shall be carried out in accordance with the scheme
as approved during the planting season of the November/March immediately following the
commencement of the development, or within such longer period as may be agreed in
writing, with the Local Planning Authority, and in accordance with the Council's leaflet "Tree
pack" (Landscaping advice for applicants).
Any trees or plants which within a period of 5 (five) years from the completion of the
landscaping scheme die, are removed or become seriously damaged or diseased shall be
replaced during the next planting season with others of the same size and species unless
the Local Planning Authority gives written consent to any variation.
Reason for condition:-
The details are not included in the current submission.
This condition will require to be discharged

6 Tree Protection Plan
As part of the Reserved Matters application, a tree protection plan based on final layout shall
be submitted. The development shall be undertaken in accordance with the approved plan.
Reason for condition:-
The details are not included in the current submission.

7 Surface Water Drainage
As part of the Reserved Matters application, a scheme for the provision, implementation,
ownership and maintenance of the surface water drainage shall be submitted. The
works/scheme shall be constructed and completed in accordance with the approved
plans/specification at such time(s) as may be specified in the approved scheme.
Reason for condition:-
To ensure a satisfactory method of surface water drainage.

8 Foul Water Drainage
As part of the Reserved Matters application, a scheme for the provision, implementation,
ownership and maintenance of the foul water drainage shall be submittedy. The
works/scheme shall be constructed and completed in accordance with the approved
plans/specification at such time(s) as may be specified in the approved scheme.
Reason for condition:-
To ensure a satisfactory method of foul water drainage.

9 Submission of a PEA
As part of the Reserved Matters application, a Preliminary Ecological Appraisal shall be
submitted.
Reason:
In the interest of biodiversity in new developments in accordance with Policy CP10 of the
adopted Breckland Core Strategy and Development Control Policies Development Plan
Document (2009) and the NPPF.

10 Full details of external lighting
No external lighting shall be erected unless full details have first been submitted to and
agreed in writing with the Local Planning Authority.  The details shall include a lighting plan
indicating luminance levels both on the site and beyond, and a schedule of equipment
including mounting heights.  Such lighting shall be kept to the minimum necessary for the
purposes of security and site safety and shall prevent upward and outward light radiation.
The lighting shall be installed, retained and operated in accordance with the approved
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details.
Reason for condition:-
In the interests of the amenities of the area and local residents and to minimise light pollution
in accordance with policy DC1 of the Adopted Core Strategy and Development Control
Policies Development Plan Document 2009.
This condition will require to be discharged

11 New access - construction over verge
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 SK003 Rev
S02 in accordance with the highway specification Drawing Number 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.

12 Provision of parking and servicing - when shown
on plan
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.

13 Private access road - width
Notwithstanding the submitted details, the proposed private drive shall be retained in
perpetuity at a minimum width of 4.5 metres for its complete length and shall be constructed
perpendicular to the highway carriageway for a minimum length of 10 metres as measured
from the near edge of the highway carriageway.
Reason for condition:
In the interest of highway safety and traffic movement.
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