
 

 

 

 

 

 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2017/1527/F CASE OFFICER Lisa ODonovan

LOCATION: BESTHORPE APPNTYPE: Full
Land at Oakfield Lane Norwich Road POLICY: Out Settlemnt Bndry
Besthorpe ALLOCATION: N

CONS AREA: N

APPLICANT: Mr & Mrs Stebbings
Northview Cottage Norwich Road

LB GRADE: N

AGENT: Stephen A C Bush
The Corner Lodge 2 Church Lane

TPO: N

PROPOSAL: Erection of 3 detached houses with garages

REASON FOR COMMITTEE CONSIDERATION

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

KEY ISSUES

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

DESCRIPTION OF DEVELOPMENT

The application seeks Full permission for the erection of 3 detached dwellings, each with a detached double
garage forward of the dwelling.   Each dwelling will be two storeys, have four bedrooms with a two-storey
rear projecting element and a centrally located porch to the front elevations.

SITE AND LOCATION

The site is accessed from a long access track leading from Oakfield Lane, the access track to main section of
the site to the south measure approximately 55m.  The site itself is boundaed by mature vegetation and trees
and is host to a number of outbuildings and structures, the land is rough grassland.  To the rear of the site is
the extended parking area of MW Surfacing with the A11 beyond with residential uses sited to the north

EIA REQUIRED

No
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RELEVANT SITE HISTORY

Adj site - 3PL/2015/1188/F - Erection of two dwellings - 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.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.19 Parking Provision
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance
SS1 Spatial Strategy

OBLIGATIONS/CIL

Not Applicable

CONSULTATIONS

BESTHORPE P C
No objections
NORFOLK COUNTY COUNCIL HIGHWAYS
No objection subject to condition.
CONTAMINATED LAND OFFICER
No objection subject to condition.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
No objection subject to condition.
TREE AND COUNTRYSIDE CONSULTANT
No objection subject to condition.
ENVIRONMENTAL HEALTH OFFICERS
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No objection subject to condition.

REPRESENTATIONS

Site notice erected: 09-01-2018
Consultations issued: 03-01-2018

No representations received.

ASSESSMENT NOTES

1.0  Principle of Residential Development

1.1  The application site is located outside of the Besthorpe Settlement Boundary as designated by the
adopted Core Strategy and Development Control Policies Development Plan Document (2009).  For this
reason the proposal conflicts in principle with Policies DC02 and CP14 of the Core Strategy and
Development Control Policies Development Plan Document which seeks 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 , 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.

1.2  The Government defines sustainable development as having three broad roles;
-  economic, in terms of building a strong economy and in particular by ensuring
   that sufficient land of the right type is available in the right places
-  social, by supporting, strong vibrant and healthy communities by providing
   the supply of housing required to meet future need in a high quality
   environment with accessible local services and
-  environmental, through the protection and enhancement of the natural, built
   and historic environment.

1.3  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.  In
terms of the economic and social criteria, the proposal would provide two new dwellings and would therefore
make a positive, albeit small contribution to the housing supply shortfall.  The proposal would provide 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 surrounding area that
would be generated by the provision of three family sized dwellings.

1.4  The proposal seeks to provide a further 3 dwellings on the application site.  In determining this
application the Council noted that although outside the defined settlement limit, the proposed development
would not result in an isolated development in the countryside, would be within close proximity to a wide
variety and number of facilities in Attleborough, and would help maintain the viability of the rural community.

1.5  Besthorpe is defined as a rural settlement through Policy SS1 of the adopted Core Strategy and
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Development Control Policies DPD.  It is clear that the limited level of service provision in the settlement of
Besthorpe are such that future residents would be largely dependant on higher order settlements for almost
all shopping, employment, education and leisure purposes.  Consequently, the proposal would conflict to a
degree with certain objectives in the NPPF to minimise the need to travel.

1.6  However, it is noted that there is a regular bus service providing a service every 30 minutes Monday to
Saturdays, with reduced levels of service on Sunday linking Besthorpe with Attleborough just to the
southwest and to the regional centre of Norwich further to the east with a number of other settlements in
between.  The bus service runs along Norwich Road, to the north-east of the site, where there are bus stops
served by a footpath.  It is also noted that the NPPF recognises that opportunities to maximise sustainable
transport solutions will vary from urban to rural areas.

1.7  Furthermore, it is noted that given the surrounding buildings to the north, south and west, the extant
permission, the proposal would not result in an isolated form of development.  In addition, it is noted that
given the close proximity of the village to Attleborough, which is identified for significant growth and where a
wide range of services are available.

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

1.9  With regard to availability and deliverability, the application is made in full and should  permission be
granted it is recommended that a condition be included requiring development to commence within two years
to ensure that the development is brought forward to ensure the proposal would seek address the shortfall of
housing.

1.10  Taking these matters into account, it is concluded that the proposal would be broadly consistent with
the NPPF principle that housing should be located where it will help to maintain or enhance the vitality of
existing communities and that on balance the adverse effects of the additional dwelling would not outweigh
its benefits.  With respect to environmental aspect of sustainable development further discussion of the
environmental implications and the effects of the proposed additional dwelling on the character and
appearance of the area are considered in detail below.

2.0  Impact on character and appearance of area

2.1  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.

2.2  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.

2.3  The land is situated behind existing properties fronting Norwich Road.  As a result, there will be minimal
to no views of the properties from any public vantage points.  In addition, the application proposes three, two-
storey dwellings of a typical pitched roof design and form, which is typical of the area, materials will be
conditioned to ensure that these are also appropriate.  The dwellings are positioned within generous plots,
therefore creating an open, spacious character.   In light of these factors, the proposal is considered
acceptable and has due regard to Policy DC16.
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3.0  Amenity impact

3.1  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.

3.2  The application seeks permission for three, four bed dwellings on generous plots.  The orientation of the
dwellings, separation distances between them and the existing dwellings as well as the internal layout and
window positioning will ensure that the amenity currently enjoyed by existing neighbours, particularly in terms
of overlooking, overshadowing, loss of light or increased noise and disturbance.  The site also provides a
generous amount of private rear amenity space for any future occupiers.  The application is considered to
have due regard to Policy DC1.

4.0  Highway safety

4.1  Policy CP4 of the Core strategy seeks to ensure that all access and safety concerns are resolved in new
developments. Paragraph 32 of the NPPF states that development should only be prevented or refused on
transport grounds where the residual cumulative impacts of development are severe.  Policy DC19 requires
sufficient Parking for all new development. The Highway Authority considers that they understand the land to
the north was previously used as a certified caravan site and a similar use could be established.  On the
basis that the proposal would provide the final opportunity for development in this location, it is considered
that it would difficult for them to substantiate an objection based on the limited form of development subject to
condition.  The proposal also provides sufficient parking and turning provision.  On this basis the application
is considered to accord with the above.

5.0  Impact on trees

5.1  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. None of the
trees are covered by a TPO however the application was accompanied by an Arboricultural Impact
Assessment, Tree Protection Plan and Method Statement.  The Tree and Countryside Officer was satisfied
that sufficient regard had been give to Policy DC12 and recommended no objection subject to conditions.

6.0  Impact on the natural environment

6.1  Policy CP10 seeks the enhancement of biodiversity and geodiversity in the district.  Proposals need to
ensure that the ecological network and protected species are not harmed or detrimentally impacted and
mitigation measures are put in place where appropriate.

6.2  The application was supported by an Ecological Report which was sent to the Ecology Team for
comment.  They advised that the report highlights trees around the site boundary are due to be retained, and
those within the site which are to be removed are small, young and devoid of potential roosting features. The
site is considered unlikely to be a key feature for foraging bats. Mitigation is advised to ensure the
surrounding habitats remain suitable for foraging/ commuting bats.

6.3  The proposed development site is suboptimal for reptiles, although it is conceivable that low numbers of
reptiles could venture onto the site, if they are present nearby.

6.4  They support the recommended standard best practice measures advised during site clearance and
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construction to address the low risks of reptiles being present on the site.

6.5  There is suitable habitat available on the site for nesting birds. As such, any vegetation clearance
therefore needs to be subject to a timing constraint to avoid the bird nesting season.

6.6  There is a large clapboard shed in the north of the site to be retained. However, the report highlights that
if the plans are altered and this shed is proposed for removal, a further appraisal and possibly inspection for
roosting bats will be required.

6.7  Due to the distances involved it is considered unlikely there will be impacts on designated sites.

6.8  They also recommended that some enhancement for ecology is conditioned, in line with the NPPF (Para
118). It was suggested that the applicant is required to provide enhancement measures as outlined in section
9 of the Ecological report (Wild Frontier Ecology; May 2018).

6.9  In light of the above and subject to conditions, the proposal is considered to have due regard to Policy
CP10.

7.0  Conclusion

7.1  When applying the planning balance, 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, would not adversely impact the character and appearance
of the surrounding area or present any other, significant impact.  The application is therefore recommended
for approval.

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 wall and roof materials to be agreed
No development beyond slab level shall take place until precise details, (including samples
where required), of the materials used in the construction of the external walls and roof(s) of
the development hereby permitted have been submitted to and approved in writing by the
Local Planning Authority.  This condition shall apply notwithstanding any indication as to
these matters that have been given in the current application.  The materials to be used in

BRECKLAND COUNCIL - PLANNING COMMITTEE - 2nd July 2018

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



the development shall be in accordance with the approved details.
Reason for condition:-
To enable the Local Planning Authority to control the colour, tone, texture and appearance of
the materials used to ensure the satisfactory appearance of the development, as required by
Policy DC 1 and DC 16 of the Adopted Core Strategy and Development Control Policies
Development Plan Document 2009.
This condition will require to be discharged

4 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.

5 Contaminated Land - Unexpected
Contamination
In the event that contamination is found at any time when carrying out the approved
development that was not previously identified it must be reported in writing immediately to
the Local Planning Authority. An investigation and risk assessment must be undertaken in
accordance with details to be agreed in writing with the Local Planning Authority.  Where
remediation is necessary, a remediation scheme must be submitted to and approved in
writing by the Local Planning Authority.  Following completion of measures identified in the
approved remediation scheme a verification report shall be submitted to and approved in
writing by the Local Planning Authority.
Reason for condition:-
To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters, property and
ecological systems, and to ensure that the development can be carried out safely without
unacceptable risks to workers, neighbours and other offsite receptors.
This condition is imposed in accordance with CP9 of the Breckland Adopted Core Strategy.
This condition will require to be discharged

6 Precise details of foul water disposal
Prior to the commencement of any development, a scheme for the provision,
implementation, ownership and maintenance of the foul water drainage shall be submitted
and agreed in writing with the Local Authority to comply with the requirements of the Building
Regulations. 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:-
The details are required to be submitted prior to the commencement of development to
minimise the possibilities of flooding from the outset of the development.
This condition is imposed in accordance with Policies DC 1 and DC 13 of the Adopted Core
Strategy and Development Control Policies Development Plan Document 2009
This condition will require to be discharged

7 Tree 1
Operations on site shall take place in complete accordance with the approved Arboricultural
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Impact Assessment (AIA), Tree Protection Plan (TPP) and Arboricultural Method Statement
(AMS) supplied by Arbor Research Assoc dated February 2018. No other operations shall
commence on site in connection with the development until the tree protection works and
any pre-emptive tree works required by the approved AIA or AMS have been carried out and
all tree protection barriers are in place as indicated on the TPP. The protective fencing shall
be retained in a good and effective condition for the duration of the construction of the
development and shall not be moved or
removed, temporarily or otherwise, until all site works have been completed and all
equipment, machinery and surplus materials removed from site, unless the prior written
approval of the Local
Planning Authority has been sought and obtained.
Reason for condition:-
In order to safeguard the protection of trees from the outset of the development, in
accordance with Policy DC 12 of the Adopted Core Strategy and Development Control
Policies Development Plan Document 2009.

8 Tree 2
No development shall take place in pursuance of this permission until details of an auditable
system of arboricultural site supervision and inspection have been submitted to and
approved in writing with the Local Planning Authority. The details shall provide for site
supervision and inspection for the duration of the demolition and construction works and
must include supervision during the installation of services within root protection areas. The
demolition and construction works shall be supervised in full accordance with the agreed
details.
Reason for condition:-
In order to safeguard the protection of trees from the outset of the development, in
accordance with Policy DC 12 of the Adopted Core Strategy and Development Control
Policies Development Plan Document 2009.

9 Tree 3
Details of the product to be used including the sub base, infill material and surface material
of the no-dig construction of parking/turning/footpath areas shall be provided to the Local
Planning Authority.  Specifications must be based on existing ground conditions and soil
information (CBR) details of which should be provided. Loading information should be
included specifying assumed maximum gross vehicle weight and assumed maximum axle
load. No development shall take place in pursuance of this permission until details of the no
dig construction as well as of an auditable system of arboricultural site supervision and
inspection for the duration of the no dig construction have been submitted to and approved
in writing with the Local Planning Authority.
Reason for condition:-
The proposed layout is heavily reliant on the construction of no-dig construction of
parking/turning/footpath areas. In order to ensure that tree roots are adequately protected it
is essential that a stable structure is provided which will distribute loads, reduce pressure at
ground level whilst promoting the migration of water and nutrients.

10 Ecology mitigation measures
The mitigation measures detailed in Section 8 of the Ecological report (Wild Frontier
Ecology; May 2018, shall be carried out and adhered to throughout the construction process.
Reason for condition:-
Reason for condition:-
To ensure the development is not detrimental to Protected Species and in order to protect
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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.

11 Ecology - enhancement
Prior to the first occupation of the dwellings hereby approved, the enhancement measures
as outlined in Section 9 of the Ecological report (Wild Frontier Ecology; May 2018) shall be
incorporated into the site's design and details/evidence submitted to the Local Planning
Authority for approval.
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.

12 Ecology - Work to shed on site
If any works are to be carried out on the large clapboard shed, a further appraisal and
possibly inspection for roosting bats will be required by a suitably qualified ecologist and
written confirmation provided that no bats will be harmed and/ or that there are appropriate
measures in place to protect bat 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.

13 Boundary treatment/screening to be agreed
Prior to the occupation of the development hereby permitted a plan indicating the positions,
design, materials and type of boundary treatment/screening to be erected shall be submitted
to and approved in writing by the Local Planning Authority.  This shall include the access
track to the site. The boundary treatment/screening shall be completed before the building(s)
are first occupied.  Development shall be carried out in its entirety in accordance with the
approved details.
Reason for condition:-
In the interests of the satisfactory appearance of the development in accordance with policy
DC 16 of the Adopted Core Strategy and Development Control Policies Development Plan
Document 2009.
This condition will require to be discharged

15 Variation of approved plans
Any variation from the approved plans following commencement of the development,
irrespective of the degree of variation, will constitute unauthorised development and may be
liable to enforcement action.
You or your agent or any person responsible for implementing this permission should inform
the Development Control Section immediately of any proposed variation from the approved
plans and ask to be advised to the best method to resolve the matter.  Most proposals for
variation to the approved plans will require the submission of a new application.
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