
 

 

 

 

 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2017/0899/F CASE OFFICER Jon Berry

LOCATION: ROCKLANDS APPNTYPE: Full
Green Lane / Mill Lane POLICY: Out Settlemnt Bndry
Rockland All Saints ALLOCATION: N

CONS AREA: N

APPLICANT: Mr & Mrs  Cotes
C/O Agent

LB GRADE: N

AGENT: Parker Planning Services Ltd
Ketteringham Hall Church Road

TPO: N

PROPOSAL: Erection of 7 No single storey dwellings and garages/ carports

REASON FOR COMMITTEE CONSIDERATION

The application is reported to planning committee as the site is outside the settlement boundary and
therefore contrary to the adopted Development Plan.

KEY ISSUES

Principle of Development - Sustainable Location & Impact Upon the Countryside and Streetscene
Highways Safety
Trees and Ecology
Residential Amenity
Ecology
Other issues - Contamination, Flooding and Drainage.

DESCRIPTION OF DEVELOPMENT

The application seeks full planning permission for the erection of 7 single storey dwellings and garages with
associated off-road parking & turning, on land off Mill Lane & Green Lane, Rockland All Saints. The proposal
includes an attenuation pond/ wildlife area in the north-east corner of the site and a new vehicular access off
Mill Lane.

The bungalows are of traditional design with pitched pantile roofs with chimneys and brick and render walls.

SITE AND LOCATION

The site abuts the north-east edge of the Rockland All Saints Settlement Boundary and extends to 1.04ha.
The site is bounded by Mill Lane to the south-west and Green Lane to the north-west. The site in its existing
form is grassland / open pasture.

Existing residential development can be seen to both the north-west and south-west of the site. Development
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to the south of Mill Lane is mainly single storey properties, whereas development to the west of Green Lane
is predominantly 2 storey houses and 1 ½ storey chalets. To the north-east of the site is the village play area
and sports pavilion. The site immediately adjoins farmland to the south-east.

The site is screened by existing hedging and mature trees along three boundaries.

Rocklands (All Saints & St Peter) is a rural settlement and has a post office (with shop), primary school,
playing field, public house and church. Rocklands is a short distance from  Great Ellingham (1.9 miles) which
is a service centre village and Attleborough (4 miles) which is a market town.

EIA REQUIRED

No

RELEVANT SITE HISTORY

None.

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.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
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ROCKLANDS P C
Strongly object for the following reasons:
- Increased risk of flooding
- Rocklands in Policy SS1 considered not to represent 'a sustainable option for signification expansion'.
- Outside settlement boundary
- Cul-de-sac housing layout at odds with established linear character of area
- Proposed number of dwellings disproportionate to existing housing stock
- Need for affordable homes
- Northwest boundary along Green Lane not shown consistently between plans
- Increased pressure on services, infrastructure and facilities.
NORFOLK COUNTY COUNCIL HIGHWAYS
No objection to revised Drawing 612/01 Rev A, although this does not include the provision of a footway.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
Recommend condition that no development shall take place (including any ground works or site clearance)
until both reptile and botanical surveys have been submitted to and approved in writing by the LPA.
TREE AND COUNTRYSIDE CONSULTANT
No objection.
ENVIRONMENT AGENCY
No objection.
CONTAMINATED LAND OFFICER
No objection.
FLOOD & WATER MANAGEMENT TEAM
No objection following revised plans / documentation.

PUBLIC RIGHTS OF WAY OFFICER No Comments Received

REPRESENTATIONS

A site notice was displayed at the entrance of the site on 25-07-2017 for 21 days. In addition, 22 neighbours
were consulted directly by post on 20-07-2017.

5 letters of comment, 53 letters of objection and 2 letters of support have been received for this application,
raising the following points:

- The site is outside settlement boundary
- Number of dwellings proposed too high in proportion to size of plot, neighbouring properties and rest of
village
- The proposal is mini estate proposed and backland development
- Increased risk of accidents
- Area prone to flooding and land acts as catchment area for surface water
- Amendments to water flow do not solve the problem for area
- Cul-de-sac housing layout at odds with established linear character of area
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- Area not served by buses and bus shelter has been removed
- Strain on infrastructure, services and facilities in local area
- Impact on wildlife and loss of hedgerow
- Important to retain natural areas
- Mature trees to be lost
- Development proposed is for revenue generation
- Development will set precedent for future.

ASSESSMENT NOTES

1.0  Principle of Development

1.1 This application seeks Full planning permission for the erection of a seven, single storey dwellings and
garages / car ports on a corner plot of land which adjoins Green Lane and Mill Lane. The site is outside the
settlement boundary falling within the countryside. 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.

1.2 The Council does not currently have a published 5 year land housing supply as required by the National
Planning Policy Framework, which provides national planning guidance for local planning authorities and is a
strong material consideration in the determination of planning applications. 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
specifically for the supply of housing, should not be considered up-to-date. Furthermore, housing applications
should be considered in the context of the presumption in favour of sustainable development unless any
adverse impacts of doing so would demonstrably outweigh the benefits or specific policies in the Framework
indicate that development should be restricted. On the aforementioned basis, other principle planning issues
for the application are considered below.

Principle of Development - Sustainable Location

1.3  Rockland All Saints together with Rockland St Peter form an area known as the Rocklands. Rocklands
has a range of services and facilities including a post office (with shop), primary school, playing field, public
house and church. On this basis, the new residents will be able to access some of their daily needs by
walking and cycling, however, there will be some requirement for travel by private car to Great Ellingham
which is 1.9 miles distant or the market town Attleborough which is 4 miles distant, due to lack of local bus
service.

1.4  On the aforementioned basis, the proposal is not sustainably located near to a wide range of services
and facilities and residents would be reliant on the use of private car for some of their daily needs. However,
Great Ellingham and Attleborough have a wide range of services and facilities and would only require short
car trips.

Principle of Development - Impact Upon the Countryside

1.5 The site is located within the countryside in a plot of land currently designated as agricultural land, and
appears as low grade pasture. The site is a corner plot and if developed sensitively would not appear out of
character with the area and as seen from Green Lane or Mill Lane, given the mature vegetation to the
boundaries of the site.
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1.6 The immediate neighbours are single storey and one and half storey in height. Properties within the
locality vary, however it is considered that single storey dwellings are the dominant building type within the
immediate vicinity of the site. The proposal will visually appear in keeping with dwellings seen opposite on
Mill Lane and as such would not appear out of character.

1.7 The proposal provides for four individual house types across the site. The proposal has been designed to
ensuring the house types are in keeping with the area and its distinct rural character. Therefore the proposal
is not considered to introduce a type or pattern of development that does not already exist within this locality.
As such, the development is compliant with Policy DC 16.

1.7 Seven, single storey dwellings with garages / carports and associated parking and turning space could
be accommodated without adverse impact due to the nature of the site and in this respect would have regard
to Policy CP 11.

2.0  Highways Safety

2.1 Following the submission of revised plans there is no highways objection for the application, subject to
conditions relating to delivery of the necessary access, prevention of surface water discharge onto the
highway, off-site highway works and Construction Traffic Management Plan and Access Route.

2.2 The revised plans now includes the following:-
- The widening of the carriageway of Mill Lane to 4.5m from its junction with Green Lane to the site entrance
where this width is currently not achieved
- The widening of the site access for the first 10m to 4.8m
- The provision of a size 3 communal turning facility
- The provision of visibility splays measuring 43m x 24m x 43m at the site access onto Mill Lane.

2.3 The revised details do not, however, include the provision of a footway between the site and village
facilities as orginally sought by the Highways Officer. The applicants agent advises in a letter dated 23
November that this is unreasonable and contrary to Para 32 of the NPPF. The applicants agent also refers to
the Appeal for the planning application 3PL/2015/0384 in Rockland St Peter, which whilst being dismissed on
highway safety grounds in respect of the visibility from the access onto Chapel Street, did not include the lack
of a dedicated footway as a reason for highway safety concern and considered that potential residents would
have a choice of sustainable transport options to reach local services. Therefore, it is accepted, in this
instance, the provision of a footway from the site to the school does not meet the tests of the NPPF.

2.4 The proposal is therefore considered to comply with Policy CP 4 as well as having regard to paragraph
32 of the NPPF.

2.2 The proposal also has regard to Policy DC19 as each plot would have access to a private double garage
or car port and drive way.

3.0  Trees and Ecology

3.1 The site is boarded by trees and hedges along three boundaries of which the majority can be retained as
part of the development. A category 'C' Oak tree, category 'C' Ash tree and category 'U' Wild Plum tree will
need to be removed to facilitate the development and required visibility, however, due to their small size and
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lower end category ('C' - trees of low quality) their loss is not considered to have a harmful visual or
ecological impact. Given the presence of a water filled ditch which separates the trees from the site a tree
protection plan has not be required and therefore the information supplied by Ravencrofts is sufficient.
Accordingly it is considered the proposal would have appropriate regard to Policy DC12.

3.2 The site consists of low grade agricultural land with mature boundaries. Subject to conditions, the Natural
Environment Team have not objected to the application. The recommended conditions require a reptile and
botanical surveys to be undertaken prior commencement and the recommendations within 5.2-5.3 of the
submitted ecology report should be complied with relating to hedgerow planting, a wildlife area and swift
boxes. Thus the proposal is considered to have appropriate regard to Policy CP10.

4.0  Residential Amenity

4.1 The application seeks to erect 7 single storey dwellings with garages / car ports, with the new houses
proposed to facing onto Green Lane and Mill Hill. Given the positioning and orientation of the proposed
dwellings on the site, there is sufficient separation distance to prevent any overshadowing of neighbours
houses or gardens or to create a sense of enclosure. Neighbours privacy is also considered to be preserved
given windows will only be at ground floor level and again due to separation distances. Accordingly the
proposal is considered to comply with Policy DC01.

5.0  Other issues

5.1 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. The
Contaminated Land Officer was consulted on this application and raised no objections, subject to compliance
with the submitted details.

5.2 Strong objections have been raised by local residents and the Parish Council regarding local drainage
and flooding. The applicants agent provided additional information with regards to a Watercourse Route &
Network Survey, Modelling Calculations, Levels Strategy Plan and Surface Water Flooding. In addition to the
raised finished floor levels, the redirecting of surface water around the perimeter of the site and additional
attenuation provided within the new ditch will protect site users and property from overland surface water
flows, and ensure flood risk is not increased elsewhere.

5.3 As the revised / additional information satisfies the concerns raised in previous responses from the Flood
and Water Management Team, there is no objection to the proposal subject to conditions. The proposal thus
accords with Policy DC 13.

5.4 Disposal of foul water is recommended conditioned to ensure it is via mains drainage as agreed in writing
by the applicants agent.

6.0  Conclusion / Planning Balance

6.1 The application does not accord with the adopted development plan as the site falls out 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 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
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location for housing and the visual impact on the countryside.

6.2 The site will provide a cluster of dwellings on land adjacent to Green Lane and Mill Hill where residential
development is already present. Due to the street frontage of mature vegetation and neighbours opposite the
site, the development is considered not to cause harm to the character and appearance of the area. The
development is not considered to have a negative impact on the immediate local views and would be seen in
the context of existing residential development and a developed street frontage when travelling along Mill Hill
and Green Lane. 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.

6.3 The site is not in a sustainable location with good access to a wide variety of services and facilities.
However, the Service Centre of Great Ellingham is located at a short distance of 1.9 miles from the site. The
site's location is a minor negative aspect of the proposal, and does not accord with policies SS01 and CP 14.

6.4 When considering the planning balance, the small negative harm created by the site's location away from
a wide variety of local services and facilities, but with access to some services including primary school, post
office and public house, is considered to be outweighed by the positive contribution towards housing in the
District. Furthermore, it is not considered that the proposed nature of development results in material harm to
the street scene or character and appearance of the countryside.

6.5 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 7 single storey dwellings on the edge of the settlement
boundary, and therefore, grant of full planning permission subject to conditions, is 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 and samples to be approved
Prior to the commencement of any works above slab level details and samples of all external
materials to be used shall be submitted to and approved in writing by the Local Planning
Authority, and this condition shall apply notwithstanding any indication as to these matters
which have been given in the current application.  Only such agreed materials shall be used
in connection with this approval.
Reason for condition:-
To ensure the satisfactory appearance of the development, in accordance with Policy DC 1
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and DC 16 of the Adopted Core Strategy and Development Control Policies Development
Plan Document 2009.
This condition will require to be discharged

4 Softlandscaping - details and completion
Prior to commencement of the development hereby permitted a scheme of landscaping
which shall take account of any existing trees or hedges on the site, shall be submitted to
and approved in writing by the Local Planning Authority. The approved scheme shall be
carried out during the planting season 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. The details shall take account of 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:-
To ensure the satisfactory appearance of the development, in accordance with Policy DC 12
of the Adopted Core Strategy and Development Control Policies Development Plan
Document 2009
This condition will require to be discharged

5 Hardlandscaping - details and completion
Prior to the occupation of the development hereby permitted details of  the hard landscaping
shall be submitted to and approved in writing by the Local Planning Authority.  Such
approved works shall be completed in all respects before the occupation of the development
hereby permitted and thereafter retained.
Reason for condition:-
To ensure the satisfactory appearance of the development, in accordance with Policy DC01
and DC16 of the Adopted Core Strategy and Development Control Policies Development
Plan Document 2009.
This condition will require to be discharged

6 No P.D. rights for garages
Notwithstanding the provisions of Part 1, Classes A and E of Schedule 2 of the Town and
Country Planning (General Permitted Development) (England) Order 2015 (or any Order
revoking and re-enacting that Order) (with or without modification), express permission will
be required in respect of any garage, car port or similar structure for garaging a motor
vehicle, or for the alteration of an existing garage facility to any other form of
accommodation.
Reason for condition:-
To ensure that off-street car parking is retained and in a visually satisfactory manner.
This condition is imposed in accordance with Policy DC1 of the Breckland Adopted Core
Strategy.

7 Non-standard highways condition
Prior to the first occupation of the development hereby permitted the vehicular (and / or
pedestrian / cyclists) crossing over the ditch / watercourse shall be constructed in
accordance with a detailed scheme to be agreed in writing with the Local Planning Authority,
in consultation with the Highway Authority.
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Reason: To ensure construction of a satisfactory access and in the interests of highway
safety.

8 Non-standard highways condition
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
number 612/01 Rev A in accordance with the highway specification Dwg. No. TRAD 5
attached for the first 5 metres into the site as measured from the nearside carriageway edge.
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: To ensure satisfactory access into the site and avoid carriage of extraneous
material or surface water from or onto the highway.

9 Non-standard highways condition
Notwithstanding the submitted details unless otherwise agreed in writing by the Local
Planning Authority the proposed access road shall be maintained in perpetuity at a minimum
width of 4.5 metres for a minimum length of 10 metres as measured from the near edge of
the highway carriageway.
Reason: In the interest of highway safety and traffic movement.

10 Non-standard highways condition
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: To ensure the permanent availability of the parking / manoeuvring area, in the
interests of highway safety.

11 Non-standard highways condition
Notwithstanding the details indicated on the submitted drawings no works shall commence
on site above slab level until a detailed scheme for the off-site highway improvement works
as indicated on drawing number 612/01 Rev A have been submitted to and approved in
writing by the Local Planning Authority in consultation with the Highway Authority.
Reason: To ensure that the highway improvement works are designed to an appropriate
standard in the interest of highway safety and to protect the environment of the local
highway corridor.

12 Non-standard highways condition
Prior to the first occupation of the development hereby permitted the off-site highway
improvement works referred to in Part A of this condition shall be completed to the written
satisfaction of the Local Planning Authority in consultation with the Highway Authority.
Reason: To ensure that the highway network is adequate to cater for the development
proposed.

13 Non standard highway condition
Prior to the commencement of any works a Construction Traffic Management Plan and
Access Route (CTMP) which shall incorporate adequate provision for addressing any
abnormal wear and tear to the highway shall be submitted to and approved in writing with
the Local Planning Authority in consultation with Norfolk County Council Highway Authority
together with proposals to control and manage construction traffic using the 'Construction
Traffic Access Route' and to ensure no other local roads are used by construction traffic.
The CTMP shall also include that deliveries to the site will not be permitted between 08:00 -
09:15 and 15:00 - 16:00 to avoid conflict with school opening and closing times, on site
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parking and delivery arrangements for construction workers and construction materials and
wheel washing facilities.
Reason: In the interests of maintaining highway efficiency highway safety.
This condition will require to be discharged

14 Non standard highway condition
For the duration of the construction period all traffic associated with the construction of the
development will comply with the Construction Traffic Management Plan and use only the
'Construction Traffic Access Route' and no other local roads unless approved in writing with
the Local Planning Authority in consultation with the Highway Authority.
Reason: In the interests of maintaining highway efficiency and safety.
This condition will require to be discharged

15 Foul drainage to main sewer
Foul drainage from the proposed development shall be discharged to the main sewer.
Reason for condition:-
To prevent the pollution of the water environment.

16 Drainage condition
In accordance with the surface water drainage strategy as shown in the Flood Risk
Assessment and Drainage Strategy Report (Bingham Hall Associates, ref. 3138, March
2017), and additional information provided in BHA letter dated 22 March 2018 , the surface
water drainage scheme will be implemented in full prior to first use of the development.
Reason:
To prevent flooding in accordance with National Planning Policy Framework paragraph 103
and 109 by ensuring the satisfactory management of local sources of flooding surface water
flow paths, storage and disposal of surface water from the site in a range of rainfall events
and ensuring the surface water drainage system operates as designed for the lifetime of the
development.

17 Reptile and botanical surveys
No development shall take place what so ever including any ground works or site clearance
until both reptile and botanical surveys have been submitted to and approved in writing by
the Local Planning Authority in writing. Recommendations made in the resultant reports
must be carried out in accordance with the submitted details as approved.
Reason for condition: To prevent harm to reptile and botanical species.
This condition will require to be discharged

19 Highways NOTE
NOTES - It is an OFFENCE to carry out any works within the Public Highway, which
includes a Public Right of Way, without the permission of the Highway Authority. This
development involves work to the public highway that can only be undertaken within the
scope of a Legal Agreement between the Applicant and the County Council. Please note
that it is the Applicant's responsibility to ensure that, in addition to planning permission, any
necessary Agreements under the Highways Act 1980 are also obtained and typically this
can take between 3 and 4 months. Advice on this matter can be obtained from the County
Council's Highways Development Management Group based at County Hall in Norwich.
Please contact Kay Gordon 01362 656211.Public Utility apparatus may be affected by this
proposal. Contact the appropriate utility service to reach agreement on any necessary
alterations, which have to be carried out at the expense of the developer.
If required, street furniture will need to be repositioned at the Applicants own expense.
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Please be aware it is the applicants responsibility to clarify the boundary with the public
highway. Private structures such as fences or walls will not be permitted on highway land.
The highway boundary may not match the applicants title plan. Please contact the highway
research team at highway.boundaries@norfolk.gov.uk for further details.
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