
 

 

 

 

 

 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2018/1250/F CASE OFFICER Mark Simmonds

LOCATION: ASHILL APPNTYPE: Full
Land off Watton Road POLICY: Out Settlemnt Bndry
Ashill ALLOCATION: N

CONS AREA: N

APPLICANT: Mr S Jones
c/o Agent

LB GRADE: N

AGENT: Studio 35 Architecture Ltd
5 Granary Close Freethorpe

TPO: N

PROPOSAL: Proposed 2no. detached dwellings, garaging, access drive and amenity space.

REASON FOR COMMITTEE CONSIDERATION

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

KEY ISSUES

- Principle of Development
- Impact on the Design, Character and Appearance of the Area
- Impact on Neighbouring Amenity
- Impact on Highways

DESCRIPTION OF DEVELOPMENT

The proposal seeks to erect two detached  three-bed dwellings and detached garages on land off Watton
Road, Ashill outside of any Settlement Boundary.

SITE AND LOCATION

The site is currently used as a storage area for Anglian Water, although the applicant has signed Certificate
A confirming that the applicant owns the land.

To the north of the site is a small strip of land  beyond which lies residential properties. To the east and south
is agricultural land and to the west is the main road, beyond this is agricultural land.

The site is outside, but adjacent to the Settlement Boundary in Ashill. The site is not on any designated land
as defined on the Proposals Map.

EIA REQUIRED
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Not required.

RELEVANT SITE HISTORY

3PL/2017/0597/F Permission 07-08-17
Detached single-storey dwelling and detached garage

POLICY CONSIDERATIONS

The following policies of the adopted Breckland Core Strategy and Development Control Policies and the
adopted Site Specific Policies and Proposals Document, including the Proposals Maps, have been taken into
consideration in the determination of this application.  The provisions of the National Planning Policy
Framework and National Planning Policy Guidance  have also been taken into account, where appropriate

CP.01 Housing
CP.09 Pollution and Waste
CP.10 Natural Environment
CP.11 Protection and Enhancement of the Landscape
CP.13 Accessibility
CP.14 Sustainable Rural Communities
DC.01 Protection of Amenity
DC.02 Principles of New Housing
DC.12 Trees and Landscape
DC.16 Design
DC.19 Parking Provision
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance
SS1 Spatial Strategy

OBLIGATIONS/CIL

Not applicable.

CONSULTATIONS

ASHILL P C
No Objections
NORFOLK COUNTY COUNCIL HIGHWAYS
No objections subjected to conditions
CONTAMINATED LAND OFFICER
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Based on both the accuracy of the information provided and the current records of contaminated land issues
held to date, the proposal is recommend for approval providing the development proceeds is in line with the
application details and subject to the conditions to alleviate environmental concerns.
TREE AND COUNTRYSIDE CONSULTANT
No objections.

REPRESENTATIONS

Three objections were received and the matters raised include the following:

- Previously granted permission was for a retirement home but the current one is not.
- Concerns regarding agricultural land used for private residential development.
- Misleading information in the contaminated land questionnaire, relevant to actual agricultural designation.
- Concerns on the proposed access with new lighting.
- Disruption to existing sewer access.
- The proposed design does not enhance the character of the area.

ASSESSMENT NOTES

1.0 Background and Context

1.1 The application site has a previously granted permission under 3PL/2017/0597/F, for a single storey 3-
bed detached dwelling and a garage. The subject application seeks to erect two detached dwellings retaining
the single access from the previously granted application. The subject application would  therefore take into
consideration the assessment under which the application 3PL/2017/0597/F was previously granted owing to
its relevance to the subject proposal.

2.0 Principle of Development

2.1  Policy DC2 encourages new development within Settlement Boundaries.

2.2  Policy CP14 relates to sustainable rural communities and states that village and countryside
communities will be supported by appropriate development in order to make them more sustainable. It further
states that the Local Service Centre Villages will be the focus for service provision and in the smaller villages
and rural communities, the type and scale of development will reflect the need to maintain the vitality of these
communities. New residential developments in these areas will be permitted subject to meeting certain
criteria.

2.3  This application seeks full planning permission for the erection of  two single-storey, three-bed dwellings
on land outside of any Settlement Boundary. For this reason, the proposal conflicts, 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.

2.4 However, paragraph 11 of the NPPF (2018) states that where an authority does not have an up-to-date
Development Plan or five year housing land supply, the relevant local policies for the supply of housing, as
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referred to above, should not be considered up-to-date and that housing applications should be considered in
the context of the presumption in favour of sustainable development.

2.5 The Statement of Five Year Housing Land Supply as at 31st March 2018 was confirmed at the Planning
Committee on the 30th July 2018. The five year supply is not being currently met, although the council will
prioritise work on establishing a five year housing land supply target. The emerging new local plan is
currently at examination and when adopted, new policies and allocations will be able to be included within
the five year housing land supply, which will ensure the Council is able to meet this. In these cases the NPPF
makes provision, in principle, for Local Planning Authorities to positively consider sites that are not within
defined Settlement Boundaries. This must be balanced against other policy requirements and aims including
securing sustainable development, protecting the countryside, and good design.

2.6  The NPPF constitutes guidance for local planning authorities and decision-takers and is a material
consideration in the determination of planning applications to achieve sustainable development. The
Government outlines three dimensions to sustainable development: economic, social and environmental
(paragraph 8). 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,
innovation and improved productivity; and by identifying and coordinating the provision of infrastructure;

- a social role - supporting strong, vibrant and healthy communities, by ensuring that a sufficient number and
range of homes can be provided to meet the needs of present and future generations; and by fostering a
well-designed and safe built environment, with accessible services and open spaces that reflect current and
future needs and support communities' health, social and cultural well-being; and

- an environmental role - contributing to protecting and enhancing our natural, built and historic environment;
including making effective use of land, helping to improve biodiversity, using natural resources prudently,
minimising waste and pollution, and mitigating and adapting to climate change, including moving to a low
carbon economy.

2.7 Paragraph 9 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. Paragraph 78 of the NPPF
notes that development in one village may help support the services in a nearby village.

2.8  The application form states that the site is currently in use as a storage area for Anglian Water but there
is no planning history for this site, which confirms this. Anglian Water benefits from Permitted Development
Rights for some of the work that they operate but the storage site is not one of them. Further details have not
been provided. The established use would, therefore, be agriculture. As a result, the site cannot be classed
as previously developed land.

2.9  The application is for two single-storey, three-bed market dwellings, the site is Greenfield land and
nothing has been put forward to justify the proposal/design on an exceptional basis. As a result, the proposal
does not comply with policy.

2.10  However, other material considerations, need to be considered, these include the design, impact on
amenity and the surrounding area, and highways, as will be outlined below.

3.0 Sustainable Development
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3.1  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.

3.2 The site is located outside the Ashill Settlement Boundary in an area of open countryside to the south of
the village, (as defined by policies SS1, DC2, CP1 and CP14 of the Core Strategy and Development Control
Policies Development Plan Document (2009)), where development is heavily restricted. As such the
proposed residential development would be contrary to the development plan, despite being located adjacent
to the Settlement Boundary.

3.3  The site is located adjacent to the defined settlement boundary of Ashill, a village currently identified in
the Council's Spatial Strategy as a rural settlement; such settlements have few, or, in some cases, no, local
services. The Development Plan states that these settlements are not capable of sustaining consequential
growth as many are completely reliant on higher order settlements for services and facilities. The countryside
includes agricultural land, which, it is considered, would represent an unsustainable location for
development.

3.4  Ashill has a primary school, a couple of shops, a pub and a community centre. The Konnectbus 1 has an
hourly service to Watton and Swaffham. There are also 22 known businesses in Ashill. Whilst currently
defined as a rural settlement, with these services, it is more akin to a local service centre.

3.5  Paragraph 79 a) of the NPPF allows for exceptional developments, but the proposal is not of an
exceptional design and no other case has been put forward for grant of planning permission on an
exceptional basis other the extant permission for single dwelling granted under ref no 3PL/2017/0597/F for
the same site.

3.6  Whilst the situation is acknowledged, this is not a Planning justification for the proposal because it has
not been demonstrated why other properties are not suitable and why the proposed location and design
should be granted permission on an "exceptional" basis thus this alone does not outweigh the harm caused
to the Development Plan.

3.7  The construction of the development would have some short-term economic benefits and would be
consistent with the NPPF principles that housing should be located where it will maintain or enhance the
vitality of existing communities, minimise the need to travel and support economic growth.

3.8  The economic and social benefits of the development can be summarised as follows:

-  The provision of two new dwellings that would provide additional housing and support  businesses  and
facilities by increased expenditure within the local economy from the new dwelling;
-  Initial job creation during construction phase and additional employment opportunities generated
   by subsequent supply chain.

3.9  In terms of other environmental considerations, whilst the area of land currently used as storage for
Anglian Water and a dwelling would improve the visual amenities, given that the area does not seem to have
permission, this cannot be considered and would need to be assessed against the impact on the agricultural
land and surroundings. The proposal is on land that clearly forms part of a wider agricultural area and there is
a distinct boundary between the Settlement Boundary and the agricultural land. There will be a significant
change to the character and appearance of the site and would result in intrusion into the surrounding
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countryside.

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

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

4.2  Policy CP11 of the Core Strategy seeks to ensure that the landscape of the District will be protected for
the sake of its own intrinsic beauty and its benefit to the rural character.

4.3  Development within the District is also expected to be of the highest design quality in terms of both
architecture and landscape. It should have regard to good practice in urban design and fully consider the
context within which it sits, embracing opportunities to enhance the character and appearance of an area.

4.4  The NPPF highlights, in paragraph 124, that "The creation of high quality buildings and places is
fundamental to what the planning and development process should achieve. Good design is a key aspect of
sustainable development, creates better places in which to live and work and helps make development
acceptable to communities.

4.5  Paragraph 130 further states that ''Permission should be refused for development of poor design that
fails to take the opportunities available for improving the character and quality of an area and the way it
functions, taking into account any local design standards or style guides in plans or supplementary planning
documents. Conversely, where the design of a development accords with clear expectations in plan policies,
design should not be used by the decision-maker as a valid reason to object to development. Local planning
authorities should also seek to ensure that the quality of approved development is not materially diminished
between permission and completion, as a result of changes being made to the permitted scheme (for
example through changes to approved details such as the materials used).

4.6  Development within the District should have regard to good practice in urban design and fully consider
the context within which it sits. It should embrace opportunities to enhance the character and appearance of
an area and contribute to creating a sense of local distinctiveness. The importance of the character and form,
height, scale, massing and layout amongst other key design considerations are also set out in policy DC16 of
the Core Strategy.

4.7  The proposed design is considered to be in accordance to the policy details as listed above.

5.0 Amenity Impact

5.1  Policy DC1 seeks to protect the residential amenity of the site.

5.2  It is considered that the proposal would not create any adverse impacts to the adjacent property other
than during the construction period. It is unlikely that any adverse impacts would occur for the new occupants
other than those disturbances that would be created by the existing uses of the surrounding area.

5.3  As a result, the proposal complies with Policy DC1.

6.0 Highways Impact

6.1  Policy DC19 sets out the requirements for car parking.

6.2  The NPPF requires new developments to provide safe and suitable access to the site for all people.
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Policy CP04 of the Core Strategy and paragraph 108 of the NPPF seek to ensure that safe and suitable
access to the site can be achieved for all users

6.3  The application was consulted with the The Highway Authority raised no objection, subject to conditions.

6.4  Given the location and the facilities available in Ashill, it is considered that the proposal complies with
Policies CP04 and DC19 and the NPPF.

7.0 Other Matters

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

7.2  The Contaminated Land Officer advised that based upon the information provided, there are no
objections, providing the development proceeds in line with the application details and the recommended
conditions relating to unexpected contamination and extensions.

8.0 Conclusion

8.1  Planning law requires that planning applications are determined in accordance with the Development
Plan unless material considerations indicate otherwise. In this instance, whilst being located outside of any
Settlement Boundary and that it would conflict with policies  CP14 and DC02 of the Core Strategy, taking into
consideration the titled balance, as required by policy 11 of the NPPF then the scheme is considered in
accordance with Paragraph 8 of the NPPF.

8.2  The proposal is an extremely finely balanced case for the reasons outlined above. However, given that
the site is adjacent to the Settlement Boundary in a village that has quite a range of services, it is considered
that this proposal is acceptable and is recommended for conditional approval.

CONDITIONS

1 Full Permission Time Limit (3 years)
The development must be begun not later that the expiration of THREE YEARS beginning
with the date of this permission.
Reason for Condition:
As required by section 91 of the Town and Country Planning Act 1990.

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 Non-standard landscaping condition
Prior to any development progressing above slab level, a scheme of landscaping, to include
tree/hedgerow planting to the south and west boundaries, 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
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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 first gives written consent to any
variation.
Reason for condition:-
To ensure the satisfactory appearance of the development, in accordance with Policy DC12
of the Adopted Core Strategy and Development Control Policies Development Plan
Document 2009.

4 Fencing protection for existing trees
Prior to the commencement of development, all existing trees shall be protected by the
erection of Tree Protection Fencing.   This fencing shall be retained throughout the period of
the development and at all times when works (as defined below) are being carried out on the
site.
For the purposes of this condition "work" shall include the storage of plant, materials, site
huts or the use of any machinery either for preparatory site work or construction itself.
"Trees" shall refer to all trees both on and adjacent to the site.
Protective fencing shall be constructed and maintained in accordance with BS5837:2012
and the Council's document Practice Note: Construction and Maintenance of Tree Protection
Fencing, which is available to download from the Council's website.
Reason for condition:-
The works are required to be undertaken prior to the commencement of the development 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

5 Highway improvements-offsite A
Notwithstanding the details indicated on the submitted drawings no works above slab level
shall commence on site until detailed drawings for the off-site highway improvement works
as indicated on Drawing No.3565 PL01 Rev 1 have been submitted to and approved in
writing by the Local Planning Authority, unless otherwise first agreed in writing by the Local
Planning Authority.
Reason for condition:-
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.
This condition will require to be discharged

6 New access - construction over verge
Prior to the first occupation of the development hereby permitted the vehicular
access/crossing over the verge shall be constructed in accordance with a detailed scheme
to be first agreed in writing with the Local Planning Authority in accordance with the
highways specification TRAD 1 and thereafter retained at the position shown on the
approved plan. Additionally the access shall achieve a minimum width of 4.5m for the first
5m as measured from the nearside carriageway edge of Watton Road. Arrangements shall
be made for surface water drainage to be intercepted and disposal of separately so that it
does not discharge from or onto the highway.
Reason for condition:-
To ensure construction of a satisfactory access and to avoid carriage of extraneous material
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or surface water from or onto the highway in the interests of highway safety
7 Access gates - configuration

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
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.
This condition will require to be discharged

8 Provision of visibility splays - conditioned
Prior to the first occupation of any of the dwellings hereby permitted a visibility splay
measuring 2.4. x 59 metres shall be provided to each side of the access where it meets the
highway and such splays shall thereafter be retained at all times free from any obstruction
exceeding 0.6 metres above the level of the adjacent highway carriageway.
Reason for condition:-
In the interests of highway safety.
This condition will require to be discharged

9 Provision of parking and servicing - when shown
on plan
Prior to the first occupation of any of the dwellings 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.

10 Highway improvements off-site B
Prior to the first occupation of any of the dwellings hereby permitted the off-site highway
improvement works referred to in Condition 3 shall be completed to the written satisfaction of
the Local Planning Authority in consultation with the Highway Authority.
Reason for condition:-
To ensure that the highway network is adequate to cater for the development proposed.

11 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, maintained and operated in accordance with the approved
details unless otherwise agreed in writing by the Local Planning Authority. Any outdoor lights
associated with this application should be: 1) fully shielded (enclosed in full cut-off flat glass
fitments), 2) directed downwards (mounted horizontally to the ground and not tilted
upwards), 3) switched on only when needed (no dusk to dawn lamps), 4) white light low-
energy lamps (LED, metal halide or fluorescent) and not orange or pink sodium sources
Reason for condition:-
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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 and paragraph 125 of the NPPF.
This condition will require to be discharged

13 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

16 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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