
 

 

 

 

 

 

 

ITEM: RECOMMENDATION: REFUSAL
REF NO: 3PL/2018/1466/O CASE OFFICER Lisa ODonovan

LOCATION: SHROPHAM APPNTYPE: Outline
Rose Cottage Low Road POLICY: Out Settlemnt Bndry
Shropham ALLOCATION: N

CONS AREA: N

APPLICANT: Mr P Francis
Rose Cottage, Low Road Shropham

LB GRADE: Adjacent Grade 2

AGENT: DJR Design
53a Chapel Road Morley St Botolph

TPO: N

PROPOSAL: Outline planning permission (access only) for up to three dwellings

REASON FOR COMMITTEE CONSIDERATION

The application is brought to the Planning Committee at the request of the Ward Representative.

KEY ISSUES

Principle
Impact on character and appearance
Amenity impact
Highway safety
Trees
Ecological implications

DESCRIPTION OF DEVELOPMENT

The application seeks outline approval, with access only as a matter for approval at this stage for up to three
dwellings.  Despite being in outline only, an indicative layout has been provided.

SITE AND LOCATION

The land is currently a paddock and is screened from the roadside by an established boundary hedge.  The
site falls outside of any defined Settlement Boundary with the Shropham Settlement Boundary starting
approximately 1200m to the north-west.  Low Road contains sporadic development and is primarily
rural/agricultural in its character with dwellings to the east, west and south-west.

EIA REQUIRED

No
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RELEVANT SITE HISTORY

No relevant 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.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
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance
SS1 Spatial Strategy

OBLIGATIONS/CIL

Not Applicable

CONSULTATIONS

SHROPHAM P C
Shropham Parish Council unanimously objects to this planning application because:- -3 dwellings on this site
is excessive. There should be fewer dwellings with more land surrounding them as is the case with other
properties on Low Road. -Low Road is a small single track road and this development would result in an
increase in traffic. The access and private drive would need to be large enough to accommodate vehicles
and delivery lorries so that Low Road is not used for parking or delivery purposes. It is difficult to tell whether
the current access and driveway is large enough to meet these needs and careful scrutiny by Breckland
Council and conditions would need to be put in place to manage the situation. Is the drainage on the land
sufficient as there have been issues regarding ditches and drainage along Low Road?
NORFOLK COUNTY COUNCIL HIGHWAYS
The site is served by an unclassified highway, Low Road (Unc 33046), which links between Unc 33047
Bradcar Road to the east and C158 Church Road to the west.

Other than at its junctions with Bradcar Road and Church Road, Low Road is single track for its entire length
with a carriageway width of 2.8m adjacent to the site and an average width of 3m elsewhere.
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To the west Low Road joins Church Road at a point where Church Road is single track and lacks passing
provision. To the east Bradcar Road barely achieves a width which would allow two cars to pass with care
and would not cater for a car to pass a wider vehicle without overrunning the verge.

Guidance within the CLG and DfT publication Manual for Streets advises that a surfaced width of at least
4.8m is necessary for a large vehicle, such as an agricultural or delivery vehicle, and a car to pass safely
whilst a minimum of 4.1m is required for two cars to pass each other with care. Below 4m the carriageway is
considered as too narrow for cars to pass each other in free flow as is the case here.

A development of three dwelling would be expected to generate 18 vehicular movements per day. In addition
to these would be those associated with delivery vehicles and other visitors.

The intensification of the use of Low Road, as a result of the development, is likely to result in vehicles using
the verge to pass. This would contribute to the erosion of the carriageway edge and would result in mud and
debris being brought out onto the carriageway causing a potential skid hazzard.

The inadequacy of the width of Low Road is compounded by its alignment which meanders and results in
severely restricted forward visibility in several places. Forward visibility is essential to give drivers sufficient
warning of an oncoming vehicle to enable them to slow down and react safely.

The existence of this part of the network, in its current form, is a matter of fact and therefore it is accepted
some degree of vehicle conflict already occurs. However, the increase in vehicles likely to be generated by
the proposed development will increase the potential for collision and person injury accident to the detriment
of highway safety.

The site lies some distance to the south of the village centre. Even so Shropham has extremely limited
services and amenities and lacks any school, village shop or regular public transport provision. Advice in the
NPPF not only supports the need for safe and suitable access for all people, but also encourages the
importance of being able to make every day journeys without reliance on a car. In this instance the lack of
services, schooling & employment facilities locally will result in residents needing to access larger
settlements to obtain these. Given the lack of public transport any residents will be dependant on the use of
the private car with no opportunity to maximise the potential for a modal shift away from this.

The development is also contrary to local Policy 5 of Norfolk's 3rd Local Transport Plan
(Connecting Norfolk) which states 'new growth should be well located and connected to existing facilities so
as to minimise the need to travel and reduce reliance on the private car.'

On the basis of the above assessment, I feel I have no option but to recommend the application be refused.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
No objection subject to conditions.
TREE AND COUNTRYSIDE CONSULTANT
No objection to the principal providing that highways requirements can be met whilst retaining the hedgerow
can be retained along the site frontage. It should be noted that currently the hedgerow is likely to be subject
to hedgerow regulations and therefore cannot be removed without consent from Breckland Council
CONTAMINATED LAND OFFICER
Recommends conditions.
HISTORIC BUILDINGS CONSULTANT
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No objection.

REPRESENTATIONS

Site notice erected: 07-12-2018
Consultations issued: 05-12-2018

6 representations were received, 2 in support, 3 objecting and 1 neutral comment.

The objections relate to: highway safety/road conditions; impact on existing dwellings; appearance and
character; loss of hedging; ecological implications; flooding and setting a precedent.

These issues will be addressed in the main report.

ASSESSMENT NOTES

1.0 Principle

1.1  The application site is located outside of the Shropham defined 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 DC 2 and CP 14, which seek to focus new housing
within defined Settlement Boundaries.

1.2  Paragraph 10 of the NPPF states that at the heart of the Framework is a presumption in favour of
sustainable development.   Paragraph 11 further states that proposed development that accords with an up-
to-date Local Plan should be approved without delay, and where there are no relevant development plan
policies, or the policies which are most important for determining applications are out-of-date, granting
permission unless any adverse impacts of doing so would significantly and demonstrably outweigh the
benefits.

1.3  The Council cannot demonstrate a current 5 year housing land supply and therefore the land supply
policies within the Core Strategy and Development Control Policies Document are not considered up-to-date
and therefore the material considerations are assessed in line with the sustainable development roles within
paragraph 8 of the NPPF:

- economic, to help build a strong, responsive and competitive economy, by ensuring that sufficient land of
the right types 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;
-  social, to support 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
-  environmental, to contribute 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.
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1.4  Economic - The proposal would provide up to three new dwellings and would therefore make a positive,
albeit small, contribution to the housing supply. The proposal would provide limited short-term economic
benefits through labour and supply chain demand required during construction.

1.5  Social - The site lies outside of the Shropham Settlement Boundary along an unlit road with no footpath
provision.  Shropham itself contains a limited amount of services and facilities, with those existing being a
village hall and some employment opportunities therefore the majority of day-to-day services and facilities
are located in Attleborogh, the nearest Market Town, approximately 5 miles away (to the north-east).  In
addition, there are no nearby bus stops to the site that would enable future occupants to utilise public
transport.  These factors weigh against the proposal.

2.0  Impact on the character and appearance of the 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 CP11 seeks the protection and enhancement of the landscape for the sake of its intrinsic beauty
and benefit to the rural character.  Development should have particular regard to maintaining the aesthetic
and biodiversity qualities of natural and man-made features within the landscape, including consideration of
individual or groups of natural and man-made features such as trees, hedges and woodland or rivers,
streams or other topographical features.

2.3  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.

2.4  Whilst it is acknowledged that there is a dwelling to the east and the south-west, Low Lane is
characterised by sporadic development with the more regular development situated to the east.  The area is
rural in character and, despite the presence of a scattering of buildings and dwellings in the immediate
vicinity, is verdant with open fields and established trees and vegetation surrounding the site. The proposal
seeks permission for up to three dwellings.   Although arguments could be made that the development/site
could be deemed as infill it is considered, in this instance, that this is not the case given the large separation
distance between it and the surrounding properties. The proposal would appear as a sporadic development
which would encroach into the openness of the countryside, eroding the rural qualities of the area. In addition
to the impact of the proposed development, it is also necessary to consider the visual impacts of the
residential use such as vehicle movements and parking, domestic cultivation and items such as garden
furniture and washing lines. These factors would also detract from the rural character of the area.

In light of the above factors, the proposal is not considered to accord with the environmental role of
sustainable development or policies CP11 or DC16 of the adopted Local Plan.

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.
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3.2  The application is submitted in outline only with only access as a matter for consideration at this stage
therefore amenity impacts would be fully considered at reserved matters stage.  Notwithstanding that, an
indicative layout has been submitted which does indicate that three dwellings could be provided within the
site without causing significant impact to the amenities currently enjoyed by the neighbouring properties.  The
indicative layout also shows that each dwelling would benefit from a good degree of private, rear amenity
space.

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.  Policy DC19 requires sufficient parking for all new development.

4.2  Norfolk County Council Highways Department were consulted and advised that the site is served by an
unclassified highway, Low Road (Unc 33046, which links between Unc 33047 Bradcar Road to the east and
C158 Church Road to the west.

4.3  Other than at its junctions with Bradcar Road and Church Road, Low Road is single track for its entire
length with a carriageway width of 2.8m adjacent to the site and an average width of 3m elsewhere.

4.4  To the west Low Road joins Church Road at a point where Church Road is single track and lacks
passing provision. To the east Bradcar Road barely achieves a width which would allow two cars to pass with
care and would not cater for a car to pass a wider vehicle without overrunning the verge.

4.5  Guidance within the CLG and DfT publication Manual for Streets advises that a surfaced width of at least
4.8m is necessary for a large vehicle, such as an agricultural or delivery vehicle, and a car to pass safely
whilst a minimum of 4.1m is required for two cars to pass each other with care. Below 4m the carriageway is
considered as too narrow for cars to pass each other in free flow as is the case here.

4.6  A development of three dwellings would be expected to generate 18 vehicular movements per day. In
addition to these would be those associated with delivery vehicles and other visitors.

4.7  The intensification of the use of Low Road, as a result of the development, is likely to result in vehicles
using the verge to pass. This would contribute to the erosion of the carriageway edge and would result in
mud and debris being brought out onto the carriageway causing a potential skid hazard.

4.8  The inadequacy of the width of Low Road is compounded by its alignment which meanders and results
in severely restricted forward visibility in several places. Forward visibility is essential to give drivers sufficient
warning of an oncoming vehicle to enable them to slow down and react safely.

4.9  The existence of this part of the network, in its current form, is a matter of fact and therefore it is
accepted some degree of vehicle conflict already occurs. However, the increase in vehicles likely to be
generated by the proposed development will increase the potential for collision and person injury accident to
the detriment of highway safety.

4.10  The site lies some distance to the south of the village centre. Even so Shropham has extremely limited
services and amenities and lacks any school, village shop or regular public transport provision. Advice in the
NPPF not only supports the need for safe and suitable access for all people, but also encourages the
importance of being able to make every day journeys without reliance on a car. In this instance the lack of
services, schooling & employment facilities locally will result in residents needing to access larger
settlements to obtain these. Given the lack of public transport any residents will be dependent on the use of
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the private car with no opportunity to maximise the potential for a modal shift away from this.

4.11  The development is also contrary to local Policy 5 of Norfolk's 3rd Local Transport Plan (Connecting
Norfolk) which states 'new growth should be well located and connected to existing facilities so as to
minimise the need to travel and reduce reliance on the private car.'

4.12  On the basis of the above assessment, the application is recommended for refusal on highway safety
grounds.

5.0  Impact on trees/hedgerow

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.

5.2  The application proposes the removal of one moderate quality tree, two low quality trees and two
sections of hedgerow.  The remaining trees are proposed for retention.

5.3  The Tree and Countryside Officer raised no objection to the principal providing that any highways
requirements can be met whilst retaining the hedgerow along the site frontage. It should be noted that
currently the hedgerow is likely to be subject to hedgerow regulations and therefore cannot be removed
without consent from Breckland Council.

5.4 The Council is recommending refusal, however there is concern if permission were granted that the
remaining hedgerow would suffer as a result of any visibility splay requirements.

6.0  Ecological impact

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  This planning application is supported by an Ecological survey: Protected species and habitats report
(JP Ecology; October 2018).  The report is considered broadly fit for purpose by the Ecology Team. The AIA
report (Roberts Arboriculture; October 2018) states 'the proposed development will require the removal of
three individual trees (T1, T4 & T22) and sections of two hedgerows (H2 & H24). The removal of T22 & H2
are not necessary to permit the development, but instead to facilitate higher quality planting within the
landscaping scheme. A Preliminary Roost Assessment of the trees on the site does not appear to have been
carried out. Prior to any arboricultural works on trees on the site a preliminary roost assessment will need to
be undertaken by a suitably qualified ecologist. The hedgerows and trees are likely used by commuting and
foraging bats and therefore any lighting needs to be low intensity and directional away from these features.
There is potential for foraging/ commuting hedgehogs, a Species of Principal Importance, to be present on
the site and therefore mitigation measures need to be implemented to avoid impacts on this species
including checking trenches during construction and ensuring connectivity across the site is maintained
during occupation. If you are minded to approve this application, this should be subject to conditions in
respect of: mitigation measures; enhancement features; lighting and certain working practices being adhered
to.

6.3  In light of these factors and subject to conditions, the proposal is considered to accord with the
requirements of CP10.
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7.0  Planning Balance

7.1 Whilst the Council acknowledges that it does not benefit from a five year housing land supply it is
considered, in this instance, that the significant harm caused by allowing development on this site is
considered to demonstrably outweigh the benefits by way of its unsustainable location, likely adverse
character impact and highway safety implications, as such, the application is recommended for refusal.

RECOMMENDATION

That Planning Permission be Refused

REASON(S) FOR REFUSAL

1 Unsustainable location
The site is located outside of any defined Settlement Boundary and separated from the
nearest rural settlement which contains limited local services and therefore relies on higher
order settlements for the majority of its everyday services and facilities. Furthermore, the
very limited access to public transport and other safe modes of travel would result in a
higher dependency on the private car. This harm would significantly and demonstrably
outweigh the benefits of the proposal. The proposal, therefore, fails to constitute sustainable
development. The proposal is, therefore, contrary to the NPPF, Policies  CP14 and DC2 of
the Adopted Core Strategy and Development Control Policies Development Plan Document
(2009) and Policy 5 of Norfolk's 3rd Local Transport Plan, entitled Connecting Norfolk.

2 Character and appearance
The Local Planning Authority considers that the introduction of an additional dwelling in this
location where residential development is limited would detract from the open/green
character of the area generally and negatively encroach into the countryside, and would not
relate as a logical extension to the existing Settlement Boundary.  As such the proposal
would conflict with Core Strategy Policies DC16 and CP11 and the guidance at paragraph
170 of the NPPF, which seek to safeguard the intrinsic beauty of the countryside and protect
valued landscapes.

3 Road inadequate to serve the development
The unclassified road serving the site is considered to be inadequate to serve the
development proposed, by reason of its poor alignment / restricted width / lack of passing
provision / restricted forward visibility. The proposal, if permitted, would be likely to give rise
to conditions detrimental to highway safety, contrary to Policy CP4 and paragraph 108 of the
NPPF.
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