
 

 

 

 

 

 

 

 

ITEM: RECOMMENDATION: REFUSAL
REF NO: 3PL/2019/0333/F CASE OFFICER Tom Donnelly

LOCATION: OLD BUCKENHAM APPNTYPE: Full
Site at Harlingwood Lane POLICY: Out Settlemnt Bndry
Old Buckenham ALLOCATION: N

CONS AREA: N

APPLICANT: Mrs  Garrod
32a  Station Road Ormesby

LB GRADE: N

AGENT: Peter Codling Architects
7 The Old Church St Matthews Road

TPO: N

PROPOSAL: Construction of two new dwelling houses and garages

REASON FOR COMMITTEE CONSIDERATION

The application is referred to Planning Committee at the request of a ward representative.

KEY ISSUES

Principle of development
Impact on character and appearance
Impact on amenities
Impact on ecology
Impact on parking provision and highway safety

DESCRIPTION OF DEVELOPMENT

The proposal seeks the erection of two detached dwellings with detached garages on land at Harlingwood
Lane, Old Buckenham. The proposed palette of materials are red brick and cream render on the walls with
red pan tiles.

SITE AND LOCATION

The application site is at Harlingwood Lane in Old Buckenham. The site is currently currently open land but
has residential development on either side and opposite. The site sits outside of the Old Buckenham
Settlement Boundary but is immediately adjacent.

EIA REQUIRED

No

RELEVANT SITE HISTORY
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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.01 Housing
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.16 Design
DC.19 Parking Provision
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance

OBLIGATIONS/CIL

Not applicable

CONSULTATIONS

CONTAMINATED LAND OFFICER
No objection
TREE AND COUNTRYSIDE CONSULTANT
No objection

REPRESENTATIONS

5 neighbours were consulted with the 21 days expiring on 12-05-19.
Additionally, a site notice and press notice were posted which expired on 18-05-19 and 21-05-19
respectively.

3 letter of representation was received with the key points raised being the increase in traffic on a narrow
lane and that the designs are out of keeping with the other dwellings along the lane.

ASSESSMENT NOTES

BRECKLAND COUNCIL - PLANNING COMMITTEE - 2nd September 2019

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



1.0  Principle of development

1.1  This application seeks planning permission for 2no. two storey residential dwellings. The site lies outside
of any defined Settlement Boundary and therefore the application is contrary to Policies SS1, DC2 and CP14
of the Core Strategy and Development Control Policies Development Plan Document 2009. The principle of
the proposal is therefore not accepted.

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 Core Strategy
and Development Control Policies Document relating to housing land supply are not considered up-to-date
and therefore the material considerations are assessed in line with the sustainable development roles within
paragrapgh 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.

1.4  In terms of economic and social criteria, the proposal would provide two residential dwellings for market
sale, which would 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. However, given the small scale nature of the development these benefits are not considered to
be significant and not definitive in this instance.

1.5  Old Buckenham is classified as a local service centre through Policy SS1, (Spacial Strategy) of the
adopted Core Strategy and Development Control Policies Development Plan Document. The spatial strategy
states that these villages contain adequate services and facilities to meet the day-to-day requirements of the
existing residents. The site is approximately 1km from services such as a shop, post office and schools. It is
also in much closer proximity to several pubs that are within comfortable walking distance.

2.0  Impact on the character and appearance of the area

2.1  The environmental role of sustainable development seeks to, in part, contribute towards protecting and
enhancing the natural, built and historic environment. Consideration of a proposals impact on the character
and appearance of the area within which it is situated is therefore, integral to the environmental dimension of
sustainable development, as is design. Core Strategy Policy CP11 says, amongst other things, that the
countryside will be protected for its intrinsic beauty and rural character and that the design of new
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development should be sympathetic to landscape character, informed by the Council's Landscape Character
Assessment (LCA).

2.2  The site is currently undeveloped but sits between other residential development and is in close
proximity to a built up, residential area. On the basis of the nature of the site, it is considered that the site can
be classed as in-fill and therefore would not be detrimental to the character and appearance of the area.

2.3  It is considered that the erection of a dwelling on the site would not result in a form of development out of
keeping with the existing pattern of development and is therefore considered to accord with Policies CP11,
DC1, DC16 and Paragraph 127 of the NPPF.

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 dwellings are relatively modest in terms of their size and scale and have been positioned well within
the site so that adverse amenity impact, particularly in terms of overlooking, loss of light and over dominance
will not be a significant issue. The proposed plot sizes also provide the existing and proposed dwellings with
a good amount of private amenity space for future occupiers.

3.3  Given the modest size and scale of the proposed dwellings and the relationship to the existing dwellings
around the site, it is considered that the proposal accords with Policy DC1 in terms of the impact on
neighbour amenity.

4.0  Impact on ecology

4.1  Further information was requested by the County Ecologist which has not been provided to date. On this
basis, the application is not considered to have appropriate regard to Policy CP11 in terms of its ecological
impact.

5.0  Impact on parking provision and highway safety

5.1  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.

5.2  The highways officer has raised an objection to the proposal on the grounds of insufficient visibility from
the junction of Harlingwood Lane onto cake street. They Highway Authority have stated that visibility in the
northern direction can only be achieved up to 30m which is only 69% of the sight line recommendation. It is
considered that in order to improve the visibility splay to an acceptable level would require land outside of the
ownership of the applicant and is therefore unacceptable in highway safety and planning terms.

5.3  The highway authority have accordingly recommended that the application is refused on the grounds of
insufficient visibility.

6.0  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
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this development would provide a small contribution towards Breckland's Housing supply.

6.2  When applying the tilted balance required by paragraph 14 of the NPPF, the small negative harm
created by the site's location away from services and facilities for a single dwelling, is considered to be
outweighed by the positive contribution towards housing in the district and the nature of residential
development in close proximity to the site prevents any harm to the street scene or character and
appearance of the countryside.

6.3  Notwithstanding this, insufficient information has been submitted in order to fully assess the ecological
impact of the scheme and it is considered that the proposal would have a detrimental impact on highway
safety due to the poor level of visibility afforded at the junction from Harlingwood Lane onto Cake Street,
which would constitute significant and demonstrable harm. The application is accordingly considered to be
contrary to Policies CP11 and CP4 and is accordingly recommended for refusal on this basis.

RECOMMENDATION

The application is recommended for refusal for the following reasons:

REASON(S) FOR REFUSAL

1 Any highway reason for refusal
The unclassified road serving the site is considered to be inadequate to serve the
development proposed, by reason of its restricted width and restricted visibility at the
adjacent road junction with B1077 Cake Street. The proposal, if permitted, would be likely to
give rise to conditions detrimental to highway safety contrary to Policy CP4 of the Core
Strategy as well as having regard to paragraph 108 of the NPPF.

2 Non-std reason for refusal
Insufficient information has been submitted to demonstrate the ecological impact of the
scheme failing to demonstrate that the proposal would protect and enhance ecology,
contrary to Policy CP11 of the Core Strategy and Policy 15 of the NPPF.
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