
 

 

 

 

 

 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2019/0476/F CASE OFFICER Naomi Minto

LOCATION: THETFORD APPNTYPE: Full
Land Adjacent Beeches  Bridge Street POLICY: Out Settlemnt Bndry
Carbrooke ALLOCATION: N

CONS AREA: N

APPLICANT: Mr & Mrs  Morley
Mill Corner Cottage Cley Lane

LB GRADE: N

AGENT: Clayland Architects
The Glass House Lynford Gardens

TPO: N

PROPOSAL: Residential development of one single storey dwelling

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 the character and appearance of the area
- Impact upon amenity
- Highway safety
- Impact upon trees
- Other matters

DESCRIPTION OF DEVELOPMENT

This application seeks planning permission for the erection of one detached single storey three bedroom
dwelling, with integral garage, cart lodge, associated parking and amenity space.  Materials proposed to be
used in its construction include red multi-facing brick, red pantiles and off white UPVC windows.

SITE AND LOCATION

The site is currently garden land used in association with Beech Cottage, Bridge Street, Carbrooke.  It is
located outside of the settlement boundary of Carbrooke, although adjacent to it.  The site is bounded by
residential dwellings to the north, agricultural land to the east and south and Bridge Street to the west, with a
residential dwelling and wooded area beyond.

EIA REQUIRED

No
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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.04 Infrastructure
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

NORFOLK COUNTY COUNCIL HIGHWAYS
No objection, subject to conditions.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
No objection, subject to conditions.
CONTAMINATED LAND OFFICER
No objection.
ENVIRONMENTAL HEALTH OFFICERS
No objection, subject to condition.
TREE AND COUNTRYSIDE CONSULTANT
No objection, subject to conditions.
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THETFORD T C No Comments Received

REPRESENTATIONS

The site notice was erected on 6th June 2019.  Two representations were received, one is support and one
raising the following main points;

- concern relating to foul sewage disposal.

ASSESSMENT NOTES

1.0  Principle of development

1.1  This application seeks consent for the construction of a three bedroom detached single storey dwelling
with integral garage, cart lodge and external amenity space on garden land to the south of Beeches (the host
dwelling), Bridge Street, Carbrooke.  The site sits outside of the defined Settlement Boundary of Carbrooke,
although it is adjacent to it.  Therefore, the proposal is contrary to Policies SS1, DC2, CP1 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  However, footnote 7 and paragraph 11 of the National Planning Policy Framework (NPPF, 2019) state
that where an authority does not have an up-to-date Development Plan or five year housing land supply, the
policies which are most important in determining the application, 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.

1.3  The Statement of Five Year Housing Land Supply was published on 30 July 2018.  This outlined that the
District does not benefit from having a five year supply of housing land (it can only demonstrate 4.77 years
housing land supply).  In such circumstances, 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.

1.4  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 overarching objectives to sustainable development: economic, social and
environmental (paragraph 8).  These are interdependent and need to be pursued in mutually supportive
ways:

- an economic objective - 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 objective - 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
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- an environmental objective - 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.

1.5  Paragraph 9 of the NPPF (2019) states that these objectives should be delivered through the preparation
and implementation of plans and the application of the policies in the NPPF.  Planning policies and decisions
should play an active role in guiding development towards sustainable solutions, but in doing so should take
local circumstances into account, to reflect the character, needs and opportunities of each area.

1.6  In terms of the economic and social criteria, the proposal would provide one new dwelling 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.
However, given the small scale nature of the development these benefits are not considered to be significant
and not definitive in this instance.

1.7  The social role of sustainable development seeks to ensure, amongst other matters, the creation of a
high quality built environment with accessible local services.  The application site is located adjacent to the
defined Settlement Boundary of Carbrooke.  Carbrooke is identified as a Rural Settlement in Policy SS1 of
the adopted Breckland Core Strategy.  The policy states that these settlements do not represent sustainable
options for significant expansion.  They will therefore only provide nominal housing and employment growth
during the plan period.  Carbrooke does have a few facilities that could meet future occupant's needs,
including a primary school, village hall, children's play area and a church.  A bus stop is located yards from
the site and offers three bus services, connecting the area to other larger settlements such as, Norwich,
Hingham, Shipdham, Watton, Wymondham and Attleborough.

1.8  The next nearest settlement is the Market Town of Watton (approximately 1 mile away).  Watton
provides an extensive provision of services and facilities, including education, employment, leisure and
healthcare services.  Given the route to Watton, along predominantly unpaved and unlit highway with varying
speed limits, the development will give rise to the need to travel by private vehicle, which is a negative of the
scheme.

1.9  Paragraph 78 of the revised NPPF encourages housing in rural areas where it will enhance or maintain
the vitality of rural communities, for example, development in one village may support the services of a
nearby village.  As discussed above, Watton has a wider range of services and facilities and would require
relatively short car/bus trips to access.  Furthermore, the NPPF aims to avoid isolated homes in the
countryside and recognises that opportunities to maximise sustainable transport solutions will vary from
urban to rural areas.  Whilst it is acknowledged that future residents would likely rely on the use of private
vehicles to meet their daily needs, it is considered that the proposal would not result in an isolated new
home.  In addition, the proposal does not encroach into the open countryside and instead makes use of
garden development and would provide potential for future occupants to support services and facilities in
Carbrooke and the nearby town of Watton, therefore enabling rural communities to prosper.

1.10  In light of the above considerations, whilst it is accepted that the proposed new dwelling is not
compliant with Policies DC2, CP1 and CP14 of the adopted Core Strategy, the moderate harm caused by the
site's location, outside of the defined settlement boundary of Carbrooke, for a single dwelling would not
significantly and demonstrably outweigh the benefits, having regard to the nature of the proposal on garden
land and the contribution it would make to the Council's lack of a five year housing land supply.
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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 development.  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.

2.2  The application proposes one relatively modest, detached three bedroom dwelling.  Given the location
and siting of the proposed dwelling and other similar dwelling types in the area, the scale at one single storey
is considered acceptable in this location.  The application form and plans state that external materials would
include red multi-facing brick, red pantiles and off white UPVC windows.  Given the range of external
materials currently present in the vicinity of the site, the proposed materials are considered acceptable and in
keeping with the area and in particular the adjacent dwelling.  In light of the above factors the proposal is
considered to accord with Policy DC16 as well as having regard to Paragraph 127 of the NPPF.

3.0  Impact upon amenity

3.1  Policy DC1 of the adopted Core Strategy seeks to protect residential amenity and requires all new
development to have regard to amenity considerations.  It states that development will not be permitted
where there are unacceptable effects on the amenity of neighbouring residents and future occupants.

3.2  In terms of the amenity impact, the relationship of the proposed single storey dwelling to neighbouring
dwellings and private open space is such that visual dominance, loss of light, overlooking and
overshadowing impacts all fall within acceptable parameters.  The proposal would not give rise to any undue
noise, odour or other form of disturbance.  Furthermore, it provides satisfactory amenity space for future
occupiers of the new dwelling.  It is concluded that the proposal will maintain an acceptable level of
residential amenity for neighbouring occupants, consistent with Policy DC1.

4.0  Highway safety

4.1  The NPPF requires all new developments to provide safe and suitable access to the site for all people.
Policy CP4 of the adopted 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  An amended site plan (Drg. No: 1854, Rev. A, dated August 2019) submitted in support of the
application shows sufficient parking provision and on-site vehicle manoeuvring.  In addition, the Local
Highway Authority has not raised any objection to the proposal, subject to the inclusion of conditions and an
informative note with any forthcoming permission.  In light of the above considerations, the application is
considered to accord with Policies CP4 and DC19 of the adopted Breckland Core Strategy, whilst also having
due regard to paragraphs 108 and 109 of the NPPF.

5.0  Impact upon trees

5.1  Policy DC12 of the adopted Core Strategy states that any development that would result in the loss of an
important natural feature will not normally be permitted.  The retention of trees, hedgerows and other natural
features in situ will always be preferable.
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5.2  An Arboricultural Survey and Tree Protection Plan were included as part of the application.  The Tree
and Countryside Officer has raised no objection to the proposal, subject to the inclusion of a condition.  In
light of the above, the application is considered to comply with Policy DC12.

6.0  Other matters

6.1  Policy CP9 of the adopted Core Strategy 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 raised no objection to the proposal, subject to the inclusion of a
condition relating to ground gas protection measures and an informative note relating to extensions.  The
proposal therefore accords with Policy CP9.

6.2  Policy CP10 of the adopted Core Strategy in concerned with the natural environment and seeks to
enhance biodiversity and geodiversity in the District.  Development that fails to exploit opportunities to
incorporate available biodiversity or geological features will not be considered appropriate.

6.3  The proposal will involve the loss of a substantially sized garden pond and a holly tree.  However, the
Design and Access Statement indicates that compensation planting is proposed to the west of the site and it
will include the provision of bird and bat boxes.  The Natural Environment Team recommended that a small
wildlife pond be included on the proposals as the loss of the existing pond could have an adverse impact on
amphibians.  They also recommend the inclusion of an informative note with any future planning permission.
The applicant has submitted amended plans, which include a wildlife pond to the west of the proposed
dwelling.  In light of the above considerations and provision of a wildlife pond, the proposal is considered to
have due regard to Policy CP10 and paragraph 170 of the NPPF, subject to conditions.

6.4  Environmental Health were also consulted as part of the application process and raised no objection to
the proposal.

7.0  Conclusion

7.1  In consideration of the overall planning balance of the scheme, the proposal is considered to represent a
sustainable form of development and will contribute towards the District's lack of a five year housing land
supply, as well as aiding the economy in the local area.  Accordingly, it is recommended for approval, subject
to conditions.

RECOMMENDATION

Approval, subject to the following conditions;

CONDITIONS

2 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.

3 In accordance with submitted plans NEW 2017
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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.

4 New access (over
verge/ditch/watercourse/footway)
Prior to the first occupation of the development hereby permitted the existing vehicular
access shall be widened to 4.5 metres for its first 10 metres as measured from the nearside
carriageway edge and shall be constructed in accordance with a detailed scheme to be
agreed in writing with the Local Planning Authority and thereafter retained at the position
shown on the approved plan. 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 or surface water from or onto the highway in the interests of highway
safety.
This condition will require to be discharged

5 Provision of parking and servicing areas
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
areas, in the interests of satisfactory development and highway safety.
This condition will require to be discharged

6 External materials as approved
The development hereby permitted shall be constructed using the materials specified on the
planning application form and / or submitted drawings.
Reason for condition:-
To enable the Local Planning Authority to ensure the satisfactory appearance of the
development, as required by policies DC 1 & DC 16 of the Adopted Core Strategy and
Development Control Policies Development Plan Document 2009.

7 Non-standard condition
No operations shall commence on site in connection with the development until all tree
protection barriers are in place as indicated on the TPP. Works shall not commence until it is
confirmed that fencing is in place as specified. 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 accordance with Policy DC12 of the adopted Breckland Core
Strategy.

8 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
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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.

12 Inf 2
This development involves works within the public highway that can only be carried out by
Norfolk County Council as Highway Authority unless otherwise agreed in writing.

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. Please note that it is the
Applicants' responsibility to ensure that, in addition to planning permission, any necessary
consents or approvals under the Highways Act 1980 and the New Roads and Street Works
Act 1991 are also obtained from the County Council. Advice on this matter can be obtained
from the County Council's Highway Development Management Group. Please contact Kay
Gordon 01362 656211.

If required, street furniture will need to be repositioned at the Applicants own expense.
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.  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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