
 

 

 

 

 

 

 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2019/0816/F CASE OFFICER Tom Donnelly

LOCATION: LITTLE CRESSINGHAM APPNTYPE: Full
Land adjacent to 6B Watton Road POLICY: Out Settlemnt Bndry
Thetford ALLOCATION: N

CONS AREA: N

APPLICANT: Scott
C/O Agent

LB GRADE: N

AGENT: Mr David Futter
Arkitech House 35 Whiffler Road
Norwich

TPO: N

PROPOSAL: Proposed residential development.

REASON FOR COMMITTEE CONSIDERATION

The application is brought before the committee as the recommendation is contrary to Policy

KEY ISSUES

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

DESCRIPTION OF DEVELOPMENT

The proposal seeks the erection of 3no. residential dwellings on Land adjacent to 6B Watton Road, in Little
Cressingham. The dwellings comprise of 2no. two storey dwellings and 1no. single storey dwelling with
associated access points.

SITE AND LOCATION

The application site is on land adjacent to 6B Watton Road in Little Cressingham. The land is currently an
agricultural field but is adjoined by other residential uses on both sides of the road.

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.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.16 Design
DC.19 Parking Provision
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance

OBLIGATIONS/CIL

Not Applicable

CONSULTATIONS

LITTLE CRESSINGHAM & THREXTON PC
The Council recommends 'Approval' of the application subject to the applicants offer of an unsurfaced
footpath across his land to the north of the parish linking Green Lane / MOD land to the junction of the Police
Firing Range on the Pickenham Road from Lt Cressingham, as shown on the attached plan. It is accepted
that this footpath is only for the benefit of the parishioners of Threxton and Lt Cressingham Parishes. The
Parish Council welcome organic and proportionate growth. Further, the proposed development will help with
the social / economic dynamics of this part of the Parish and provide fresh housing stock with 4 bedrooms in
a village of predominantly 3 bedroom houses.
NORFOLK COUNTY COUNCIL HIGHWAYS
No objection subject to conditions
CONTAMINATED LAND OFFICER
No objections
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REPRESENTATIONS

The neighbour consultation period expired on 27-09-19.
A site notice and press notice were posted which expired on 22-08-19 and 19-08-19 respectively.

No responses were received.

ASSESSMENT NOTES

1.0  Principle of development

1.1  This application seeks full planning permission for the erection of a residential dwelling. 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 development 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
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.

1.4  In terms of economic and social criteria, the proposal would provide 3 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  Little Cressingham is identified as a rural settlement within Policy SS1 of the Core Strategy and
Development Control Policies Development Plan Document Adopted 2009. This states that nominal housing
growth will be provided where local capacity allows. Policy CP14 of the DPD states that the type and scale of
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development will reflect the need to maintain the viability of these communities. The relevant criterion in
relation to housing identifies that residential development will only be permitted where there are suitable sites
available sites inside the limits of a defined settlement boundary.

2.0  Impact on 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
development should be sympathetic to landscape character, informed by the Council's Landscape Character
Assessment (LCA).

2.2  The site lies outside any defined Settlement Boundary but is immediately adjacent to the Little
Cressingham Settlement Boundary. Given that Little Cressingham is a classed as a rural settlement, the
development would rely heavily on Watton to provide services and facilities which is approximately 1.8 miles
from the site but is well connected via a B road.

2.3  The site would be readily visible from public vantage points and would therefore have some impact on
the character and appearance of the area and visual amenity. However, given that the site is adjacent to
other residential development and given the recent approval for a dwelling on the site opposite, it is not
considered that the environmental impact would be significant in this instance.

2.4  It is considered that the erection of a dwelling on the site would not result in a form of development
detrimental to the character and appearance of the area and is therefore considered to accord with Policies
CP11, DC1, DC16 and Paragraph 127 of the NPPF.

3.0  Design and appearance

3.1  The proposal seeks the erection of 3 detached dwellings that would be constructed of a mix of red facing
brickwork and flint on the walls with red, clay pantiles on the roof. The dwellings in the surrounding area
comprise of a mix of detached bungalows and two storey, semi-detached properties. Given the mix of
dwellings in the surrounding area and the sympathetic design of the proposed dwellings, it is considered that
they would be in keeping with the character and appearance of the surrounding area.

3.2  On the basis of the above, it is considered that the proposal would satisfy the requirements of Policy
DC16 in terms of design and appearance.

4.0 Impact on amenities

4.1  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.

4.2  The dwellings are set in spacious plots with the sympathetic siting of windows at first floor level so as not
to result in a detrimental impact on amenities by way of overlooking or over-dominance. The dwellings also
benefit from generous private amenity space provision.

4.3  In terms of the impact on the existing dwelling, 6B Watton Road, Plot 1 has been sympathetically
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designed to have a single storey element on the boundary closest to the property with the height of the
dwelling increasing to two storey further away from the adjacent property. On this basis, it is not considered
that the proposal would result in a detrimental impact on the existing dwellings.

4.4  On the basis of the above, it is considered that the proposal accords with Policy DC1 in terms of the
impact on neighbour amenity.

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. The highways officer has
raised no objections to the proposal subject to conditions relating to  the creation of the new access, visibility
splay and parking provision. Subject to the imposition of these conditions, it is not considered that the
proposal would have a detrimental impact on highway safety and has a sufficient level of parking provision to
be acceptable in highway safety terms.

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
this development would provide a small contribution towards Breckland's Housing supply. There is the
additional material consideration of the previously granted outline approval which has already established the
principle and still remains extant.  On this basis, the other key principle considerations for this proposal must
be assessed and are whether the site is a sustainable location for housing and the visual impact on the
countryside.

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 two dwellings, 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  In accordance with paragraph 14 of the NPPF, no harm has been identified which would significantly and
demonstrably outweigh the benefits, and therefore, approval of planning permission is recommended subject
to conditions.

RECOMMENDATION

That Planning Permission be GRANTED subject to the following conditions:

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
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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.

3 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.

4 New access (over
verge/ditch/watercourse/footway)
Prior to the first occupation of the development hereby permitted the vehicular access
crossing over the verge shall be constructed in accordance with the highways specification
TRAD 4 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 in accordance
with Policy CP4 of the Core Strategy.
This condition will require to be discharged

5 Access - combined, configuration and
gates/bollards
Any access gates/bollard/chain/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:-
In the interests of highway safety enabling vehicles to safely draw off the highway before the
gates/obstruction is opened in accordance with Policy CP4 of the Core Strategy.
This condition will require to be discharged

6 Provision of visibility splays - condition/approved
plan
Prior to the first occupation of the development hereby permitted a 2.4 metre wide parallel
visibility splay (as measured back from the near edge of the adjacent highway carriageway)
shall be provided across the whole of the site's roadside frontage. The splay shall thereafter
be maintained 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 in accordance with the principles of the NPPF and Policy
CP4 of the Core Strategy.
This condition will require to be discharged

7 Provision of parking and servicing areas
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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 in accordance with Policy CP4 of the Core
Strategy.
This condition will require to be discharged

8 Boundary screening to be agreed
Prior to the occupation of the development hereby approved, a scheme for the provision of
boundary screening, shall be submitted to the Local Planning Authority for approval.  Such
scheme as may be agreed shall be completed prior to the occupation of the development
which the screening adjoins to the satisfaction of the Local Planning Authority.
Reason for condition:-
To safeguard the interests of the amenities of neighbouring occupiers and to ensure the
satisfactory appearance of the development, in accordance with Policy DC 1 and DC 16 of
the Adopted Core Strategy and Development Control Policies Development Plan Document
2009.
This condition will require to be discharged

9 Landscaping - details and implementation
Prior to the occupation 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

10 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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