
 

 

 

 

 

 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2019/0745/F CASE OFFICER Tom Donnelly

LOCATION: KENNINGHALL APPNTYPE: Full
The Chapel, Quidenham Road POLICY: Out Settlemnt Bndry
Kenninghall

CONS AREA: Adjacent

APPLICANT: Mr  Warwick
The Chapel Quidenham Road

LB GRADE: N

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

TPO: N

PROPOSAL: Erection of a dwelling

REASON FOR COMMITTEE CONSIDERATION

The application is brought before Committee at the request of Chairman's Panel

KEY ISSUES

Principle of development
Impact on character and appearance of area
Impact on amenities
Impact on non-designated heritage asset
Impact on parking provision and highway safety
Impact on historic environment

DESCRIPTION OF DEVELOPMENT

The proposal seeks the erection of a dwelling on land adjacent to the converted Methodist Chapel in
Kenninghall.

SITE AND LOCATION

The application site is land adjacent to the Chapel, Quidenham Road in Kenninghall. The existing building is
a former Methodist Chapel that has been converted into a dwelling. The site lies outside of any defined
settlement boundary but is immediately adjacent to it and is adjacent to the Kenninghall Conservation Area.
There are other residential properties adjacent to the site. The Chapel is considered to be a non-designated
heritage asset.

EIA REQUIRED

No
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RELEVANT SITE HISTORY

No relevant site history

POLICY CONSIDERATIONS

The following policies of the Breckland Local Plan, 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

COM01 Design
COM03 Protection of Amenity
ENV05 Protection and Enhancement of the Landscape
ENV07 Designated Heritage Assets
ENV08 Non-Designated Heritage Assets
HOU03 Development Outside of the Boundaries of Local Service Centres
HOU06 Principle of New Housing
LBC Planning(Listed Building & Conservation Areas) Act 1990
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance

OBLIGATIONS/CIL

Not Applicable

CONSULTATIONS

KENNINGHALL P C
Kenninghall Parish Council raise objections on the basis of site access and size of property. The proposed
new access onto Quidenham Road is on a narrow blind bend; Quidenham Road runs from Kenninghall
Market Place (which also serves Kenninghall Surgery) towards Quidenham and is already busy narrow
country road. We believe the access from this new property is dangerous with accidents already recorded on
this stretch of road. In addition, the house is a very substantial build and we feel will overshadow the historic
Old Methodist Chapel. We are concerned that no account seems to have been taken of the existing
graveyard/graves especially during the construction phase. For these reasons we object to the proposal.
NORFOLK COUNTY COUNCIL HIGHWAYS
No objection subject to conditions
CONTAMINATED LAND OFFICER
No objection
TREE AND COUNTRYSIDE CONSULTANT
No objection
ENVIRONMENTAL HEALTH OFFICERS
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No objection
HISTORIC BUILDINGS CONSULTANT
No objection subject to conditions
HISTORIC ENVIRONMENT SERVICE
No objection subject to conditions

PRINCIPAL PLANNER MINERAL & WASTE POLICY No Comments Received

REPRESENTATIONS

The neighbour consultation period expired on 29-10-19.
Additionally, a site notice and press notice were posted that expired on 02-08-19 and 05-08-19 respectively.

1 letter of objection was received with the key points raised as follows:

- Over development of site.
- Dangerous access point.
- Congestion of off-site parking.
- Impact on headstones.

ASSESSMENT NOTES

1.0  Principle of development

1.1  The application seeks the erection of a detached dwelling on garden land adjacent to the converted
Methodist Chapel on Quidenham Road in Kenninghall. Whilst the site is outside any defined Settlement
Boundary, it is immediately adjacent to it. Kenninghall is identified as a Local Service Centre Village and
therefore Policy HOU03 applies in this instance.

1.2  The housing targets as identified across Local Plan Policies HOU02 & HOU03 identify that there is still a
requirement for new housing in Kenninghall as completions and allocations fall short of the target for
Kenninghall over the plan  period. On this basis, the principle of development is accepted by HOU03 subject
to satisfying further criteria within the policy. The additional criteria within Policy HOU03 allows for
development outside of the Settlement Boundary of the Local Service Centre Villages where they are
immediately adjacent to the Settlement boundary among other criteria. In this instance, the site is
immediately adjacent to the Settlement Boundary as the site boundary touches the settlement boundary of
Kenninghall. On this basis, it is considered that the principle of development is acceptable having regard to
Policy HOU03 of the Breckland Local Plan (Adopted).

2.0  Impact on character and appearance of the area

2.1  The proposal seeks the erection of a dwelling on garden land to the North of the Converted Methodist
Chapel on Quidenham Road in Kenninghall. The surrounding area to the south and east consists of other
residential properties of a variety of sizes and designs. It is therefore considered that the introduction of a
further residential unit would not appear at odds with the existing pattern of development.
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2.2  The plot is in a prominent location on the approach into Kenninghall. Subsequently, there was particular
regard to the impact of the development from a street scene perspective and also having regard to the visual
impact of the development on the context of the Chapel to the south. This was of particular importance given
that the site is elevated from the road and therefore would have an increased visual impact.

2.3  The originally submitted scheme was for a large, 2 storey unit that was significantly taller than the
adjacent Chapel and it was therefore considered that this would result in an unacceptable visual impact in
the context of the street scene and adjacent non-designated heritage asset. Following negotiation with the
agent and significant discussion with the Historic Buildings Officer, the scheme was reduced to a one and a
half storey dwelling that has a ridge height in keeping with that of the Chapel. In addition to this, the unit was
set back in the site so as to reduce the visual impact of the dwelling in the context of the street scene.

2.4  In terms of the design of the unit, it is considered that the design draws upon design features of other
buildings on the locality and is sympathetic to the character of the area. The proposed palette of materials
also ties in with materials present in the locality and it is therefore considered that these would also be
acceptable in terms of the character and appearance impact of the development.

2.5  On the basis of the revised scheme currently under consideration, it is considered on balance that the
impact on the character and appearance of the area is acceptable and therefore is considered to comply with
Policy COM01 of the Adopted Local Plan 2019.

3.0 Impact on amenities

3.1  The impact on amenities was considered with regard to Policy COM03. The siting of the dwelling is such
that it benefits from good levels of separation to the adjoining residential properties and the sensitive
fenestration arrangements means that there is no overlooking from the proposed dwelling on to adjacent
properties.

3.2  On the basis of the siting and design/layout of the dwelling, it is considered that the amenities enjoyed by
existing dwellings currently would not be eroded by the development.

3.3  Due to the negotiations around the siting of the proposed dwelling and its relationship to The Chapel, the
private amenity space arrangement is to the side of the dwelling rather than to the rear of the dwelling. Whilst
this is a somewhat unusual arrangement, it is considered that the amount of private amenity space being
provided is sufficient to provide an adequate level of private amenity space provision for the occupants of the
dwelling.

3.4  It is also of note that the land on which the proposed dwelling is situated currently serves as private
amenity space for the existing Chapel dwelling. On this basis, it could be argued that the use of the land as
amenity space has been established and would therefore be acceptable.

3.5  It is therefore considered, on balance, that the proposal is acceptable in terms of the preservation of
neighbour amenity and private amenity space provision when considered in the context of the visual impact
of the development having regard to Policy COM03.

4.0  Impact on non-designated heritage asset

4.1  Any decisions relating to listed buildings and their settings and conservation areas must address the
statutory considerations of the Planning (Listed Buildings and Conservation Areas) Act 1990 (see in
particular sections 16, 66 and 72) as well as satisfying the relevant policies within the National Planning
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Policy Framework and the development plan.  National policy states that when considering the impact of a
proposed development on the significance of a designated heritage asset, great weight should be given to
the asset's conservation.  Core Strategy Policy ENV08 seeks to ensure that new development preserves and
enhances the character, appearance and setting of Non-designated heritage asset.

4.2  Whilst the Chapel is not a Listed Building and subsequently is not specifically protected on this basis, it is
considered that the building has sufficient historical value so as to be viewed as a non-designated heritage
asset and therefore warrants protection on this basis. It is on this basis that the scheme was subject to
significant negotiation and revisions to ensure an appropriate impact on the character and setting of this
building.The scheme has been reduced in size and scale as re-positioned within the plot so as to reduce the
impact of the development on the Chapel.

4.3  The Historic Buildings Officer is satisfied that the revised scheme has appropriate regard to the
character, setting and context of the Chapel and would therefore not result in a detrimental impact on the
building. The proposal is therefore considered to have appropriate regard to Policy ENV08 in terms of the
impact on the character and setting of the non-designated heritage impact.

4.4  The Historic Environment Service at Norfolk County Council were consulted on the scheme and raised
no objection to the proposal and made no recommendations for archaeological works in association with the
development. Whilst it is acknowledged that the development site is adjacent to a former Chapel, there is no
evidence that this land was used for burial purposes. However, they have advised that if any human remains
are discovered during works on site, all work must cease and a burials licence obtained in accordance with
Section 25 of the Burial Act 1857. An informative will be imposed as per this recommendation.

4.5  Whilst there are headstones present in association with the chapel, these fall outside of the extent of the
application site and therefore it is not considered that these would be implicated by the development.

4.6  On this basis, it is not considered that the proposal would result in a detrimental impact on the Historic
Environment and is therefore acceptable in this regard.

5.0  Impact on parking provision and highway safety

5.1  The impact of the development on parking provision and highway safety were considered with regard to
Policy COM01 and HOU06 of the Adopted Core Strategy 2019 and Paragraph 108 and 109 of the NPPF
(2019).

5.2  The Highway Authority were consulted on the proposal and have raised no objections to the scheme
followings revisions to the turning and parking provision on site subject to conditions to ensure that the
visibility splays, parking and turning provision are provided on site as shown on the plans.

5.3  The proposal has been revised so that the proposed dwelling would share the access to the existing
dwelling. In order for this to be acceptable in highway safety terms, it is necessary to make changes to the
site frontage to the north and south, both in the applicants ownership, in order to achieve the required level of
visibility. The Highway Authority have been consulted on the revised layout and have raised no objection to
the revised access arrangement subject to conditions.

5.4  On the basis of the above, it is considered that the proposal is acceptable in terms of parking provision
and highway safety having regard to Policies TR02 and COM01 as well as paragraphs 108 & 109 of the
NPPF (2019).
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6.0  Planning Balance

6.1  In terms of the overall planning balance of the application, it is considered that the proposal is acceptable
in planning terms and is accordingly recommended for approval, subject to conditions.

RECOMMENDATION

That Planning Permission be GRANTED subject to the following conditions;

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 External wall and roof materials to be agreed
No development beyond slab level shall take place until precise details, (including samples
where required), of the materials used in the construction of the external walls and roof(s) of
the development hereby permitted have been submitted to and approved in writing by the
Local Planning Authority.  This condition shall apply notwithstanding any indication as to
these matters that have been given in the current application.  The materials to be used in
the development shall be in accordance with the approved details.
Reason for condition:-
To enable the Local Planning Authority to control the colour, tone, texture and appearance of
the materials used to ensure the satisfactory appearance of the development, as required by
COM01 & GEN02 of the Breckland Local Plan (Adopted).
This condition will require to be discharged

4 Existing access - closure
Vehicular access to and egress from the adjoining highway shall be limited to the access
shown on Drawing No 6044/08 Rev A. only. Any other access or egress shall be
permanently closed.
Reason for condition:-
In the interests of highway safety having regard to Policies TR02 and COM01 of the
Breckland Local Plan (Adopted) and paragraphs 108 & 109 of the NPPF (2019).

5 Provision of visibility splays - condition/approved
plan
Prior to the first occupation/use of the development hereby permitted visibility splays
measuring 2.4 metres x 43 metres shall be provided to each side of the access where it
meets the highway. The splays shall thereafter be maintained at all times free from any
obstruction exceeding 1.05 metres above the level of the adjacent highway carriageway.
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Reason for condition:-
In the interests of highway safety in accordance with the principles of the NPPF & Policies
TR01 & TR02 of the Breckland Local Plan (Adopted).
This condition will require to be discharged

6 Provision of parking and servicing areas
Prior to the first occupation of the development hereby permitted the proposed 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 having regard to Policies TR01 & TR02 of the
Breckland Local Plan (Adopted).
This condition will require to be discharged

7 Non-standard condition
During works on the site, should human remains be discovered at the site, all work shall
cease and the relevant authorities must be contacted including the Local Plan Authority. A
burials licence will need to be obtained from the Ministry of Justice in order to comply with
section 25 of the Burial Act 1857. Should this occur we recommend engaging an
archaeologist to deal with the burial licence application and to ensure proper treatment of the
remains.
Reason for condition:-
To ensure that the development has appropriate regard to the potential Archaeological
Value of the site having regard to Policy 16 of the NPPF (2019).

8 Boundary treatment/screening to be agreed
Notwithstanding the details submitted on the approved plans, prior to the occupation of the
development hereby permitted a plan indicating the positions, design, materials and type of
boundary treatment & screening to be erected shall be submitted to and approved in writing
by the Local Planning Authority.  The boundary treatment & screening shall be completed
before the building is first occupied. Development shall be carried out in its entirety in
accordance with the approved details and thereafter retained.
Reason for condition:-
In the interests of the satisfactory appearance of the development in accordance with policy
COM01 and COM03 of the Breckland Local Plan (Adopted).
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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