
 

 

 

 

 

 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2020/0269/F CASE OFFICER Lisa ODonovan

LOCATION: CRANWORTH APPNTYPE: Full
Homestead Hook Lane Building B POLICY: Out Settlemnt Bndry

CONS AREA: N

APPLICANT: Mr Jake Weatherill
Homestead Hook Lane

LB GRADE: N

AGENT: N H Building Design
18 Plasset Drive Besthorpe

TPO: N

PROPOSAL: Proposed new residential detached dwelling

REASON FOR COMMITTEE CONSIDERATION

The application is to be heard at Planning Committee at the request of the Local Ward Representative and
subsequent agreement of the Chairman's Panel.

KEY ISSUES

Principle
Impact on the character and appearance of the area
Amenity impact
Highways safety
Tree implications
Ecological implications
Other issues

DESCRIPTION OF DEVELOPMENT

The application proposes the erection of a new, detached single storey dwelling comprising of three
bedrooms.   The existing access is proposed for use with parking shown to the northern side of the proposed
dwelling.

SITE AND LOCATION

The site comprises of a group of former accommodation buildings associated with the World War Two
Shipdham Airfield, taken over by the USAAF from 1942.   The Homestead is an existing residential dwelling
with the existing buildings and the application site for this new property sited to the west, south and south-
east.  The site is well screened from the road frontage by a well-established boundary hedgerow.

EIA REQUIRED

No
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RELEVANT SITE HISTORY

3PL/2012/0481/F - Conversion of existing building to a single dwelling - Permission

3PL/2020/0260/F - Conversion of EX USA Services building to residential unit with adjoining annexe -
Permission

3PL/2020/0270/F - Conversion of ex USA services building to residential unit including the demolition of an
outbuilding - Permission

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
ENV02 Biodiversity protection and enhancement
ENV06 Trees, Hedgerows and Development
GEN01 Sustainable Development in Breckland
GEN02 Promoting High Quality Design
HOU05 Small Villages and Hamlets Outside of Settlement Boundaries
HOU06 Principle of New Housing
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance
TR02 Transport Requirements

OBLIGATIONS/CIL

Not applicable

CONSULTATIONS

CRANWORTH P C
The Council feel that a new build on the site is not appropriate or necessary.  There are other buildings on
the site owned by the applicant which had not been restored and new builds contravene the planning
regulations for the unserviced parish and were also outside the boundary.  A precident was also set when an
application for a new build on a neighbouring property was refused in the last couple of years.
NORFOLK COUNTY COUNCIL HIGHWAYS
The site is located remotely from services, amenities and public transport provision and it is therefore
considered that the occupants of the dwelling would be reliant on travelling by car to access these on a daily
basis.
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The site lies at the eastern end of Hook Lane, close to the junction with High Common, where informal
passing provision exists and the straight alignment of the carriageway provides good inter-visibility between
drivers enabling one vehicle to wait whilst another passes.

Conditions recommended if approval granted.
CONTAMINATED LAND OFFICER
No objection subject to conditions.
TREE AND COUNTRYSIDE CONSULTANT
Providing that the hedgerow can remain as shown on drawing NH/19/57/7 dated May 2020 then I have no
objection. For clarity and the avoidance of doubt the submitted AIA should be updated as currently it is
showing 22 metres of hedgerow to be removed.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
The revised site access plan dated May 2020 (NH/19/57/7) shows the existing hedge and apple tree along
Hook Lane will now be retained. The Great Crested Newt; Precautionary Mitigation Method Statement
(BiOME Consulting; May 2020) and Biodiversity Enhancement Plan (BiOME Consulting; June 2020) are fit
for purpose. If you are minded to approve this application, we recommend that this be subject to conditions.
HISTORIC ENVIRONMENT SERVICE
Based on currently available information the proposal will not have any significant impact on the historic
environment and we do not wish to make any recommendations for archaeological work.
HISTORIC BUILDINGS CONSULTANT
No objection in broad terms of principle to the proposed adaptive (re)use, but the submission survey drawing,
as scant as it is, would appear to show the placement of original crittall / pressed steel type external joinery.
In my opinion, these original feature should be retained if at all possible to preserve at least the external
envelope of the building.

REPRESENTATIONS

Site notice erected: 18-03-2020
Initial consultations issued:  17-03-2020

Two objections received raising the following concerns:

- Access requiring removal of hedgerow/land outside of the applicant's ownership
- Impact on ecology
- Water supply
- Asbestos and contamination
- Hedgerow
- Highways - visibility in particular
- Noise and disturbance result from the additional use
- Impact on the historic nature of the site
- Out of keeping

Cllr Linda Turner
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There seems no reason for another building, let alone a new build in the centre of all ready developed homes
and proposed development of renovated buildings into homes, on which is a historic site of great interest (ex
USA staff quarters).

The site is outside the village boundary and our five year housing supply does not necessitate the provision
of a new build in the village. Cranworth is a tiny village with no facilities other than the Church and Village
hall, so is considered not sustainable.

In regard to the proposed demolition of an outbuilding it is imperative that an archeological and historic
survey is done, as many of the ex USA buildings have wall paintings and historic interest and the local history
group have done a lot of research on these.

ASSESSMENT NOTES

1.0 Principle

1.1 Cranworth is defined in the Breckland Local Plan (adopted) as a village without a boundary, therefore the
Policy HOU05 is relevant.  This Policy states:

1.2 Development in smaller villages and hamlets outside of defined settlement boundaries will be limited
apart from where it would comply with other policies within the Development Plan and if all of the following
criteria are satisfied:
1. The development comprises of sensitive infilling and rounding off of a cluster of dwellings to an existing
highway;
2. It is of an appropriate scale and design to the settlement; and,
3. The design contributes to preserving, and where possible, enhancing the historic nature and connectivity
of communities.

1.3 The proposal seeks the erection of a single storey dwelling within garden land currently serving The
Homestead and will utilise the existing access.  There is existing residential development to the north and
there are two other applications, which propose the sensitive conversion of two of the existing buildings to
separate residential units, the site is also well screened by established boundary hedging and planting.
Given the enclosed garden nature of the site, the development is contained and does round off development
in this location, as well being infill development i.e surrounded on all sides.

1.4 As stated, one single storey dwelling is proposed.  The dwelling is shown to comprise of a traditional
pitched roof and gable end design.  It is single storey and modest in scale and is therefore considered
consistent with the existing buildings.

1.5 In light of the above factors, the principle of the development proposed is considered acceptable.

2.0 Impact on the character and appearance of the area

2.1 Policies GEN 02 and COM01 of the Local Plan 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 As stated above, the proposal seeks to provide a modest, single storey dwelling set within the residential
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curtilage of The Homestead and is surrounded by various, existing built forms.  The dwelling is shown to be
positioned within the site so as to provide a sufficient separation distance between it and the existing dwelling
and the proposed conversions so the development does not appear cramped, particularly taking into
consideration the existing built form within the wider site.  The design is considered to be reflective of the
existing buildings and proposes the use of appropriate materials.  In light of these factors, the proposal is
considered to comply with policies COM01 and GEN02.

3.0 Amenity impact

3.1 Policy COM03 of the Local Plan 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 As referred to above, the dwelling has been positioned so as to retain a sufficient separation distance
between its front elevation and the neighbouring boundary to the west, this alongside boundary screening,
which the applicant intends on improving by adding Laurel hedging, and the single storey nature of the
dwelling will ensure that neighbouring amenity including loss of privacy and overlooking is not adversely
affected.  The plot will also be afforded a sufficient amount of private amenity space.  The boundary
screening will be conditioned.

3.3 In terms of noise and disturbance, it is not considered that traffic generation from this dwelling, or the
other conversions proposed is considered severe enough to warrant a refusal in this regard.

3.4 In light of the above factors, the proposal is considered to accord with Policy COM03.

4.0 Highway safety

4.1 Policies COM01, TR02 of the Local Plan seeks to ensure that all access and safety concerns are
resolved in new developments.  Policy HOU 06 requires sufficient parking for all new development.
Paragraphs 108 and 109 of the NPPF are also relevant.

4.2 As a result of concerns raised by the neighbour in respect of the need to trim back their hedgerow to
afford visibility, amendments were made to the access.  A plan has now been provided which sufficiently
demonstrates that the access can be provided to the highway authorities satisfaction with only the need to
trim back some of the applicant's hedgerow.  No removal is proposed.  The Highways Authority has advised
that the site is located remotely from services, amenities and public transport provision and it is therefore
considered that the occupants of the dwelling would be reliant on travelling by car to access these on a daily
basis.  That said, Policy HOU05 permits development in locations, such as this, as set out above.

4.3 The site lies at the eastern end of Hook Lane, close to the junction with High Common, where informal
passing provision exists and the straight alignment of the carriageway provides good inter-visibility between
drivers enabling one vehicle to wait whilst another passes. If the Local Planning Authority is minded to grant
permission this should be subject to conditions in respect of visibility being provided and the parking and
turning area being laid out and provided.

4.4 In light of the above, the application is considered to accord with Policies COM01 and TR02.

5.0 Tree implications

5.1 Policy ENV06 seeks to preserve the District's trees, hedgerows and other natural features and secure
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appropriate landscaping schemes to mitigate the impact of, and complement, new development.

5.2 The frontage boundary hedgerow is considered to be protected under The Hedgerow Regulations.  The
original scheme for the access proposed the removal of 22 metres of this hedgerow, which was objected to.
As previously stated, amendments and measurements have been carried out and the applicant has
demonstrated on a scaled drawing that the access can be provided without the need to remove this
hedgerow.  This will be sufficiently conditioned to be retained should permission be granted.  The Tree and
Countryside Officer raised no objection on this basis.  As a result, the proposal is considered to have due
regard to Policy ENV06.

6.0 Ecological implications

6.1 Policy ENV02 of the Breckland Local Plan (adopted) 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 The application was accompanied by a Preliminary Ecological Appraisal and Great Crested Newt;
Precautionary Mitigation Method Statement which were sent tot he ecology team for comment.  They have
raised no objection to the proposal on the basis that conditions are included in respect of the mitigation and
enhancement measures.

6.3 The neighbour subsequently advised that she had seen a Newt on the site and reported this to the
ecology team directly, they have subsequently advised that they agree with the ecology reports assessment
of potential impacts on great crested newts and recommend conditioning that the development works relating
to all of the applications proceed in accordance with this method statement.  It is clear from the report the
potential for great crested newts to be present on the site is considered low. The precautionary methods of
working set out in the method statement are appropriate. The method statement states that "should GCN be
recorded during the clearance or construction period, all works will cease and a licenced ecologist contacted
immediately who will advise on further action. The ecologist will liaise as appropriate with the Local Planning
Authority (LPA) ecologist and Natural England''.

6.4 In light of the above, the application is considered to have due regard to Policy ENV02.

7.0 Other issues

7.1 Non-designated heritage assets - This application is not considered to adversely impact on the existing
buildings and the Historic Environment Service advised that the proposal will not have any significant impact
on the historic environment and we do not wish to make any recommendations for archaeological work.   The
Historic Buildings Officer has also raised no objection to the new build element but has provided comment in
respect of the conversions.

7.2 Contaminated Land - The contaminated land team has raised no objection subject to conditions including
an advisory note regarding asbestos which is covered by separate legislation.

7.3 Issues raised by local representations that have not been addressed above:
Water/bore hole and utilities - This will be a matter for building regulations if permission is granted and a
water supply condition will be imposed to any approval given.

7.4 Removal of hedgerow within the site - this has been raised by a neighbour however the applicant has
advised that he has cleared out a ditch and not removed hedgerow.  However, it should be noted that
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general garden work does not require planning permission in its own right and the hedgerow Regulations
relate to hedgerows of more than 20m in length that adjoin agricultural land, forestry, paddocks, common
land, village greens, a site of special scientific interest of a local nature reserve - none of which apply here to
internal boundary screening.

7.5 In respect of the comments about a recent refusal on the site, I couldn't find any reference of this,
however it should be noted that the Council has since adopted a new Local Plan which is a material change
in circumstances to any previous decisions issued.

8.0 Conclusion

8.1 For the reasons detailed above, the proposal is considered to be acceptable and is recommended for
approval.

RECOMMENDATION

The proposal is recommended for approval, subject to the following conditions.

CONDITIONS

1 Full permission 3 year time limit
The development hereby permitted shall be begun before the expiration of THREE YEARS
from the date of this permission.
Reason for condition:-
To comply with section 91 of the Town & Country Planning Act 1990 (as amended).

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, in accordance with Policy COM01 of the
Adopted Local Plan (2019).

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 COM3, GEN2 and COM1 of the Adopted Local Plan
(2019).

4 Visibility splay
Prior to the first occupation of the development hereby permitted a visibility splay measuring
.2.4 metres x 59 metres shall be provided to the eastern side of the access where it meets
the highway.  The splay shall thereafter be maintained at all times free from any obstruction
exceeding 1.05 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 having
due regard to policies COM01 and TR02 of the Breckland Local Plan (adopted).

5 Parking and turning area
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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 due regard to policies COM01, HOU06
and TR02 of the Breckland Local Plan (adopted).

6 Boundary treatment/screening to be agreed
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 dwelling is first occupied.  Development
shall be carried out in its entirety in accordance with the approved details.
Reason for condition:-
In the interests of the satisfactory appearance of the development in accordance with policy
DC 16 of the Adopted Core Strategy and Development Control Policies Development Plan
Document 2009.
This condition will require to be discharged

7 No PD for classes A B C D & E
Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) (England) Order 2015 (or any Order revoking and re-enacting that Order)
(with or without modification), no extensions, roof alterations, porches or ancillary buildings
as defined within Classes A, B, C, D and E of Part 1 of Schedule 2 of that Order shall be
erected or brought onto the land unless an appropriate planning application is first submitted
to and approved by the Local Planning Authority.
Reason for condition:-
In the interests of the satisfactory appearance of the development and/or the amenities of
adjoining residents in accordance with Policy COM3 of the Breckland Local Plan (adopted).

8 Site Investigation/ remediation
Unless otherwise agreed in writing, the following details shall be submitted to and approved
in writing by the Local Planning Authority prior to the commencement of the development
hereby approved:
A.  Site Investigation
A site investigation and risk assessment to determine the nature and extent of any
contamination on the site, whether or not it originates on the site.  The investigation and risk
assessment must be undertaken by competent persons and a written report of the findings
must be produced. The report of the findings must include: (i) a survey of the extent, scale
and nature of contamination; (ii) an assessment of the potential risks to: human health,
property (existing or proposed) including buildings, crops, livestock, pets, woodland and
service lines and pipes, adjoining land, groundwaters and surface waters, ecological
systems, archaeological sites and ancient monuments; (iii) an appraisal of remedial options,
and proposal of the preferred option(s).
B.  Remediation Scheme
A detailed remediation scheme to bring the site to a condition suitable for the intended use
by removing unacceptable risks to human health, buildings and other property and the
natural and historical environment.  The scheme must include all works to be undertaken,
proposed remediation objectives and remediation criteria, timetable of works and site
management procedures. The scheme must ensure that the site will not qualify as
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contaminated land under Part 2A of the Environmental Protection Act 1990 in relation to the
intended use of the land after remediation.
C. Implementation of Approved Remediation Scheme
The approved remediation scheme must be carried out in accordance with its terms prior to
the commencement of development, unless otherwise agreed in writing by the Local
Planning Authority. The Local Planning Authority must be given two weeks written
notification of commencement of the remediation scheme works.
Following completion of measures identified in the approved remediation scheme, a
verification report (referred to in PPS23 as a validation report) that demonstrates the
effectiveness of the remediation carried out must be submitted to and approved in writing by
the Local Planning Authority.
The above must be conducted in accordance with Defra and the Environment Agency's
'Model Procedures for the Management of Land Contamination, CLR 11'.
Reason for condition:-
To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters, property and
ecological systems, and to ensure that the development can be carried out safely without
unacceptable risks to workers, neighbours and other offsite receptors.
This condition is imposed in accordance with Policy COM03 of the Breckland Local Plan
(adopted).
This condition will require to be discharged

9 Unexpected Contamination
In the event that contamination is found at any time when carrying out the approved
development that was not previously identified it must be reported in writing immediately to
the Local Planning Authority. An investigation and risk assessment must be undertaken in
accordance with details to be agreed in writing with the Local Planning Authority.  Where
remediation is necessary, a remediation scheme must be submitted to and approved in
writing by the Local Planning Authority.  Following completion of measures identified in the
approved remediation scheme a verification report shall be submitted to and approved in
writing by the Local Planning Authority.
Reason for condition:-
To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters, property and
ecological systems, and to ensure that the development can be carried out safely without
unacceptable risks to workers, neighbours and other offsite receptors.
This condition is imposed in accordance with Policy COM03 of the Breckland Local Plan
(adopted).

10 Water supply
Prior to the commencement of any development, a scheme for the provision, ownership and
maintenance of the water supply shall be submitted in writing and agreed with-the Local
Planning Authority. The works/scheme shall be constructed and completed in accordance
with the approved plans/specification at such time(s)as may be specified in the approved
scheme. Prior to first use the applicant/owner must contact the Environmental Protection
Team at Breckland Council to arrange for a risk assessment to be carried out.
Reason for condition:-
To ensure a satisfactory and wholesome supply of water for the proposed users in
accordance with Section 14 of the NPPF and Policy COM03 of the Breckland Local Plan
(adopted).
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This condition will require to be discharged
11 Ecology - mitigation

The proposed development must proceed in accordance with the mitigation measures
outlined in section 4 of the Preliminary Ecological Appraisal (BiOME Consulting; April 2020)
and the Great Crested Newt; Precautionary Mitigation Method Statement (BiOME
Consulting; May 2020).
Reason for condition:-
To ensure the development is not detrimental to Protected Species and in order to protect
the wildlife value of the site in accordance with Policy ENV02 of the Breckland Local Plan
(adopted) and Section 15 of the National Planning Policy Framework.

12 Ecology - enhancements
Prior to the first occupation enhancement measures must be implemented in accordance
with the Biodiversity Enhancement Plan (BiOME Consulting; June 2020) and evidence and
details submitted to and approved by the Local Planning Authority.
Reason for condition:-
To ensure the development is not detrimental to Protected Species and in order to protect
and enhance the wildlife value of the site in accordance with Policy ENV02 of the Breckland
Local Plan (adopted) and Section 15 of the National Planning Policy Framework.
This condition will require to be discharged

13 Retention of trees and hedges
No frontage boundary trees or hedges shall be cut down, uprooted destroyed, lopped or
topped, other than in accordance with the approved plans and particulars, without the
previous written approval of the Local Planning Authority.
Any trees or hedges removed without consent shall be replaced during the next planting
season November/March with trees of such size and species as agreed in writing with the
Local Planning Authority.
Reason for condition:-
To ensure that the trees and hedges are retained in the interests of the visual amenities of
the are and the satisfactory appearance of the development in accordance with policies
ENV06, COM01 and GEN02 of the Breckland Local Plan (adopted).
This condition will require to be discharged

16 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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