
 

 

 

 

 

ITEM: RECOMMENDATION: REFUSAL
REF NO: 3PL/2020/0445/D CASE OFFICER Naomi Minto

LOCATION: SHROPHAM APPNTYPE: Reserved Matters
Rose Cottage, Low Road POLICY: Out Settlemnt Bndry

CONS AREA: N

APPLICANT: Hazelby-Evans Developments Ltd
100 Station Road Attleborough

LB GRADE: Adjacent Grade 2

AGENT: DJR Design
53A, Chapel Road Morley St Botolph

TPO: N

PROPOSAL: Reserved matters erection of three dwellings following outline permission 3PL/2018/1466/O

REASON FOR COMMITTEE CONSIDERATION

All previous Reserved Matters applications for this site have been heard at Planning Committee at the
request of the Ward Representative.  The current application is therefore also referred to Planning
Committee for consistency.

KEY ISSUES

- Principle of development
- Design and impact on the character and appearance of the area
- Impact upon amenity
- Highway safety
- Impact on trees/hedgerow
- Other matters

DESCRIPTION OF DEVELOPMENT

The application seeks approval of the reserved matters, following outline approval for access only, for up to
three dwellings on site (planning reference: 3PL/2018/1466/O).

The proposal seeks reserved matters approval for the erection of three detached two storey dwellings with
parking and private amenity space.  Plots one and two are proposed to be three bedroom dwellings.  Plot
one is proposed to have an integral garage and car port, whilst plot two is proposed to have a detached
garage and car port.  Plot three is proposed to be a four bedroom dwelling with a detached garage and car
port.  Materials proposed to be used in the construction of the dwellings include Wienerberger Old English
Pantile (in antique slate colour) and Marley Pantile (in rustic red) on the roofs; Olde Heritage Antique Red
Multi Brickwork Wienerberger Brick, Weber Pral M Through Colour Render (ivory colour) and horizontal
weatherboarding on the walls.

Access to the site is via a new access (to the south west), off Low Road.
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Two previous reserved matters applications have been refused on design grounds (ref: 3PL/2019/0639/D
and 3PL/2019/1600/D).  The latest application submitted seeks to address the previous reasons for refusal.

SITE AND LOCATION

The land was previously used as a paddock and is screened from the roadside by established boundary
hedging and trees.  The site falls outside of any defined Settlement Boundary, with the Shropham Settlement
Boundary starting approximately 1200m to the north-west.  Low Road contains sporadic development and is
primarily rural / agricultural in its character with dwellings to the east, west and south-west.

EIA REQUIRED

No

RELEVANT SITE HISTORY

3PL/2018/1466/O Permission 13-02-19
Outline planning permission (access only) for up to three dwellings

3PL/2019/0639/D Refusal 25-11-19
Reserved matters Erection of two dwellings following outline permission 3PL/2018/1466/O

3PL/2019/1600/D Refusal 10-03-20
Reserved matters erection of two dwellings following outline permission 3PL/2018/1466/O

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
ENV05 Protection and Enhancement of the Landscape
ENV06 Trees, Hedgerows and Development
ENV07 Designated Heritage Assets
GEN02 Promoting High Quality Design
GEN03 Settlement Hierarchy
HOU01 Development Requirements (Minimum)
HOU05 Small Villages and Hamlets Outside of Settlement Boundaries
HOU06 Principle of New Housing
HOU10 Technical Design Standards for New Homes
NPPF National Planning Policy Framework
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NPPG National Planning Practice Guidance
TR01 Sustainable Transport Network
TR02 Transport Requirements

OBLIGATIONS/CIL

Not Applicable

CONSULTATIONS

JO BLACKMAN - PARISH CLERK
Objection - Shropham Parish Council reiterate that the corporate view of the Council is that this is an over-
development of land and that three properties are too many for the plot in question.

The Council's concerns raised in the previous refused reserved matters applications remain largely the
same, namely appearance, scale, layout and landscaping. Applications are now to be viewed under policy
HOU04 of the newly adopted Local Plan.
 HOU04 Point 1 states "the development is of an appropriate scale and design to the settlement":- The
properties remain too large for the site and Plot 1 is situated too close to neighbouring properties. There is a
need in Shropham for smaller homes, a point which we have raised on many occasions. We would therefore
conclude that this application fails on point 1 of policy HOU04. Point 3 states "the design contributes to
preserving, and where possible enhancing, the historic nature and connectivity of communities":- The design
remains out of character to other properties in Shropham and in particular to those in Low Road and fails to
enhance the historic nature and connectivity of communities. We would therefore conclude that this
application fails on point 3 of policy HOU04. The Council remains concerned that the application fails to
provide comprehensive proposals in relation to the landscaping and in particular to the hedge on the
roadside, concerns shared by the Tree and Countryside Consultant.
CONTAMINATED LAND OFFICER
No objection, subject to conditions.
TREE AND COUNTRYSIDE CONSULTANT
Hedgerow removal appears to be much greater than shown on the approved outline drawing, exact
measurements should be provided. Supplied drawings indicate around 2 thirds of the hedgerow from the site
frontage will require removal which is likely to be unacceptable. clarification needed.
HISTORIC BUILDINGS CONSULTANT
No objection.
CATHERINE DEW, COUNTY ECOLOGIST (NET)
3PL/2018/1466/O was granted in February 2019 for up to three dwellings. This application was supported by
an ecological Appraisal (JP Ecology, October 2018). Condition 10 requires enhancement as outlined in
section 6.3 of the Ecological Report comprising a bat box and three bird boxes per dwelling. While not strictly
required at the RM stage we would recommend that the bird and bat boxes are included on the plans as part
of 3PL/2020/0445/D (in consultation with the applicant's ecologist) to ensure they are not inadvertently
admitted. We would also encourage 2 hedgehog gaps (13 x 13 cm gaps with signs) are incorporated into the
gravel boards (2 per dwelling) to allow hedgehogs and other small mammals access to the gardens.
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NORFOLK COUNTY COUNCIL HIGHWAYS No Comments Received

REPRESENTATIONS

A site notice was erected on 21 May 2020 and three neighbours consulted.  Three letters of representation
were received, one in support of the application and two against it.  The main points raised are noted below:

Comments in support:

- Well designed
- Will fit in well

Comments of objection:

- Improved design, however three dwellings would be over-development of the site - the site is not large
enough for three dwellings
- Insufficient private external amenity space
- Limited on-site turning space for delivery vehicles
- Concerns regarding impact on character and appearance of area given the extent of hedgerow removal on
the site frontage.

ASSESSMENT NOTES

1.0 Principle of development

1.1  The application site is located outside of any defined Settlement Boundary.  However, it benefits from an
extant outline planning permission with access, for the construction of up to three dwellings (ref:
3PL/2018/1466/O, decision notice date 13 February 2019).  Therefore, the principle of residential
development on this site has been established.

1.2  This application is a re-submission of two previously refused applications (ref: 3PL/2019/0639/D and
3PL/2019/1600/D), both of which were refused at Planning Committee in November 2019 and March 2020,
on design grounds.  The current application seeks to address the previous refusals by increasing the number
of dwellings proposed, amending the design and reducing the massing.

2.0  Design and impact on the character and appearance of the area

2.1  Policy GEN 02 of the Breckland Local Plan (adopted) states that the Council will require high quality
design in all new development within the District.  New development proposals are expected to meet a
number of key tests, including respecting and being sensitive to the character of the surrounding area.
Innovative and contemporary design where it enhances sustainability will be encouraged and promoted
across the District.  Policy COM 01 of the Breckland Local Plan (adopted) is concerned with design and
provides additional detailed criteria that all new development should meet.

2.2  Paragraph 127 of the NPPF sets out a range of criteria that new development proposals should meet,
including (but not limited to) a requirement that developments must be sympathetic to local character and
history, including the surrounding built environment and landscape setting.
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2.3  The application seeks reserved matters approval for the construction of three detached two storey
dwellings.  Plots one and two, as identified on the Block Plan (ref: 30-002, Rev. A), are proposed to be three
bedroom dwellings, plot one with an integral garage and car port, whilst plot two is proposed to have a
detached garage and car port.  Plot three is proposed to be a four bedroom dwelling with a detached garage
and car port.  Materials proposed to be used in the construction of the dwellings include a mixture of
Wienerberger Old English Pantile (in antique slate colour) and Marley Pantile (in rustic red) on the roofs;
Olde Heritage Antique Red Multi Brickwork Wienerberger Brick, Weber Pral M Through Colour Render (ivory
colour) and horizontal weatherboarding on the walls.

2.4  The Local Planning Authority acknowledges the applicant's efforts in the latest reserved matters
application to improve the dwelling designs, which are now considered acceptable in terms of the proposed
style.  Furthermore, the materials proposed are considered to be in keeping and sympathetic to existing built
form present on Low Road.

2.5  However, it is noted that the Local Planning Authority has previously advised the applicant, in respect of
past reserved matters applications for this site, that the density should be reduced to two dwellings.  The
recommendations were put forward for a reduced density, to ensure that the development integrates to a
high degree of compatibility with the surrounding area, in order to reinforce the positive and distinctive local
character, having particular regard to the proposed layout and plot sizes.

2.6  Given the last two reserved matters applications were determined on the basis of two dwellings on site, it
would appear that the applicant accepted the Local Planning Authority's previous concerns regarding
appropriate density for this rural location and subsequent recommendation to reduce the density to two
dwellings.  However, in the latest reserved matters application, the applicant has reverted back to three
dwellings.

2.7  The Local Planning Authority therefore recommended that the applicant either reduce the scheme to two
dwellings or reduce the scale of the three dwellings so that there is greater spacing between them.  The
applicant advised that the proposed building area for the current application is less total m² than that of the
Indicative Plans approved at outline.  They advised that the reserved matters application is based on the
approved outline application and therefore they will not be making any further amendments to the design.
Whilst the Local Planning Authority acknowledges that the building area has been marginally reduced from
500m² (shown on the Indicative Layout Plan approved at outline) to 485m² (shown on the current
application), this minuscule reduction does not go far enough to tip the balance in this instance.  In addition, it
is acknowledged that the outline permission granted is for 'up to' 3 dwellings, this is so an appropriate layout
and design can be agreed at reserved matters stage and not an indication that 3 dwellings have to be
accommodated on the site.

2.8  In light of the above considerations, whilst the dwelling designs and the materials proposed are more in
keeping with the local area and therefore considered to be acceptable, the density / scale of development
proposed, having particular regard to the site layout and existing residential development in the vicinity of the
application site, remains at odds with the character and appearance of this rural location and in the opinion of
the Local Planning Authority, it would not integrate to a high degree of compatibility with the surrounding
area, contrary to Policies COM 01 and GEN 02 of the Breckland Local Plan (2019) and paragraph 127 of the
NPPF (2019).

3.0  Impact upon amenity

3.1  Policy COM 03 of the Breckland Local Plan (adopted) states that development will not be permitted,
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which causes unacceptable effects on the residential amenity of neighbouring occupants, or does not provide
for adequate levels of amenity for future occupants.  Consideration will be had to a number of factors
including (but not limited to); the protection of adequate areas of usable and secluded private amenity space
for the occupiers of existing dwellings; the provision of adequate areas of usable and secluded private
amenity space for the occupiers of proposed dwellings, in keeping with the character of the immediate
surrounding areas; overbearing impact / visual dominance and overshadowing of private amenity space.

3.2  The dwellings have been designed to ensure that visual dominance, loss of light to existing habitable
rooms, overlooking and overshadowing impacts all fall within acceptable parameters.  The proposal would
also unlikely give rise to any undue noise, odour or other form of disturbance.  It is noted that the Parish
Council has raised an objection to the proposal on a number of grounds, including concerns raised in respect
of the proximity of plot 1 to neighbouring dwellings.  However, the proposed dwelling for plot 1 would be
located over 15 metres away from its nearest neighbouring dwelling, known as St. Junita.  In addition, it is
acknowledged that St. Junita is set within a sizable plot, as many of the other neighbouring dwellings are in
this location.  Therefore, it is considered that there would remain adequate areas of usable and secluded
private amenity space for the occupiers of existing dwellings.

3.3  In terms of provision of adequate areas of usable and secluded private amenity space for the occupiers
of the proposed dwellings, it is noted that less private amenity space would be afforded to future occupants,
having regard to the Indicative Site Layout Plan approved at outline and compared with the current Layout
Plan.  However, it is considered that sufficient private amenity space would remain for future occupants.
Therefore, the proposal is considered to accord with Policy COM 03 of the Breckland Local Plan (2019).

4.0  Highway safety

4.1  Paragraph 108 of the NPPF (2019) states that applications for development should ensure that;

- appropriate opportunities to promote sustainable transport modes can be (or have been) taken up, given
the type of development and its location;

- safe and suitable access to the site can be achieved for all users; and,

- any significant impacts from the development on the transport network (in terms of capacity and
congestion), or on highway safety, can be cost effectively mitigated to an acceptable degree.

4.2  Paragraph 109 of the NPPF (2019) states that development should only be prevented or refused on
highways grounds if there would be an unacceptable impact on highway safety, or the residual cumulative
impacts on the road network would be severe.

4.3  Policy COM 01 (m) of the Local Plan (adopted) states that new development must not compromise
highway safety, enabling safe access for vehicles and for walking and cycling.  Policy COM 01 (n) requires
parking to be in accordance with TR 01 and consideration of safe storage for bicycles.

4.4  The submitted plans show sufficient parking provision for at least four vehicles per dwelling.  In addition,
the provision of double garages ensures that there is safe storage for bicycles.  On the basis that outline
approval was granted against highway advice, the Local Highway Authority raised no objection to the current
proposal, subject to conditions.  In light of the above considerations, the application is considered to be
compliant with Policies COM 01(m) and (n) and TR 01 of the Breckland Local Plan (adopted), as well as
having due regard to paragraph 108 of the NPPF.
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5.0  Impact on trees/hedgerow

5.1  Policy ENV 06 of the Breckland Local Plan states that trees and significant hedge and shrub masses
form part of the green infrastructure and should be retained as an integral part of the design of development.

5.2  In respect of the latest application, the Tree and Countryside Officer advised that hedgerow removal
appears to be much greater than shown on the approved outline drawing and therefore exact measurements
should be provided.  Furthermore, the supplied drawings indicate around 2 thirds of the hedgerow from the
site frontage will require removal, which is likely to be unacceptable.  On that basis the Tree and Countryside
Officer sought further clarification.

5.3  The applicant submitted a revised plan, which included measurements of hedgerow removal, as
requested.  The Tree and Countryside Officer has been re-consulted but a response has not been received
to date.  If the Tree and Countryside Officer's concerns remain, it should be noted that another reason for
refusal may be added.

6.0  Other matters

6.1  Policy ENV 02 of the Breckland Local Plan states that all development should demonstrate how net
gains for biodiversity are being secured as part of the development, proportionate to the scale of
development and potential impacts.  This is further reiterated in paragraph 170 of the NPPF, which seeks to
ensure that development provides net gains for biodiversity.

6.2  The Natural Environment Team raised no objection to the reserved matters application.  However, they
did request some amendments to the plans to show where the bird and bat boxes would be placed and they
also recommended provision of two hedgehog gaps (13 x 13 cm gaps with signs) to be incorporated into the
gravel boards (2 per dwelling), to allow hedgehogs and other small mammals access to the gardens.  It is
considered that this could be addressed by way of conditions.  In light of the above, the application is
considered to be compliant with Policy ENV 02 of the Breckland Local Plan (adopted) and paragraph 170 of
the NPPF.

6.3  Policy ENV 07 of the Breckland Local Plan states that the significance of designated heritage assets,
including their settings, such as Listed Buildings, will be conserved or wherever possible enhanced.  The
development site is located in close proximity of a Grade II Listed Building, which is off-set from the
development site, on the opposite side of the road and set back within its plot.

6.4  Policy ENV 07 of the Breckland Local Plan (adopted), Section 16 of the NPPF and Sections 16 and 66 of
the Planning (Listed Buildings and Conservation Areas) Act 1990, seek to protect the special interest and
significance of heritage assets/Listed Buildings and their settings.  The application is supported by a Heritage
Statement.  The Historic Building Officer raised no objection to the proposal.  On that basis, the application
accords with Policy ENV 07 of the Breckland Local Plan, Section 16 of the NPPF and Sections 16 and 66 of
the Planning (Listed Buildings and Conservation Areas) Act 1990.

6.5  The Contaminated Land Officer raised no objection based on the accuracy of the information provided.
They advised that their comments in respect of the Outline application still apply.  With this in mind, the
application is considered to have due regard to Policy COM 03(8) of the Breckland Local Plan (adopted).

7.0  Conclusion

7.1  In consideration of the overall planning balance of the scheme, whilst the principle of development has
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been accepted, it is considered that the density and scale of the scheme proposed is excessive and is likely
to have an adverse impact on the overall form and character of the area.  Consequently, the application is
recommended for refusal.

RECOMMENDATION

That planning permission be refused on the following ground/s.

REASON(S) FOR REFUSAL

1 Failure to enhance form, character and setting
The proposed design does not respect nor is it sensitive to the character of the local area, by
virtue of its layout, scale, massing, density and orientation.  It therefore fails to integrate to a
high degree of compatibility with the surrounding area, contrary to Policies GEN 02, HOU 04
and COM 01 of the adopted Breckland Local Plan (2019) and paragraph 127 of the NPPF
(2019).
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