
 

 

 

 

 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2020/0779/PIP CASE OFFICER Naomi Minto

LOCATION: STOW BEDON/BRECKLES APPNTYPE: Permission Principle
Hall Farmhouse Lower Stow Bedon POLICY: Out Settlemnt Bndry

CONS AREA: N

APPLICANT: Mr & Mrs Peter Drake
Hall Farmhouse Lower Stow Bedon

LB GRADE: N

AGENT: Cowen Consulting
Chiara Mere Road

TPO: N

PROPOSAL: 2 no. Single Storey Dwelling Farmyard Style Homes (planning in principle)

REASON FOR COMMITTEE CONSIDERATION

The application is referred to Planning Committee as the agent is a Ward Councillor.

KEY ISSUES

- Location of development
- Land Use
- Amount of Development

DESCRIPTION OF DEVELOPMENT

The application seeks permission in principle for the development of two dwellings.

Applications for Permission in Principle (PIP) must only consider the location of development, the proposed
land use and the amount of development.

Local Planning Authority's cannot insist on the information they require for applications for permission in
principle in the same way they can for applications for planning permission, but as the application type
suggests, a PIP is to assess only the 'principles' of the proposed development with all details subject to a
further detailed application if the 'PIP' is approved.

SITE AND LOCATION

The site is located to the north of Rockland Road, Lower Stow Bedon.  It measures approximately 0.14
hectares and sits outside of any defined Settlement Boundary.  The site, a small paddock / field, is
rectangular in shape and on a relatively level gradient.  Existing residential development abuts the site to the
north east and south west.  To the north is open agricultural land, whilst to the south is Rockland Road with a
small cluster of residential development beyond.  Trees are present along the site boundary to the north east,
south, south west and west.  There is also an established hedgerow along the southern boundary of the site.
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EIA REQUIRED

No

RELEVANT SITE HISTORY

3PL/2019/0928/O Withdrawn 28-01-20
3 Single Storey Dwellings with parking lodge

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
ENV02 Biodiversity protection and enhancement
ENV05 Protection and Enhancement of the Landscape
ENV06 Trees, Hedgerows and Development
GEN02 Promoting High Quality Design
GEN03 Settlement Hierarchy
GEN05 Settlement Boundaries
HOU01 Development Requirements (Minimum)
HOU02 Level and Location of Growth
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
NPPG National Planning Practice Guidance
TR01 Sustainable Transport Network
TR02 Transport Requirements

OBLIGATIONS/CIL

Not Applicable

CONSULTATIONS

STOW BEDON & BRECKLES P C
Objection - The proposal for three dwellings allows parking spaces for only three vehicles. Although the
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Design and Access Statement aims to suggest that the dwellings would only be occupied by young
couples/families and older residents, but of course once offered on the open market there is no way to
guarantee that this is the case. Even if it were, the applicant accepts that in order to shop, travel to schools,
or in fact to do anything it will be necessary to use a car.  Therefore, it is highly likely that there will be one
car per person, so my Council feels that for three dwellings and absolutely minimum of six off-road parking
places must be provided. Even this would not make any allowance for visitors.

Lower Stow Bedon consists largely of sizable plots with a single house on each. This is a very small plot, and
the idea of cramming three dwellings onto it is completely out of character.

Whilst the idea of providing lower cost housing is laudable, once again there is no guarantee that the
purchasers will be as suggested. The possibility of them being bought as second homes, or holiday lets is
very real.

My Council is concerned that the plans shown on the website identify a discrepancy with regard to the
boundary between the site and Gay Dene, and believes this should be sorted out before the application is
determined.

While the Road through Lower Stow Bedon is subject to a 30 mph speed limit, it is a busy road (on average
380 cars a day in one direction only) where the limit is consistently exceeded (on average 60%+ over the
limit, averaging 40 mph). It is also used heavily by farm vehicles. Whilst NCC Highways do not seem to be
worried by this, these facts also seem to imply that a reduction in the number of cars using the access onto
the road would be a good idea.

On these grounds my Council objects to the proposal, but feels that reducing the number of dwellings to two
would probably remove most of these objections.
NORFOLK COUNTY COUNCIL HIGHWAYS
No objection, subject to condition.

REPRESENTATIONS

A site notice was put up on 3 September 2020 and six neighbours directly consulted.  Nine letters of
representation were received raising the following main points of concern;

- Adverse impact on character and appearance of area - the design and appearance of development is not in
keeping with the immediate area, which is characterised by a loose knit development of houses in sizable
plots, with open fields and paddocks.

- Unsustainable location - no nearby services, facilities or public transport, which will result in a heavy
reliance on using the private car to access services and facilities.

- Highway safety concerns - insufficient parking will lead to on street parking.  Increased traffic on a road that
has no pavements.  A speed survey of the area shows increased traffic speed, above what is permitted here.

- Design concerns - limited parking and minimal on site vehicle turning will lead to a development that looks
cramped and out of keeping with the area.  Over development of site.  Materials proposed for building is not
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sympathetic to existing residential development in the vicinity.

- Flooding concerns - in respect of foul and surface water drainage

- Amenity concerns - loss of privacy,

- No demand for one bedroom dwellings in this location

- Affordable housing - the concept of lower cost housing is mentioned once again there is no guarantee that
the purchasers will be as suggested.  The possibility of them being bought as second homes, or holiday lets
is very real.

- Site better suited for development into one single storey dwelling.

ASSESSMENT NOTES

Applications for Permission in Principal (PIP) must only consider the location of development, the proposed
land use and the amount of development.

1.0 Location of Development

1.1  Paragraph 78 of the National Planning Poilcy Framework (NPPF, 2019) seeks to promote sustainable
development in rural areas by locating housing where it would enhance or maintain the vitality of rural
communities.  The adopted Local Plan seeks to deliver the most sustainable approach to development
outside the two strategic urban extensions of Attleborough and Thetford for distributing growth across the
sustainable settlements in the District and achieving a more balanced approach in housing development
between rural and urban areas, in line with the Strategic Vision, local and market demands.

1.2  Within the settlement hierarchy therefore growth is directed to Local Service Centres in the rural areas,
with the rest of the housing target directed to the larger market towns of Thetford, Attleborough, Dereham,
Swaffham and Watton.  A small amount of development is targeted at villages within and immediately
adjacent to settlement boundaries in order to provide development in the most sustainable locations, support
local services, balance residential needs and employment opportunities and seek to enhance the rural
economy, thereby helping to maintain the vitality of rural communities.  Furthermore, development in smaller
villages and hamlets outside of the defined Settlement Boundaries will be limited to small scale development,
to meet local needs through criteria based policy.

1.3  The application site is located outside of any defined Settlement Boundary.  For this reason the proposal
conflicts in principle with Policy GEN 05 of the Breckland Local plan (adopted 2019), which seeks to focus
new housing within defined Settlement Boundaries.

1.4  Following adoption of the Breckland Local Plan on 28 November 2019, it is considered that Breckland
District Council now has a five year supply of deliverable housing sites, as required by paragraph 74 of the
NPPF (2019), which provides national planning guidance for Local Planning Authorities and is a strong
material consideration in the determination of planning applications.  Paragraph 11 of the NPPF states that
decisions should apply a presumption in favour of sustainable development.  For decision makers this means
approving development proposals that accord with an up-to-date development plan without delay.

1.5  As mentioned above, the site is located outside of any defined Settlement Boundary.  Lower Stow Bedon
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falls under Policy HOU 05 and is defined as a village / hamlet with little or no service provision - an area with
two or fewer available services and facilities.

1.6  Policy HOU 05 states that 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 all of the following criteria are satisfied;

1.  The development comprises sensitive infilling / rounding off of a cluster of dwellings with access to an
existing highway;
2.  It is of an appropriate scale and design to the settlement;
3.  The design contributes to enhancing the historic nature and connectivity of communities; and
4.  The proposal does not harm or undermine a visually important gap that contributes to the character and
distinctiveness of the rural scene.

1.7  The Local Plan advises, in its supporting text, that to be considered infill, a development will generally
have built development along the road on either side of the site and be similar to adjacent properties in terms
of its visual impact, plot size, dwelling size, floor levels and scale.  Following discussions with the agent, the
application has been reduced from three dwellings to two and whilst the applicant provided the Local
Planning Authority with indicative plans for the three dwelling scheme, they have chosen not to in respect of
the two dwelling scheme.

1.8  It is accepted that the application site is located between existing residential development along
Rockland Road and would therefore represent infill development.  It is also accepted that whilst the site is a
relatively small parcel of land (0.14ha), it may be possible to accommodate two small one / two bedroom
dwellings on the site, in order to provide a more affordable and diverse housing range, as indicated in the
Design and Access Statement.  The applicant would be required to demonstrate how two dwellings could
potentially fit on site and be of an appropriate scale of development and design for the settlement, in the
technical details submission, if this application is approved.

2.0 Land Use

2.1  Policy GEN 02 of the Local Plan 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.  Policy COM 01 of the
Local Plan is concerned with design and provides additional detailed criteria that all new development should
meet.  Paragraph 127 of the NPPF states that developments must be sympathetic to local character and
history, including the surrounding built environment and landscape setting.

2.2  Rockland Road, Stow bedon is a country road with sporadic housing along part of it, primarily set within
large plots, in a linear form of development, facing onto the street scene.  The proposal seeks to provide two
single storey farmyard style dwellings on the application site.  The application site is a rectangular parcel of
land, described in the Design and Access Statement as a paddock / field.  The presence of hedgerow
planting and trees are evident along the east, south and west boundaries of the site and therefore contribute
positively to the open, green character and appearance of the area.

2.3  As already stated, it is accepted that two small dwellings could potentially be accommodated on site,
representing an infill of the existing frontage development, whilst also continuing with the linear form of
development in the vicinity of the site, along Rockland Road and without impacting on the character and
appearance of the locality.
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2.4  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.

2.5  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.

2.6  Policy COM 01(m) states that new development should not compromise highway safety.  In addition, it
should enable safe access for vehicles and for walking and cycling.  Policy COM 01(n) states that new
development must provide adequate parking as outlined in TR 01 and consideration of safe storage for
bicycles.

2.7  It is accepted that the application is for permission in principle.  Therefore, in the event that permission is
granted, the technical detail of the proposal would be considered at the second stage.  This includes details
relating to parking provision and consideration of safe storage for bicycles.  In addition, greater consideration
at the second stage would be given to the use of sustainable transport modes, such as the use of power
points within the development to cater for electric powered vehicles.  Furthermore, whilst it is noted that
objections have been raised by a local resident and the Parish Council in respect of the ownership of part of
the site, it is also accepted that this would form part of the consideration under a technical detail application,
at which point the applicant must complete an ownership certificate, confirming that an appropriate notice has
been served to landowners.

2.8  It is also noted that objections have been received raising concerns in respect of the potential for the
proposed dwellings to be used as holiday lets.  However, the application seeks permission in principle for 2
no. farmyard style homes.  This use would fall under Use Class C3 of the Use Class Order, as amended by
the Town and Country Planning (Use Classes) (Amendment) (England) Regulations 2020.  A planning
application would need to be made if the material use of the dwellings would subsequently change to holiday
lets (Use Class C1).  Given that the applicant is not proposing holiday lets, no further consideration is
considered necessary in this regard.

2.9  Norfolk County Council Highways Authority was consulted on the proposal and advised that the site lies
remotely from services and amenities, which the occupiers of these properties would require to meet their
everyday needs, and future residents would have a high reliance on the use of the private car.  However, no
objection was raised, subject to the inclusion of conditions.

2.10  It is noted that objections have been received, in respect of highway safety, from concerned residents
and the Parish Council.  Careful consideration has therefore been given to highway safety concerns.  Given
that the Local Highway Authority has raised no objection to the principle of residential development on this
site, having regard to highway safety matters, the Local Planning Authority is content to accept their formal
comments.  Therefore, the proposal is considered acceptable, in principle, when having regard to paragraphs
108 and 109 of the NPPF (2019) and Policy COM 01(m) of the Breckland Local Plan (adopted 2019).

3.0  Amount of development

3.1  The proposal was initially for the erection of three dwellings.  However, following concerns raised by the
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Local Planning Authority and the Parish Council, the applicant has agreed to reduce the scheme to two
single storey farmyard style dwellings.  It is considered that two small single storey dwellings could potentially
be accommodated on site to ensure adequate private amenity space to support each dwelling and without
leading to overlooking and / or loss of privacy for existing nearby dwellings.

4.0 Conclusion

4.1  Taking into account the overall planning balance of the scheme, the proposal is considered broadly
acceptable in planning terms, having regard to location, land use, and amount and is therefore
recommended for approval.  Planning conditions can not be added to a PIP.

RECOMMENDATION

The application is recommended for approval for the development referred to above, in accordance with the
application form and subject to the following notes:

-  An application for Technical Details shall be submitted to and approved in writing by the Local Planning
Authority within 3 years following the date of this Decision Notice.

The following matters will need to form part of the Technical Details submission:-

-  The access being 4.5m for its first 10m;
-  Visibility splays measuring 2.4 metres x 59m metres.  This can be reduced in line with the 85th percentile
traffic speed if a speed survey is produced;
-  Parking in accordance with adopted guidance;
-  Communal turning area suitable for use by delivery vehicles.

CONDITIONS
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