
 

 

 

 

 

 

 

 

ITEM: RECOMMENDATION: REFUSAL
REF NO: 3PL/2020/0995/F CASE OFFICER Lisa ODonovan

LOCATION: BRADENHAM APPNTYPE: Full
The Pightle, Dereham Road POLICY: Out Settlemnt Bndry

CONS AREA: N

APPLICANT: Reverend Jane Atkins
The Pightle, Dereham Road Bradenham

LB GRADE: N

AGENT: Clayland Architects
The Glass House Lynford Gardens

TPO: N

PROPOSAL: Proposed Bungalow

REASON FOR COMMITTEE CONSIDERATION

The application has been referred to Planning Committee by Chairman's Panel, as it is considered a
significant application, in terms of planning policy.

KEY ISSUES

Principle
Impact on the character and appearance of the area
Amenity impact
Highway safety
Trees/Hedgerow

DESCRIPTION OF DEVELOPMENT

The application seeks permission for the erection of a single storey, three bed dwelling and garage.

SITE AND LOCATION

The site lies between two existing dwellings known as The Pightle and Comar Cottage and is roughly a
rectangular parcel of land currently forming garden land for The Pightle.  The site lies within the Parish of
Bradenham which is defined in the Adopted Local Plan as a village without a boundary.  The site is well
screened to the frontage by established boundary hedging.

EIA REQUIRED

No

RELEVANT SITE HISTORY

No relevant site history
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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
GEN02 Promoting High Quality Design
GEN03 Settlement Hierarchy
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

BRADENHAM P C
Bradenham Parish Council on the whole do not object but feel the close positioning of the planned property
from the boundary blocking light from the living areas of Comar Cottage, next door. A valid planning
objection. For that reason we feel the build should be moved 2 metres from the boundary.
NORFOLK COUNTY COUNCIL HIGHWAYS
Given the limited services and amenities locally, and that no satisfactory pedestrian facility exists between
the site and the village centre, it is considered that the residents of the dwelling will have a high reliance on
travelling by car.

The site is served by a mainly single track road which widens around the bend adjacent to The Pightle and
allows also a two way flow at its junction with Dereham Road.  Given the proximity of the site to Dereham
Road it is considered difficult to prove the harm of the additional traffic movements generated by a single
dwelling.

Reference to the intended resident's driving instructor business is made in the Design and Access
Statement.  It is assumed that a further planning application would be required to establish a business use on
the site. The applicant should be made aware that any plan to run more than one instructors car from the
property would not be supported by this Authority.
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If you are minded to grant approval please impose conditions relating to: access crossing; means of
obstruction; visibility splays and access, parking and turning area to be provided and retained.
CONTAMINATED LAND OFFICER
I have considered the application and would not raise any contaminated land objections based on both the
accuracy of the information provided and the current records of contaminated land issues we hold to date.
ENVIRONMENTAL HEALTH OFFICERS
I recommend approval providing the development proceeds in line with the application details and subject to
a condition relating to surface water drainage to alleviate environmental concerns.
TREE AND COUNTRYSIDE CONSULTANT
No objection. Given that this is garden land, existing hedgerow is not subject to the 1997 hedgerow
regulations.

REPRESENTATIONS

Site notice erected: 17-09-2020
Consultations issued: 17-09-2020

Two representations received raising the following issues/concerns:
- Outside the village settlement boundary
- Impact on Comar Cottage - loss of peace and tranquility and view.
- Loss of light
- Highway safety (increase of traffic)
- Water flow

ASSESSMENT NOTES

Principle

Policy GEN03 of the Breckland Local Plan (adopted) seeks for most new development to be met through the
sustainable settlement hierarchy which comprises of: Key Settlements; Market Towns; Local Service Centre
and Villages with Boundaries.

The site is within the countryside and is over 600 m from the easternmost notable edge of the Bradenham, a
village without a boundary as defined under HOU05. It forms a garden area to a dwelling known as The
Pightle and a further dwelling to the north-east with the remaining surrounding area comprising of open
countryside. Policy HOU05 sets out that development in 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 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.
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The policy advises that 'farmsteads and sporadic small scale groups of dwellings are considered as lying in
the open countryside and are not classed as small villages and hamlets'. These, and isolated locations in the
countryside, are unlikely to be considered acceptable.

This area comprises of two houses, with a further five approximately 380m to the south-east. The cluster has
no services such as a shop and as aforementioned is in proximity to the village of Bradenham.  On balance,
the group of dwellings is considered to be a sporadic small scale group lying within the countryside, where
new development is unlikely to be acceptable in accordance with Policy HOU05 of the Breckland Local Plan
(adopted 2019).

Based on the above, the development is not considered to comply with Policy HOU05 and is not acceptable
in principle.

Impact on the character and appearance of the area

Policies GEN 02 and COM01 of the Breckland Local Plan (adopted 2019) 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.

The proposed dwelling is of a scale appropriate to the area and plot size, it represents a spacious
development.  The design and materials proposed are traditional and reflective of the rural character of the
area with the frontage boundary hedging proposed for retention.  In light of these factors, the proposal is
considered to have due regard to Policies COM01 and GEN02 of the Breckland Local Plan (adopted 2019).

Amenity impact

Policy COM03 of the Breckland Local Plan (adopted 2019) 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.

Given the separation distances between each of the neighbouring boundaries, the modest scale of the
garage, (taking into account the sloping roof away from the boundary) and the layout, the proposal is
considered to have limited impact on the amenity of existing neighbours, particularly in terms of loss of light,
privacy and dominance.  The dwelling has also been afforded a spacious plot and therefore provides the
future occupiers with ample private amenity space.  As a result, the proposal is considered to have due
regard to Policy COM03 of the Breckland Local Plan (adopted 2019).

The comments of the neighbour are noted, however the proposal is not considered refusable on the basis of
the amenity impact in this instance.  It should be noted that a 2m high wall or fence could be erected
immediately along the side boundaries without the need for planning permission.

Highway safety

Policies COM01, TR02 of the Breckland Local Plan (adopted 2019) seek to ensure that all access and safety
concerns are resolved in new developments.  Policy HOU06 of the Breckland Local Plan (adopted 2019)
requires sufficient parking for all new development.  Paragraphs 108 and 109 of the NPPF are also relevant.
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A new access is proposed and parking and turning space is shown to be provided.  The Highways Authority
have  advised that given the limited services and amenities locally, and that no satisfactory pedestrian facility
exists between the site and the village centre, it is considered that the residents of the dwelling will have a
high reliance on travelling by car.

The site is served by a mainly single track road which widens around the bend adjacent to The Pightle and
allows also a two way flow at its junction with Dereham Road.  Given the proximity of the site to Dereham
Road it is considered it would be difficult to prove the harm of the additional traffic movements generated by
a single dwelling.  Reference to the intended resident's driving instructor business is made in the Design and
Access Statement.  It is assumed that a further planning application would be required to establish a
business use on the site. The applicant should be made aware that any plan to run more than one instructors
car from the property would not be supported by this Authority.

If the Local Planning Authority are minded to grant approval please impose conditions in respect of the
access crossing details; means of obstruction; visibility and the access, parking and turning areas being
provided and retained.

In terms of the driving instructor business, it has been confirmed that the applicant will only be running the
website and advertising from home which is considered acceptable and not of a scale to require permission
in its own right.

Trees

Policy ENV06 of the Breckland Local Plan (adopted 2019) seeks to preserve the District's trees, hedgerows
and other natural features and secure appropriate landscaping schemes to mitigate the impact of, and
complement, new development.

It is noted that apart from the access point, the hedging to the frontage will be retained.  The Tree and
Countryside Officer advised that there are no objections, given that this is garden land, existing hedgerow is
not subject to the 1997 hedgerow regulations.

Other issues

It is noted that the site frontage is prone to surface water flooding albeit not the dwelling area itself.  Following
a plan identifying the site levels which shows the slope of the sight, and subject to the highway conditions
(crossing details) and a condition requiring surface water drainage details, the proposal is considered
acceptable in this regard and in accordance with Section 14 of the NPPF and Policy ENV09 of the Breckland
Local Plan (adopted 2019).

In terms of the neighbour concerns, these are largely addressed above.  It should be noted that right to a
view is not a planning consideration however the proposed site is not considered to result in the loss of an
important view or vista, particularly as it is currently garden land at present.  The dwelling has been judged in
its own merits and not on the personal circumstances detailed by the applicant.

Conclusion

In light of the above assessment, the principle of development in this location is not considered policy
compliant being contrary to Policy HOU05 of the Breckland Local Plan (adopted 2019), as the group of
dwellings is considered to be a sporadic small scale group lying within the countryside, where new
development is unlikely to be acceptable, the application therefore is recommended for refusal.
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RECOMMENDATION

The application therefore is recommended for refusal, subject to the reason(s) given below.

REASON(S) FOR REFUSAL

1 Principle not accepted by HOU05
The site is located in the countryside between two dwellings only and is considered to be a
sporadic small scale group lying within the countryside, away from the main Bradenham
Settlement.  In these circumstances Breckland Local Plan (adopted 2019) Policy HOU 05
advises housing development is unlikely to be considered acceptable.  For this reason the
development is not acceptable having regard to Policy HOU 05 of the Breckland Local Plan
(adopted 2019).
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