
 

 

 

 

 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2018/1020/F CASE OFFICER Rebecca Collins

LOCATION: GATELEY APPNTYPE: Full
Primrose Cottage Gateley Common POLICY: Out Settlemnt Bndry
Gateley

CONS AREA: N

APPLICANT: John Grey/Liz Rymer
The Old Farmhouse Hillington

LB GRADE: N

AGENT: Sharon Smith
Fisher Jones Greenwood LLP Charter
Court

TPO: N

PROPOSAL: Replacement dwelling New stabling building new car port/garage

REASON FOR COMMITTEE CONSIDERATION

The application was referred to Planning Committee from Chairmans Panel.

KEY ISSUES

- Principle of development
- Design and impact on character and appearance of area
- Impact upon amenity
- Highway safety
- Ecology
- Contamination
- Archaeology

DESCRIPTION OF DEVELOPMENT

The application proposes the demolition of an existing two storey dwelling and its replacement with a larger
two storey dwelling and stableblock / garage / carport.  The replacement dwelling will accommodate six
bedrooms.

SITE AND LOCATION

The site is at Primrose Cottage, Gateley Common, Gateley (along a private track).  There is a small cluster of
period dwellings present along the track.  It is outside of any defined settlement boundary.  At the time of the
site visit, Primrose Cottage did not appear to be lived in.  The dwelling was observed to be in a poor state of
repair with the surrounding land unkept.  In addition, there appeared to be the remnants of a
garage/workshop building on the site, which has long been disused.

There is a small cluster of period dwellings present along the track.
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EIA REQUIRED

No

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
ENV02 Biodiversity protection and enhancement
ENV05 Protection and Enhancement of the Landscape
ENV06 Trees, Hedgerows and Development
ENV08 Non-Designated Heritage Assets
GEN02 Promoting High Quality Design
GEN03 Settlement Hierarchy
GEN05 Settlement Boundaries
HOU01 Development Requirements (Minimum)
HOU05 Small Villages and Hamlets Outside of Settlement Boundaries
HOU06 Principle of New Housing
HOU11 Residential Replacement, Extension and Alteration
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance
TR01 Sustainable Transport Network
TR02 Transport Requirements

OBLIGATIONS/CIL

Not Applicable

CONSULTATIONS

GATELEY PARISH MEETING
No objection, subject to conditions preventing the conversion of the stables and garage to residential
dwelling/s.
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NORFOLK COUNTY COUNCIL HIGHWAYS
No objection, subject to a condition preventing the stable from being let or sold separately from the dwelling.
CONTAMINATED LAND OFFICER
No objection.
HISTORIC BUILDINGS CONSULTANT
No objection following receipt of revised plans, subject to the inclusion of a materials condition.
HISTORIC ENVIRONMENT SERVICE
No objection.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
No objection, subject to conditions.

REPRESENTATIONS

A site notice was put up on 19 December 2019.  Two letters of representation have been received, their
comments are summerised as follows:
- A vast improvement on the existing building and like the set back.
- Could the garage block be moved to the side of the stable block due to its close proximity and impact on
The Common or if not retain the tall trees by the small pond as a visual shield?
- The car port should only be single storey.
- Surprised that a six bedroom replacement dwelling is acceptable?  The footprints of all three new buildings
are larger than the existing.
- The design is plain.  Are the roof tiles going to pantiles?
- The stable block looks ok.
- Can a condition be added to prevent conversion of outbuildings to residential?

ASSESSMENT NOTES

1.0 Principle of development

1.1 The proposal is for a replacement dwelling. Policy HOU11 of the Breckland Local Plan (adopted 2019)
allows for replacement dwellings, whereby the replacement is in the curtilage of the existing residntial unit
and it is not abandoned.  Also:

Replacement dwellings must be of a scale and design sensitive to the countryside setting, with a height and
size similar to that of the original dwelling. If an alternative height or scale is proposed, the applicant will be
expected to demonstrate that the scheme exhibits exceptionally high quality of design and enhances the
character and appearance of the locality.

1.2 The scale of the proposed dwelling is significantly larger than that of the existing dwelling.  Policy HOU11
states replacement dwellings should be of similar size to the existing or the scheme should exhibit
exceptionally high design or enhance the character of the area.  The proposal, although it is noted the design
has been improved through conversations with the case officer (through the addition of pantiles and dual
pitches), it has been set back to preserve the existing frontage trees and ponds and despite having proposed
ground mounted solar panels.  The applicants state 'The increase in size is considered to be proportionate to
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the site and to the dwelling that it replaces'.  It is noted that the site is a significant plot size.  However, the
proposal is not considered of exceptionally high quality design and therefore due to the scale of the proposed
dwelling and garage, in principle the application is considered contrary to Policy HOU11 of the Breckland
Local Plan (adopted 2019).

1.3 The applicant has submitted a statement in support of their proposals and states with regards to the
stables 'the use of the land for private equine purposes incidental to the occupation of the dwellinghouse'.
Given the obvious use of this building (which can be conditioned) then it is considered unnecessary to count
this as additional footprint in terms of a replacement dwelling, in accordance with HOU11 and will be
considered separately.  Although not farm diversification the site is in open countryside and the Local Plan is
supportive of equestrian uses as farm diversification and therefore it is considered that the stables would be
acceptable in principle in this location.

1.4 Despite the significant increase in size of the proposed dwelling, from the existing, contrary to policy
HOU11 of the Local Plan, the applicants have worked with the case officer to reduce the scale of the new
development, through combining the garage and stables and reducing the size of the proposed dwelling.  In
addition, the dwelling has been set back from the road and landscaping to the front is to be retained, the
design has been amended on the advice of the historic buildings officer.  The applicant has submitted
additional information in support of the proposals.  Given the size and scale of the plot, the combined use of
the stables, supporting an existing equestrian use in this location and that it replaces an existing dilapidated
building and would improve the character of the area on this basis, as well as the amendments made, then
the proposal is considered acceptable on balance and in principle in this location.

2.0 Design and impact on character and appearance of area

2.1 Policy GEN 02 of the Breckland Local Plan 2019 requires high quality design in all development within
the district which respects and is sensitive to the character of the surrounding area. Policy COM 01 requires
new development to be designed to the highest possible standards. All new development must achieve a
specification of high architectural, urban and landscape design quality and contribute to the distinctive
character and amenity of the local area. The Council will promote high quality design in the District by
requiring that the design of new development meets specific criteria.

2.2 The proposal includes a dual pitch to reduce the scale of the building from The Common.  The frontage,
although still wide in comparison to the existing dwelling has a simple form and traditional appearance one
would expect in a location such as this.  The rear although convoluted would be largely hidden from view by
the frontage and existing vegetation.  Good quality materials would be required in support of this and these
can be secured via a suitably worded planning condition.  The use of pantiles has been indicated on the roof,
this is supported by officers and local representations. The applicants note that the scale of building
proposed is comparable to other buildings in this location.

2.3 As set out above, the dwelling has been set back into the application site in order to preserve the existing
frontage trees and ponds and to prevent encroachment onto The Common.  This approach is supported
subject to a condition to prevent the removal of significant trees on this frontage in accordance with Policy
ENV06 of the Breckland Local Plan (adopted 2019).

2.4 The car port/garage has been removed from the scheme and encompassed with the stable block.  The
proposals are now single storey and much more appropriate in their setting.  Again these are likely to be
hidden from view by existing vegetation and due to the set back/now being single storey.

2.5 The historic buildings officer has been consulted and raises no objections to the proposals, subject to a
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materials condition.

2.6 Overall, subject to a condition with regards to materials the proposals are consider to accord with the
character of the area and Policies GEN02 and COM01 of the Breckland Local Plan (adopted 2019).

3.0 Impact upon amenity

3.1 Policy COM 03 of the Breckland Local Plan 2019 requires all new development to give consideration to
general amenity impact issues, especially living conditions. Development will not be permitted which causes
unacceptable effects on the residential amenity of neighbouring occupants, or does not provide for adequate
levels of amenity for future occupants. In assessing the impact of development, especially on the living
conditions of occupants, regard will be had to overlooking, overbearing impact/visual dominance,
overshadowing, loss of light, odour, noise, vibration or other forms of nuisance and any forms of pollution.

3.2 The site is significantly distanced from neighbouring properties and set back into the application site.
There is sufficient amenity space to serve the dwelling and therefore the proposal is considered to comply
with Policy COM03 of the Breckland Local Plan (adopted 2019).

4.0 Highway safety

4.1 Policy TR 01 (Sustainable Transport Network) of the Breckland Local Plan 2019 seeks to promote a
safe, efficient and convenient sustainable transport system. Development should seek to minimise the need
to travel, promote opportunities for sustainable transport modes, not adversely impact on the operation or
safety of the strategic road network , improve accessibility to services and support the transition to a low
carbon future.

4.2 Policy TR 02 (Transport Requirements) of the Breckland Local Plan 2019 seeks to ensure that
developments should be of high quality, sustainable in design, construction and layout as well as offering
maximum flexibility in the choice of travel modes for all potential users. Proposals will be permitted that
integrate satisfactorily into existing transport networks, mitigate impacts on the local or strategic highway
networks arising from the development itself, or the cumulative effects of development, through the provision
of, or contributions towards, any relevant transport improvement deemed to be necessary, including those
secured by legal agreement, protect, and where possible enhance, access to public rights of way, provide
safe, suitable and convenient access for all users, including appropriate parking and servicing provision in
terms of amount, design and layout and avoid inappropriate traffic generation and do not compromise
highway safety.

4.3 The Highways Authority have been consulted and raise no objection, subject to a condition preventing
the stable from being let or sold separately from the dwelling.  There is sufficient car parking shown within the
site and stables/car port.  Subject to the imposition of this condition then the proposal is considered to accord
with Policies TR01 and TR02 of the Breckland Local Plan (adopted 2019).

5.0 Ecology

5.1 Policy ENV 02 of the Breckland Local Plan 2019 seeks to protect and enhance Biodiversity and requires
the highest level of protection to be given to European Sites, with development only permitted where the
proposal is in accordance with the requirements of the Conservation of Habitats and Species Regulations
2017. Where measures to mitigate for potential adverse effects on European sites are required the proposed
mitigation measures must be justified as fit for purpose with appropriate evidence, to inform the Council's
Habitats Regulations Assessment. Development likely to have an adverse effect (either directly or indirectly)
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on a site of national, regional or local biodiversity, or geological interest, as identified on the Policies Map, will
not be permitted unless:

a. it can be clearly demonstrated that there are reasons for the proposal that outweigh the need to safeguard
the special ecological / geological interest of the site, and;
b. it has been demonstrated, where development would result in significant harm, that it cannot be
reasonably located on an alternative site that would result in less or no harm, and;
c. residual harm, after all measures to prevent and adequately mitigate have been applied , will be
adequately compensated for.

5.2 Initially our ecologist objected to the proposals, however, the applicants have provided further information
and they have subsequently withdrawn their objection in favour of suggested planning conditions.  Subject to
the imposition of these conditions then the proposal is considered to accord with Section 15 of the NPPF and
Policy ENV02 of the Breckland Local Plan (adopted 2019).

6.0 Contamination

6.1 Paragraph 178 of the NPPF (2019) says that development sites need to be suitable for their proposed
use taking account of ground conditions and any risks arising from land instability and contamination. This
includes risks arising from natural hazards or former activities such as mining, and any proposals for
mitigation including land remediation (as well as potential impacts on the natural environment arising from
that remediation).

6.2 The Land Contamination Officer has been consulted and commented that they would not raise any
contaminated land objections.

7.0 Archaeology

7.0 Section 16 of the NPPF and ENV07 and ENV08 of the Local Plan, seeks to protect the special interest
and significance of heritage assets and non-designated heritage assets.  Concerns were initially raised with
regards to the loss of this former Chapel.  The applicant has since submitted a heritage statement and
structural engineers report.  The Historic Environment Service has agreed is sufficient to justify the demolition
of the building.  They have however, pointed out the requirements of policy including the scale of the
replacement dwelling.  Their comments are duly noted in this regard and have been assessed above.  The
proppsal is therefore considered in accordance with Section 16 of the NPPF and ENV07 and ENV08 of the
Breckland Local Plan (adopted 2019).

8.0 Flood risk

8.1 Section 14 of the NPPF and ENV09 of the Local Plan seek to minimise the risks of flooding by direct new
development away from areas at highest risk of flooding and for new development not to increase flood risk
elsewhere.  Policy ENV09 of the Breckland Local Plan (adopted 2019) states:

All new development will:
- be located to minimise the risk of flooding, mitigating any such risk through design and implementing
sustainable drainage (SuDS) principles.
- incorporate appropriate surface water drainage mitigation measures to minimise its own risk of flooding and
should not materially increase the flood risk to other areas. Particular care will be required in relation to
habitats designated as being of international importance in the area and beyond which are water sensitive,
as well as habitats designated of regional or local importance.
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Developers will be required to show that the proposed development would:
i) not increase green field run off rates and vulnerability of the site, or the wider catchment, to flooding from
surface water run-off from existing or predicted water flows;
ii) wherever practicable, have a positive impact on the risk of surface water flooding in the surrounding area
adjacent to the development; and
iii) address potential impact of infiltration upon groundwater Source Protection Zones and/or Critical Drainage
Catchments.

This will be minimised through the installation of infiltration and attenuation measures to dispose of surface
water in accordance with sustainable drainage system (SuDS) principles and the refinements to, and
evolution of, the technical evidence base and guidance (as may be updated and superseded over the life of
this Plan)

8.2 The site lies in flood zone 1, at the lowest risk of flooding.  However, the majority of the site lies in an area
at risk from surface water flooding.  The applicants have submitted a surface water flood risk assessment,
which sets out flood mitigation measures.  Although the site would remain situation in a flood risk area,
contrary to Section 14 of the NPPF, where development which increases the risk of flooding would usually be
refused, Policy ENV09 of the Local Plan allows for development where green field run off rates do not
increase.  The applicant has demonstrated through their FRA that the mitigation measures would be suitable
and green field run off rates could be achieved.  Therefore, the proposal is considered to accord with Policy
ENV09 of the Breckland Local Plan (adopted 2019).

9.0 Conclusion

9.1 Despite the proposal being considered contrary to Policy HOU11 of the Breckland Local Plan (adopted
2019), the principle is considered acceptable in this location, for the reasons set out above.  The proposal
accords with the Development Plan and relevant National Planning Policy Guidance, with regards to all other
aspects and on that basis is recommended for approval, subject to conditions, as set out above.

RECOMMENDATION

The application is recommended for approval, subject to the conditions, as set out below.

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 COM 01 of the
Adopted Local Plan (2019).

3 External wall and roof materials to be agreed
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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
Policies COM 03, GEN 02 and COM 01 of the Adopted Local Plan (2019).
This condition will require to be discharged

4 Precise details of foul water disposal
Prior to commencement of any development above the laying of foundations, precise details
of the means of foul water disposal shall be submitted to and approved in writing by the
Local Planning Authority.  Only such agreed system or works shall be used in connection
with this approval.
Reason for condition:-
To minimise the possibilities of flooding from the outset of the development, in accordance
with Policy COM 03 and ENV 09 of the Breckland Local Plan (adopted).
This condition will require to be discharged

5 Non-standard condition
The stable block / garage / carport building hereby approved shall be used for purposes
ancillary to the main dwelling of the site and shall at no time be used for any commercial or
business purposes whatsoever, or sold or let separately.
Reason for condition:-
In the interests of residential amenity, in accordance with COM 03 of the Breckland Local
Plan (adopted).

6 No alterations to garage
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), express permission will be required for the alteration of the stable
block / garage / carport facility to any other form of accommodation.  Express permission
shall have been granted only when 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 to ensure adequate
off street parking provision in accordance with Policies COM 03, GEN 02 and COM 01 of the
Breckland Local Plan (adopted).

7 Flood Mitigation measures
The development shall be carried out and accord at all times with the flood risk measures
and mitigation, as set out in the following submitted documents:

Flood Risk Assessment and Drainage Strategy - 26404 FRA&SWDS Rev A Part 1, 2 and 3
Ditch route /Photograph Index Revision 0 - December 2020
The applicants email (John Grey) dated 17/12/2020
Reason for condition:-
To prevent unacceptable flood risk elsewhere, in accordance with Section 14 of the NPPF
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and Policy ENV09 of the Breckland Local Plan (adopted 2019).
8 Ecology Condition

No development shall take place (including demolition ground works, or and additional
vegetation clearance) until a construction environmental management plan (CEMP:
Biodiversity) has been submitted to and approved in writing by the local planning authority.
The CEMP shall include the following:
- Timetable of works
- Location of site compound/material storage area
- Risk assessment of potentially damaging construction activities;
- Identification of 'biodiversity protection zones';
- Practical measures (both physical measures and sensitive working practices) to avoid or
reduce impacts during construction and
operation (i.e. sumpless gully pots and dropped curbs);
- The location and timing of sensitive works to avoid harm to biodiversity features;
- The times during construction when specialist ecologists need to be present on site to
oversee works;
- Responsible persons and lines of communication;
- The role and responsibilities on site of an ecological clerk of works (ECoW) or similarly
competent person;
- Use of protective fences, wildlife exclusion barriers and warning signs.
- Details of inspection and maintenance of wildlife exclusion barriers and protective fences to
ensure they remain fit for purpose.
- Measures and inspections to ensure that wildlife does not become trapped in pipes or
excavations, or gullies pots
- Training and awareness: Provision of information to all site workers explaining the
importance of sensitive features and any
associated protective measures.
- Procedure to avoid pollution incidents e.g. from fuel spills or site run of based on an
understanding of the wildlife interest at risk
- Contingency/emergency measures for accidents and unexpected events.

The approved CEMP: Biodiversity shall be adhered to and implemented through the
construction phases strictly in accordance with the approved details, unless first agreed in
writing by the local planning authority.  A report, with photos, from the ecologist confirming
completion of works under the MS shall be submitted to and approved in writing by the Local
Planning Authority prior to first occupation of the dwelling hereby approved.
Reason for condition:-
Details are required prior to commencement to preserve and enhance ecology in
accordance with Section 15 of the NPPF and Policy ENV of the Breckland Local Plan
(adopted 2019).

9 Ecology Condition
No development shall take place until an ecological design strategy (EDS) addressing
mitigation and compensation measures, and all enhancements recommended Section 9 of
the Preliminary Ecological Appraisal (EcoCheck, May 2020 Rev A) has been submitted to
and approved in writing by the local planning authority. The EDS shall include the following:

(a) Purpose and conservation objectives for the proposed works
(b) Creation of semi-natural habitat areas and provision for wildlife corridors within the site
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and land owned by the applicant
(c) Proposed new landforms associated with habitat creation (e.g. hibernacula and refugia)
(d) Detailed design(s) and/or working method(s) to achieve stated objectives
(e) Extent and location/are of proposed works on appropriate scale maps and plans
(f) Type and source of materials to be used where appropriate e.g. native species of local
provenance
(g) Timetable for implementation
(h) Persons responsible for implementing the works
(i) Details of initial aftercare and long-term maintenance
(j) Details for monitoring and remedial measures

The EDS shall be implemented in accordance with the approved details throughout the
development and all features shall be retained in that manner thereafter.
Reason for condition:-
Details are required prior to commencement to preserve and enhance ecology in
accordance with Section 15 of the NPPF and Policy ENV 02 of the Breckland Local Plan
(adopted 2019).

10 Ecology Condition
An ecological management plan (EMP) shall be submitted to, and approved in writing by the
Local Planning Authority (LPA) prior to commencement of development. The content of the
EMP shall include the following:
a) Description and evaluation of features to be managed,
b) Ecological constraints on site that might influence management
c) Aims and objectives of management
d) Appropriate management options for achieving aims and objectives
e) Prescriptions for management actions
f) Preparation of a work schedule (including an annual work plan capable of being rolled
forward over a five-year period)
g) Details of the person responsible for implementation of the plan
h) On-going monitoring and remedial measures

If more than two years have passed since surveys were undertaken then update surveys
may be required at the reserved matters stage and any additional mitigation measures that
need incorporating into the site's design agreed with the LPA.

The plan shall also set out (where the results of monitoring show that conservation aims and
objectives of the EMP are not being met) how remedial action will be identified, agreed and
implemented so the development still delivers the fully function biodiversity
objectives of the originally approved scheme.
Reason for condition:-
Details are required prior to commencement to preserve and enhance ecology in
accordance with Section 15 of the NPPF and Policy ENV 02 of the Breckland Local Plan
(adopted 2019).

11 Retention of trees and hedges
No 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
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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 area and the satisfactory appearance of the development in accordance with policy
ENV06 of the Breckland Local Plan (adopted 2019).
This condition will require to be discharged
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