
 

 

 

 

 

 

ITEM: RECOMMENDATION: REFUSAL
REF NO: 3PL/2020/0559/F CASE OFFICER Fiona Hunter

LOCATION: GARBOLDISHAM APPNTYPE: Full
Land West of Hopton Road POLICY: In Settlemnt Bndry

CONS AREA: N

APPLICANT: Mr M Lambert
Three Gates Farm Fen Street

LB GRADE: N

AGENT: Roberts Molloy Architects
3 Church Lane Bressingham

TPO: N

PROPOSAL: Erection of Modern Earth Block Dwelling With Garage, Parking & Turning; 1no. Highways
Access.

REASON FOR COMMITTEE CONSIDERATION

The application was referred to Planning Committee from Chairman's Panel on the basis that it is a
significant application, with a significant policy matter to consider.

KEY ISSUES

Principle of Development
Quantum of Development
Garboldisham Housing Allocation Compliance
Mix
Highways and Parking
Drainage and Flooding
Residential Amenity
Trees and Hedges
Ecology Biodiversity
Contamination and Archaeology
Planning Balance

DESCRIPTION OF DEVELOPMENT

Full planning permission for the erection of modern earth block dwelling with garage, parking & turning.
Access is proposed from Hopton Road via an improved site access at the north-east corner of the site.

SITE AND LOCATION

The site is a grazing meadowland which extends to 0.48ha and which is bounded by trees and hedges.
Access to the site is from Hopton Road to the east. To the north is a further grazing field in the same land
ownership, which is subject to a undetermined Outline application for 10 dwellings (3PL/2020/0544/O). To
the west beyond Hopton Road is an open space with residential development off Thomas Bole Close
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beyond. To the west is a ditch with agricultural land beyond. To the south is agricultural land.

EIA REQUIRED

No

RELEVANT SITE HISTORY

None for the application site.

Land to the north
3PL/2020/0544/O - Outline planning permission with details of access only for 10 dwellings, garages, parking
and turning; and highways access - Undetermined

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
COM02 Healthy Lifestyles
COM03 Protection of Amenity
ENV02 Biodiversity protection and enhancement
ENV03 The Brecks Protected Habitats & Species
ENV04 Open Space, Sport & Recreation
ENV05 Protection and Enhancement of the Landscape
ENV06 Trees, Hedgerows and Development
ENV08 Non-Designated Heritage Assets
ENV09 Flood Risk & Surface Water Drainage
GEN01 Sustainable Development in Breckland
GEN02 Promoting High Quality Design
GEN03 Settlement Hierarchy
GEN05 Settlement Boundaries
GHA1 Garboldisham Housing Allocation 1
HOU01 Development Requirements (Minimum)
HOU02 Level and Location of Growth
HOU06 Principle of New Housing
HOU07 Affordable Housing
HOU10 Technical Design Standards for New Homes
INF02 Developer Contributions
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

TREE AND COUNTRYSIDE CONSULTANT
Please request an arboricultural impact assessment and tree protection plan based on the tree survey which
has been provided, this should take into account any implications relating to highways requirements.
CONTAMINATED LAND OFFICER
No objection, recommend condition for site investigation and remediation together with unexpected
contamination.
NORFOLK COUNTY COUNCIL HIGHWAYS
No objection, recommend conditions.
HOUSING ENABLING OFFICER
Comments as per 3PL/2020/0544/O:

The Council's Viability Consultant has put forward different scenarios and both Scenario 1 ( 3no affordable
units, 2no for rent and 1no for intermediate) and Scenario 2 (2no affordable units, 1no for rent and 1no for
intermediate.  2no rent also acceptable if the applicant prefers) would be acceptable.

In either of these scenarios, please note the proposal in the Planning Statement (80% discount market sale)
is not accepted. Our model for this type of delivery is 75%, zero rent, with the remaining share transferred to
a Registered Provider. We prefer to see shared ownership delivered as the intermediate unit, but given the
viability on this site is tight, we would agree to the provision outlined here.

It is a matter for the case officer as to whether the planning balance requires Scenario 3 or Scenario 4 to be
pursued as an alternative to the above. I would note that, should either of these scenarios be taken  forward,
the affordable housing requirement would be in line with those found to be viable in the report.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
No objection subject to conditions for a Construction Environment Management Plan, Biodiversity
Enhancement and Lighting Design Strategy for light- sensitive biodiversity.
GARBOLDISHAM PARISH COUNCIL
Many of the comments on this application are identical or similar to those for the sister application of
3PL/2020/0544/O. It is disappointing that a site in the Local Plan can only accommodate so few houses (8
with the other application). It is to be hoped that a full contamination survey be undertaken - contamination
from this site could impact Garboldisham Old Fen, the Little Ouse Headwaters Project land at Scarfe's
Meadow and the River Little Ouse, all down stream from the site. The assertion of connection to Mains
Sewage is plainly nonsense, as there is no Mains Sewage within the parish of Garboldisham. It is noted that
there is to be no footpath extension, which is disappointing. Whilst acknowledging that there is a footpath
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opposite which can be accessed, this will entail crossing a very busy road, the B1111 - particularly during the
sugar beet season when many lorries use this road to access the factory in Bury St Edmunds.

REPRESENTATIONS

Neighbours were consulted on 10th June 2020 and a site notice erected on 17th June 2020. Three local
representation have been received raising the following:

- Insufficient consultation undertaken by the council
- Loss of countryside to create suburbia
- Destroy the environment and wildlife
- Further soils investigation should be undertaken prior to determination
- No main sewerage within the village, shouldn't this dwelling have a bespoke treatment plan
- A pedestrian footpath should be included noting it is a dangerous road to cross
- Tree Survey and Constraints Plan is out of date

ASSESSMENT NOTES

1.0 Introduction and Principle of Development

1.1 The site forms part of the land allocated for housing in the Garboldisham Housing Allocation (GHA). More
specifically it forms the southern half of land identified as LP031004. The total GHA is for 35 dwellings across
1.45ha area. The GHA requires the following physical development: a minimum of one LAP; landscaping;
access from Hopton Road; improvements to the footpath network to provide safe pedestrian access on
Hopton Road. The GHA needs to be delivered in a masterplan approach to ensure a cohesive development,
with particular regard to respecting site levels and landscape.

1.2 The application seeks permission for residential development which accords with Garboldisham Housing
GHA and is therefore acceptable in principle.

2.0 Quantum of Development

2.1 The application proposes 1 dwelling in an 0.48ha area. The applicant has excluded the trees forming the
site boundaries from the redline, whereas the GHA extends to include these. Applying this approach to the
entire GHA there is a developable area of 1.4ha (0.98 south LP031004 and 0.42ha north LP031005).

2.2 The northern part of the GHA (LP031005) has planning permission (ref: 3PL/2019/0514/O) for 7
dwellings granted permission just prior to the Breckland Local Plan being adopted (November 2019). If the
35 dwellings is spread proportionately across the GHA, then this northern parcel with planning permission is
3.5 dwellings short. The application site has a developable area of 0.48ha and proportionately would require
12 dwellings to enable compliance with the GHA in terms of quantum of development. Given the existing
shortfall at the northern parcel, this further application would increase the total GHA shortfall to 14.5
dwellings and the application is therefore not Policy Compliant.

2.4 The applicant has presented a planning material consideration of why the GHA density cannot be
achieved which is due to the presence of natural peat deposits at the western half of the site and a high
ground water level. Due to these soil conditions it would not be economical to development due to the high
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cost of comprehensive piling (in excess of 6m), in comparison the eastern half of the site fronting Hopton
Road would also require pile foundations, but not as deep. The supporting Planning Statement sets out that
"The Outline Application for the northerly site was approved at the lower-than-expected total number of 7no.
houses, on the basis of the extensive preapplication technical reports which accompanied the application". In
support of this, the applicant has submitted a Phase 1 Contamination Assessment (A F Howland Associates
May 2020) and Financial Viability Assessment (August 2020) and subsequently further viability information
(January 2021). The Viability information considered this application site and that to the north also within the
same GHA subject to planning application 3PL/2020/0544/O by the same applicant and landowner. This was
agreed with the agent to reduce the cost of producing and assessing the viability information, furthermore,
this accords with the GHA requirement that the GHA needs to be delivered in a masterplan approach to
ensure a cohesive development.

2.5 The Contamination Assessment includes ground testing including in some parts of the western half of the
site and a supplementary email sent 22.02.2019 from the authors, attached as an Appendix to the Planning
Statement, sets out what the reports findings mean for piling at the site: "...a traditional shallow foundation is
unlikely to be suitable... If a traditional shallow foundation was potentially adoptable in places, this will likely
require a de-watering exercise which may, again, make this option less viable". For this reason, on the
balance of probability, it is agreed that it is very likely that all dwellings would require pile foundations across
the site.

2.6 The aforementioned email goes on to say: "There is variability across the site, as WS03 did not
encountered thick made ground and is closer to the front of the site, so hasn't be subject to the make-up. But
at this stage there is not enough information to be able to zone the site or provide different scenarios with
respect to the ground model. To this end, a deeper piled foundation solution is likely going to be necessary.
At the moment there is not enough information to be able to provide an assessment of a piled foundation
solution such that further site investigation would be necessary...". Therefore it is likely that some part of the
site would require deeper foundations, however, not how much, where or how deep. The assumption that the
entire western half of the site would require deeper piled foundation is therefore not evidenced nor how deep
these would be compared to a typical piled foundation. Furthermore, no technical information has been
provided to demonstrate that the western half of the site is undevelopable for cost, safety or technical
compliance reasons.

2.7 In Breckland shallow foundations are the norm, and thus piled foundation add additional cost. To assess
whether the piled foundation adds such cost as to make the allocated number of dwellings unviable, the case
officer requested a Viability Assessment which was duly submitted and the Council obtained external
professional advice in assessing this report. Following external assessment of the original and subsequent
viability information it has been concluded that allowing for piled foundation for 23 dwellings across the
application sites including that for the land to the north also within the GHA and subject to application
3PL/2020/0544/O would be viable including 6 affordable units (26% just above 25% Policy requirement)
including an allowance of £15,000 per plot for piled foundation which the Council's Viability consultant
advised was at the higher end of piled foundation they have seen, with the norm being £5,000 - £10,000.
Anything higher than £15k would need to be evidenced. However, this in turn would reduce the benchmark
land value.

2.8 Without any further evidence for the need, including, depth, amount and area, of deeper piled foundation
required and how much these costs or why the eastern half of the site cannot be technically developed, it has
not been demonstrated that the application site cannot provide the allocated 12 dwellings.

2.9 Paragraph 122 of the NPPF, requires new development to make efficient use of land.  It is considered
that without sufficient evidence to justify otherwise and on the grounds the proposal does not comply with the
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housing allocation policy, it does not make efficient use of land.

2.10 In addition to the above, the applicant has also put forward as a material planning consideration that the
site is a NPPF paragraph 79 dwelling due to an innovative construction method of unfired earth block which
is locally known as Clay Lump. This technique has been used historically in Breckland and is being re-
considered within the unfired earth construction movement which seeks development technologies which are
sustainable, environmentally sound and healthy. The Case Officer has undertaken an internet search and
found one example of this construction technique in the UK, The WISE Building which won a 2011 RIBA.

2.11 Paragraph 79(e) of the NPPF advises that planning decisions should avoid the development of isolated
homes in the countryside unless the design is exceptional quality in that it is:

- is truly outstanding or innovative, reflecting the highest standards in architecture, and would help to raise
standards of design more generally in rural areas; and
- would significantly enhance its immediate setting, and be sensitive to the defining characteristics of the local
area.

2.12 It is agreed that the use of unfired earth block could be innovative as there is very few modern examples
of such work and it would assist research in this field. However, the site is not isolated as there is housing
along Thomas Bole Close to the east of the application site (and the proposed allocation to the north to be
delivered) and therefore paragraph 79 of the NPPF is not applicable.

2.13 Furthermore, due to the design including elevations, massing and bulk it would not significantly enhance
it's immediate settings nor is it sensitive to the defining characteristics of the local area. More specifically, the
dwelling is large and bulky with the majority mass within one rectangular block whereas existing buildings are
modest with varying forms. The roof is flat and overhangs the external walls whereas the existing properties
are pitched roof. The approach neither reflects nor complimentary contrasts with the existing dwellings at
Thomas Bole Close or Hopton Road and will appear jarring. The dwellings has been angled so that it's rear
elevation and side elevation will be visible at the approach to the village from the south and this aspect is
bland and will not create a positive gateway feature to the village. Therefore, the application does not meet
the requirement of the paragraph 79 part (e) of the NPPF.

2.14 It is not considered that the benefits of an innovative dwelling in terms of construction, which is not
isolated and would not significantly enhance its immediate setting, and be sensitive to the defining
characteristics of the local area, would create such material planning benefit to outweigh the loss of 11
dwellings allocated for the site and which contribute to the Council 5 year land housing supply.

3.0 Garboldisham Housing Allocation Compliance

3.1 The GHA requires a minimum of 35 dwellings plus a LAP. The quantum of dwellings is below the
minimum required by the Policy and no LAP is proposed.

3.2 In addition, the GHA has 10 criteria as follows:

Criteria 1 - Safe access is provided to Hopton Road, see Section 5.0 for further detail.
Criteria 2 - No footpath is proposed.
Criteria 3 - The density of development is lower than that of existing development at Thomas Bole Close and
Hopton Road.
Criteria 4 - The development of the southern half of the remaining part of the GHA has not been
masterplanned, i.e. approaching the development as a co-cohesive hole. This has undermined the number of
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dwellings being proposed, removed any proposals for a LAP, no joint up drainage and landscaping and
reduced the amount of affordable housing which can be delivered. Whilst this application refers to
undetermined application 3PL/2020/0544/O this is not sufficient to constitute a masterplan approach.
Criteria 5 - No site specific flood risk assessment has been submitted, nor proposals for drainage to form part
of the landscaping.
Criteria 6 - A Pre-Development Anglian Water Report has been submitted which advises they have capacity
to supply water to the development and to take foul water from the development as their Garboldisham - The
Common Water Recycling Centre currently has capacity and connecting to the existing sewer at Thomas
Bole Close would be acceptable.
Criteria 7 & 8 - The site is within a Sand and Gravel Mineral Safeguarding Area and NCC Policy CS 16
requires that applications of this type to include appropriate investigations to assess whether any mineral
resource there is of economic value, and if so, whether the material could be economically extracted prior to
the development taking place. A Phase 1 Contamination Assessment has been submitted which includes
ground sampling which for this site found sand and gravel, together with made ground, peat and clay. A
consultation response from NCC Minerals and Waste is awaited.
Criteria 9 - Scale is a reversed matter, however, a condition can be added if approved to limit the height of
the development.
Criteria 10 - The development is sufficiently distant to the nearest Listed Building which is Grade II and from
Garboldisham Conservation Area to prevent any harm to these designated heritage assests.

3.3 The application does not provide the minimum number of dwellings required nor LAP, nor does it meet
the criteria as set out above, the approach is not master planned and no site specific flood risk assessment
has been submitted. The application therefore does meet the requirements of GHA.

4.0 Mix

4.1 The application proposes a single market 5 bedroom dwelling with a gross internal floor area of 544sqm.
This does not conflict with Policy HOU 06 of the Breckland Local Plan (adopted 2019).

5.0 Highways and Parking

5.1 Highways have found the access to be acceptable and parking is proposed to acceptable levels. The
application is therefore in accordance with Policies COM 01(m)(n), HOU 06, TR 01 and TR 02 of the
Breckland Local Plan (adopted 2019), whilst also having due regard to paragraphs 108 and 109 of the NPPF.

6.0 Drainage and Flooding

6.1 A site specific flood risk assessment is required by GHA and this has not been provided. As before, this is
required to ensure a master planned approach to the GHA delivery.

7.0 Residential Amenity

7.1 Residential amenity can be delivered to acceptable levels including privacy, private garden space and
light as demonstrated by the site plan. The site is sufficiently distant to neighbours to prevent any harm to
their amenity. The development compiles with Policy COM 03 of the Breckland Local Plan (adopted 2019)
and paragraph 127 of the NPPF.

8.0 Trees and Hedges

8.1 To facilitate the development the removal of a section of hedgerow is proposed to widen the existing
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access. This is not considered acceptable as it is to facilitate the development of one dwelling opposed to the
allocated 12. The development fails the requirements of  Policy ENV 06 of the Breckland Local Plan (adopted
2019).

9.0 Ecology and Biodiversity

9.1 The application is supported by an Ecological Survey and the Council's Ecological and Biodiversity
Consultant has found this to be acceptable and recommended conditions for Construction Environment
Management Plan, Biodiversity Enhancement and Lighting and it is agreed these are reasonable and
necessary. Subject to these conditions the development is considered compliant with Policy ENV 02 of the
Breckland Local Plan (adopted 2019).

10.0 Contamination and Archaeology

10.1 The Council's Contaminated Land Officer has recommended a site investigation and remediation for
land contamination is conditioned together with unexpected contamination.

10.2 Norfolk County Council Archaeology have recommended a condition for archaeology investigation for
the site immediately to the north via application 3PL/2020/0544/O as follows: "immediately to the south of a
field which has produced many metal finds of most periods, including Roman coins, an Iron Age brooch,
Anglo-Saxon and medieval items including a significant number of medieval coins. In addition, metal
detecting in a field 300m to the south has produced medieval and Roman coins, as well as prehistoric items.
Consequently there is potential that heritage assets with archaeological interest (buried archaeological
remains) will be present at the site and that their significance will be adversely affected by the proposed
development.". It can be concluded this below ground archaeological potential extends to this site, as it is not
separated by any historic features, and this application also needs to include a condition to enable
compliance with Policy ENV 08 of the Breckland Local Plan (adopted 2019) and Section 16 of the NPPF.

11.0 Planning Balance/ Conclusion

11.1 The application seeks Full planning permission for a 1 x 5 bedroom two storey dwelling on a site
allocated for housing, and the principle has accordingly been found to be acceptable. However, the number
of dwellings proposed is considerably below that required by the GHA nor has a LAP been proposed which
again is required by the GHA. Paragraph 122 of the NPPF, requires new development to make efficient use
of land.  It is considered that without sufficient evidence to justify otherwise and on the grounds the proposal
does not comply with the housing allocation policy, it does not make efficient use of land.

11.2 The remaining part of the GHA (the southern half) including this application site has not been master
planned and this has resulted in the reduction of number of dwellings including affordable, no LAP and no
joint up drainage strategy incorporated into the landscape. This results in a further non compliance with the
GHA.

11.3 Policy ENV 09 and Garboldisham Housing GHA require a detailed site specific Flood Risk Assessment
and Drainage Strategy and this has not been submitted. This may result in a poorer sustainable drainage
system being developed for the remaining part of the GHA allocation.

11.5 No sufficiently evidenced material considerations have been put forward or identified to indicate
approval should be granted when the applications does not meet the requirements of Garboldisham Housing
GHA. It is therefore recommended the application is refused.

BRECKLAND COUNCIL - PLANNING COMMITTEE - 12th April 2021

COMREPORT (ODB-Ocella One Click Agenda/Officer report)



 

 

 

RECOMMENDATION

The application is recommended for refusal.

REASON(S) FOR REFUSAL

1 Garboldisham Housing Allocation
The application does not accord with the Garboldisham Housing Allocation Policy of the
Breckland Local Plan (adopted 2019) in that it: proportionately does not provide the
minimum number of dwellings required; no LAP is proposed or already provided elsewhere
on the allocated land; the remaining part of the allocation (the area identified as LP031004)
has not been masterplanned resulting in less affordable housing and no joined up drainage
strategy incorporated into the landscape. No material considerations which have been
sufficiently evidenced have been submitted by the applicant or identified by the Local
Planning Authority to outweigh the non-compliance with the Garboldisham Housing
Allocation Policy of the Breckland Local Plan (adopted 2019).  The proposal fails to make
efficient use of land in accordance with Paragraph 122 of the NPPF.

2 Massing and Design
The massing, scale and design of dwelling is out of character with, and nor does it
complimentary contrast, with the character of the surrounding area. In addition, it will harm
the visual approach to the village from the south. The application is found for these reasons
to conflict with Policies GEN 02, COM 01 and the Garboldisham Housing Allocation of the
Breckland Local Plan (adopted 2019) together with paragraph 127 of the National Planning
Policy Framework 2019.
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