
 

 

 

 

 

 

 

 

ITEM: RECOMMENDATION: REFUSAL
REF NO: 3PL/2021/0307/F CASE OFFICER Tom Donnelly

LOCATION: QUIDENHAM APPNTYPE: Full
Anvil Park Stud POLICY: Out Settlemnt Bndry
Overa House Farm
Access Road To Overa House Farm CONS AREA: N

APPLICANT: Robert Reeve
Anvil Park Stud Overa House Farm

LB GRADE: N

AGENT: Agora Architects Ltd
Agora Architects Ltd Suva House

TPO: N

PROPOSAL: Erection of 4 Cabins to be used as holiday accommodation

REASON FOR COMMITTEE CONSIDERATION

The application is brought before Planning Committee following a Member call-in

KEY ISSUES

Principle of development
Impact on character and appearance
Impact on amenities
Biodiversity Impact
Flood Risk
Impact on parking provision and highway safety

DESCRIPTION OF DEVELOPMENT

The proposal seeks retrospective permission for the erection of 4 cabins to be used as holiday
accommodation.

SITE AND LOCATION

The application site is at Anvil Park Stud, Sallow Lane in Quidenham. The sites lies outside any defined
settlement boundary and is in close proximity to the A11.

EIA REQUIRED

No

RELEVANT SITE HISTORY
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3PL/2020/0043/F
Retrospective application to:
1.  Extend commercial equestrian use to include shows/events/competitions; training/riding holidays; quiz
nights and social events
2.  Ancillary use of PA system
3.  Change of use of part of indoor school to cafe and use of building as forge
4.  Hiring out of facilities
5.  Six stables
and
6.  Increase level of 'old' outdoor arena
7.  Submit details of landscaping, removal of manure and lighting

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
EC07 Tourism Related Development
ENV02 Biodiversity protection and enhancement
ENV05 Protection and Enhancement of the Landscape
ENV09 Flood Risk & Surface Water Drainage
NPPF National Planning Policy Framework (Revised 2021)
NPPG National Planning Practice Guidance
TR02 Transport Requirements

OBLIGATIONS/CIL

Not Applicable

CONSULTATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS
No objection
QUIDENHAM PARISH COUNCIL
Cabins appear to be on site already and mostly complete. It is believed that a line of Trees have been
removed The proposed units back onto the river Thet It would appears that the proposal lies partially in flood
Zone 3 and 2 There is no indication as to how effluent will be treated. It looks as if the cabins will be laid out
as three bed cabins with 2 car parking this could be more a 4th could be on the ground floor The private
outside space for a family of 4 (if 2 bedrooms)is very restricted with a hot tub taking up much of the private
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garden. The Cabins are also very close together as this is a rural setting for a holiday home for 4 even if
some are into horses. It is un-likley that these Cabins will meet today's Building Regs standards without
modification, never mind when the regulations are upgraded to be "Better" and how can we become carbon
neutral by 2030 if we continue to build to outdated standards in this 'climate emergency'. With each unit
having a south facing roof no solar is offered to offset the carbon costs of the build and provide a renewable
resource on site. We have no objection in principal to the four cabins if they are properly sited and meet all
the regulations that are necessary to enhance our housing stock in this climate emergency.

REPRESENTATIONS

A site notice was posted which expired on 17-06-21.

3 letters of representation have been received with the key points raised as follows:

- Development already commenced on site
- Lack of details of foul water sewerage
- Close proximity to County Wildlife Site
- Potential flood risk, site in flood zone 3
- Impact on wildlife and protected species
- Removal of trees on site
- Impact of lighting on wildlife

ASSESSMENT NOTES

1.0  Principle of development

1.1  The proposal seeks retrospective permission for the erection of 4 cabins to be used as holiday
accommodation. As the proposal includes tourism development, Policy EC07 of the Breckland Local Plan
(Adopted 2019) applies to the principle of development.

1.2  This policy states the following:

The enhancement and expansion of existing tourism attractions, and tourism infrastructure will be supported
in accordance with the development strategy where this would benefit the local economy; the environment
and infrastructure can accommodate the visitor impact; and proposals would be of a suitable scale and type
for their location.

Proposals for new tourism related development attracting a significant number of visitors should be located
within, or be accessible to, the five market towns.

Smaller development proposals involving new tourism related development should be of a suitable scale and
type to protect the character of the townscape and landscape within which they are situated.

All development proposals will be assessed against the extent to which they meet the following criteria:

· Bring regeneration benefits, particularly through the redevelopment of brownfield land;
· Are accessible by sustainable modes of transport or where a proposal is not readily accessible by
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sustainable modes of transport, it can be demonstrated that the development relies on a specific
geographical resource or contributions are made to improve accessibility;
· Offer the potential to improve access to rights of way, and/or green infrastructure; and
· In the case of proposals in the countryside, demonstrate the need for a rural location for that development.

Camping and caravan sites will be supported where there is an unmet need. Proposals should be small in
scale to limit impact on landscape and amenity and utilise, or be well related to, existing rural buildings.

1.3  Whilst the tourism development being proposed is new, it is proposed to be used ancillary to and to
support the existing commercial use of the site subject to separate application (3PL/2020/0043/F). It is
therefore considered that the proposal would constitute the additional development of a Brownfield site and
would result in some regeneration and economic benefit in this way.

1.4  It is noted that the site is not accessible via sustainable modes of public transport and would likely rely
heavily on the private motor vehicle. However, this harm is considered to be offset by the significant
likelihood that the holiday lets will be occupied by users of the site that are already in attendance at the site. It
is therefore acknowledged that the site and tourism use would rely on the commercial use already existing on
site and would therefore significantly minimise and mitigate the harm caused by the unsustainable location.

1.5  It is not considered that the proposal would alter access to rights of way and therefore this criteria is not
considered to be met.

1.6  As stated previously, the proposed tourism use would operate concurrently with the commercial
equestrian use of the site and therefore it is considered that this forms the basis of justification for the rural
location of the site.

1.7  It is considered, on balance, that the proposal does comply with Policy EC07 of the Breckland Local Plan
(Adopted 2019) when considering the material factors of the existing commercial use of the site and how this
development would operate in a complimentary manner. The proposal is accordingly considered to be
acceptable in principle.

2.0  Impact on character and appearance

2.1  The proposed cabins are one and a half storey in nature and of timber construction. They are proposed
to be sited in a linear fashion adjacent to the watercourse that runs through the site. They will be accessed
via an existing access road that is proposed to be extended to accommodate the development.

2.2  The structures will be situated around a complex of existing buildings and structures and will therefore
not significantly impact on the landscape character of the area. It is not considered that the buildings are
excessive in site or scale and therefore would not dominate the landscape or appear incongruous visually.

2.3  The proposed materials (timber construction) on the cabins is considered appropriate in this rural
location and would therefore retain a sympathetic character and appearance.

2.4  It is considered that the proposal has appropriate regard to the requirements of Policy COM01 of the
Breckland Local Plan (Adopted 2019) in terms of character and appearance impact.

3.0  Impact on amenities

3.1  The impact on amenities was considered with regard to Policy COM03. The structures are situated a
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significant distance from any nearby residential properties and will therefore be unlikely to result in any
detrimental amenity impacts on this basis. When considering the location of the cabins and the use of the
surrounding area, it is considered that any impact in terms of noise etc. would be negligible.

3.2  The proposal is considered to satisfy the requirements of Policy COM03 of the Breckland Local Plan
(Adopted 2019) in terms of the preservation of amenities.

4.0  Biodiversity Impact

4.1  The site is situated adjacent to a County Wildlife Site and is therefore of ecological and biodiversity
interest. The parallel application (3PL/2020/0043/F) has also been considered in depth in terms of
biodiversity impact having regard to the NPPF (2021) and Policy ENV02 of the Breckland Local Plan
(Adopted 2019).

4.2  Whilst the parallel application has been supported by the submission of various Biodiversity surveys and
reports, no such detail has been provided in support of this application. On this basis, there is insufficient
information to fully assess the biodiversity impact of the development and what mitigation and enhancement
measures are required to ensure the acceptability of the development in this regard.

4.3  It is considered that the proposal is unacceptable having regard to Policy ENV02 of the Breckland Local
Plan (Adopted 2019) in terms of biodiversity impact due to insufficient information submission.

5.0  Flood Risk

5.1  The holiday cabins are located adjacent to a watercourse that runs through the site and are
subsequently situated within Flood Zone 2 & 3. It is noted that the proposed use is vulnerable due to its
residential nature and would include overnight stays.

5.2  Section 14 of the NPPF (2021) states that: "Inappropriate development in areas at risk of flooding should
be avoided by directing development away from areas at highest risk (whether existing or future). Where
development is necessary in such areas, the development should be made safe for its lifetime without
increasing flood risk elsewhere.".

5.3  Whilst no information has been submitted in support of the application in terms of flood risk due to the
location of the site in Flood Zones 2 & 3, due to the layout of the site and nature of the proposal and how it
operates in conjunction with existing operations on site, it is considered that it is necessary in this instance for
development to be situated within these flood zones.

5.4  Section 14 of the NPPF (2021) goes on to state that: When determining any planning applications, local
planning authorities should ensure that flood risk is not increased elsewhere. Where appropriate, applications
should be supported by a site-specific flood-risk assessment. Development should only be allowed in areas
at risk of flooding where, in the light of this assessment (and the sequential and exception tests, as
applicable) it can be demonstrated that:
a) within the site, the most vulnerable development is located in areas of lowest flood risk, unless there are
overriding reasons to prefer a different location;
b) the development is appropriately flood resistant and resilient such that, in the event of a flood, it could be
quickly brought back into use without significant refurbishment;
c) it incorporates sustainable drainage systems, unless there is clear evidence that this would be
inappropriate;
d) any residual risk can be safely managed; and
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e) safe access and escape routes are included where appropriate, as part of an agreed emergency plan.

5.5  No information has been submitted in support of the application that would satisfy criterion a-e of this
paragraph of the NPPF. It therefore cannot be considered that the proposal has fully considered the impact
of the development in terms of flood risk and that the development will be safe for its lifetime through flood
resistance, sustainable drainage systems or safe access and escape routes.

5.6  On this basis, it is not considered that the proposal is acceptable having regard to Policy ENV09 of the
Breckland Local Plan or Section 14 of the NPPF (2021) in terms of flood risk.

6.0  Impact on parking provision and highway safety

6.1  The highway authority have considered the proposal and have raised no objection to the development
on the basis that the proposal is for holiday accommodation and will be used in association with the existing
equestrian use of the site.

6.2  The proposal is therefore considered to have appropriate regard to Policy TR02 of the Breckland Local
Plan (Adopted 2019) and paragraphs 110 & 111 of the NPPF (2021) in terms of highway safety.

7.0  Conclusion

7.1  In terms of the overall planning balance of the scheme, it is not considered that the proposal sufficiently
considers and addresses its flood risk and would therefore be at an unacceptable risk of flooding contrary to
Policy ENV09 of the Breckland Local Plan (Adopted 2019) and Section 14 of the NPPF (2021). Additionally,
insufficient information has been submitted in terms of biodiversity impact and therefore the proposal is
considered to be unacceptable having regard to Policy ENV02 in this regard. The application is accordingly
recommended for refusal on this basis.

RECOMMENDATION

On the basis of the above assessment, it is recommended that the application is REFUSED.

REASON(S) FOR REFUSAL

1 Insufficient Biodiversity Information
Insufficient information has been submitted to fully assess the biodiveristy impact of the
development and mitigation and enhancement measures contrary to Policy ENV02 of the
Breckland Local Plan (Adopted 2019) and Section 15 of the NPPF (2021).

2 Unacceptable flood risk
The site is at unacceptable risk of flooding due to the proposed location of structures in
Flood Zones 2 & 3 with insufficient information submitted to justify this and any measures to
mitigate against this risk or prevent additional flooding elsewhere, contrary to Policy ENV09
of the Breckland Local Plan (Adopted 2019) and Section 14 of the NPPF (2021).
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