
 

 

 

 

 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2021/1420/F CASE OFFICER Naomi Minto

LOCATION: THETFORD APPNTYPE: Full
Land at Former Elm Road Day Centre POLICY: In Settlemnt Bndry
Elm Road

CONS AREA: N

APPLICANT: Broadland Development Services
NCFC Carrow Road

LB GRADE: N

AGENT: Bidwells
16 Upper King Street Norwich

TPO: N

PROPOSAL: Construction of 5no. dwellings with associated infrastructure works.

REASON FOR COMMITTEE CONSIDERATION

The owner of the land is Breckland District Council.

KEY ISSUES

- Principle of development
- Design and impact on the character and appearance of the area
- Amenity impact
- Highway safety
- Trees
- Ecology
- Other issues - contamination / flood risk

DESCRIPTION OF DEVELOPMENT

The application seeks full planning consent for the erection of 5 number, one bedroom dwellings (4 x two
storey and 1 x single storey).  Each dwelling will be served by parking provision for one vehicle, plus three
visitor car parking spaces.  Materials proposed to be used in the construction of the terrace style dwellings
include Imery Panne Pantiles in a slate grey colour on the roof; Audley Antique, Manchester Blend and
Euphoria Blend facing bricks with black horizontal cladding on the walls; UPVC windows in anthracite colour
and steel faced front and rear doors in anthracite.  Access to the site would be via the existing access off Elm
Road to the north west.

SITE AND LOCATION

The application site, which measures 0.13 hectares, is located on land at the former Elm Road Day Centre,
in Thetford.  It is within the defined Settlement Boundary for Thetford.  It is located on the edge of a
residential area.  It is also located in close proximity of a designated Site of Special Scientific Interest and
Special Protection Area, as well as being located within a Special Protection Area Stone Curlew Buffer Zone.
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The site is located within Flood Zone 1 and is identified on the Government's Flood Risk Maps as being at a
very low risk from surface water and river flooding.

EIA REQUIRED

No

RELEVANT SITE HISTORY

3CM/2017/0011/CM Permission 20-07-17
Change of use of part of day centre (D1 use) to respite care (C2 use) and associated external changes to
existing building

3NM/2020/0038/NMA Permission 14-07-20
Non-material amendment to 3PL/2019/1531/F in respect of changes to internal layout, reduction in bedrooms
and minor external alterations.

3PL/2019/1531/F Permission 02-04-20
Proposed change of use of existing building from day centre (D1) to provide affordable housing with a
combination of dwelling houses (C3 use) comprising 3no. flats and an HMO (Sui Generis) providing further
bed spaces along with external alterations and associated works

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
ENV03 The Brecks Protected Habitats & Species
ENV06 Trees, Hedgerows and Development
ENV09 Flood Risk & Surface Water Drainage
GEN01 Sustainable Development in Breckland
GEN02 Promoting High Quality Design
GEN03 Settlement Hierarchy
GEN05 Settlement Boundaries
HOU01 Development Requirements (Minimum)
HOU02 Level and Location of Growth
HOU06 Principle of New Housing
HOU10 Technical Design Standards for New Homes
NPPF National Planning Policy Framework (Revised 2021)
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NPPG National Planning Practice Guidance
TR01 Sustainable Transport Network
TR02 Transport Requirements

OBLIGATIONS/CIL

Not Applicable

CONSULTATIONS

TINA CUNNELL
No additional comment.
NORFOLK COUNTY COUNCIL HIGHWAYS
No objection, subject to conditions.
CONTAMINATED LAND OFFICER
No objection, subject to conditions.
TREE AND COUNTRYSIDE
No objection, subject to conditions.

ECOLOGICAL AND BIODIVERSITY CONSULTANT No Comments Received
NATURAL ENGLAND No Comments Received
BUILDING CONTROL No Comments Received

REPRESENTATIONS

None

ASSESSMENT NOTES

1.0  Principle of development

1.1  This application seeks full planning permission for the erection of 5 dwellings on land south of Elm Road,
in Thetford.  The agent has advised that the proposal is for affordable housing.  Although at 5 dwellings and
given the site area is below the threshold to require these to be affordable dwellings.  Also, the site lies within
the defined Settlement Boundary of Thetford (defined as a Key Settlement within the Local Plan) where the
principle of residential development is considered acceptable, in accordance with Policies HOU 06, GEN 03
and GEN 05 of the Breckland Local Plan (adopted 2019) (BLP), as well as being supported through the
NPPF (2021).

1.2  The applicant has indicated in the application submission that the proposed development will be 100%
affordable housing.  In light of the site being within the settlement boundary, where the principle of residential
development is considered acceptable, it is not considered necessary to secure the provision of affordable
housing via a S.106 Agreement.  In addition, given that the affordable housing is not necessary to make the
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development acceptable in principle, the Local Planning Authority do not consider it necessary to section 106
or condition the provision of affordable housing.  This does not prevent the site from coming forward as
affordable housing.

2.0  Design and impact on the character and appearance of the area

2.1  Policy GEN 02 of the BLP 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 BLP is
concerned with design and provides additional detailed criteria that all new development should meet.

2.2  The submitted Layout Plan indicates that the proposed dwellings will be a row of terraces comprising
four two storey, one bedroom dwellings and one single storey, one bedroom dwelling all with a shared
private amenity space to the rear and vehicle / bicycle parking to the side, with bin storage to the front of the
dwellings.  Materials proposed to be used in the construction of the dwellings include Imery Panne Pantiles in
a slate grey colour on the roof; Audley Antique, Manchester Blend and Euphoria Blend facing bricks with
black horizontal cladding on the walls; UPVC windows in anthracite colour and steel faced front and rear
doors in anthracite.

2.3  In terms of the design, layout, form, scale, density and materials proposed, it is noted that the immediate
area surrounding the site is predominantly characterised by terrace style dwellings, although it is
acknowledged that there is a variety of styles in the area, including single storey and two storey dwellings, as
well as terraces, detached and semi-detached dwellings.  Given the wide range of dwelling types and
designs in this area, the proposed design is considered acceptable and consistent with the urban context of
the area.  The slopping ridge line allows for single storey development to be stepped to two-storey to suit the
character of the street scene.  The specified materials are considered acceptable in planning terms.  The
proposed development would therefore integrate with the existing built form, without having any adverse
impact on the character and appearance of the area.  In light of the above considerations, the proposal is
considered acceptable, having regard to Policies GEN 02 and COM 01 of the BLP.

3.0  Amenity impact

3.1  Policy COM 03 of the BLP states that 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.  Consideration will be had to a number of factors including (but not limited to);
the protection of adequate areas of usable and secluded private amenity space for the occupiers of existing
dwellings; the provision of adequate areas of usable and secluded private amenity space for the occupiers of
proposed dwellings, in keeping with the character of the immediate surrounding areas; overlooking of
windows of habitable rooms and private amenity space; overbearing impact / visual dominance and odour,
noise, vibration or other forms of nuisance, such as artificial light pollution, insects and vermin.

3.2  The proposed development has been designed with amenity considerations in mind, having particular
regard to the adjacent bungalow to the east of the site.  The building is stepped down in height so that it does
not appear overbearing to the adjacent bungalow, particularly on their private amenity space.  In addition,
windows at first floor level on the rear elevation are small roof lights serving a landing area.  The private
amenity space proposed is small in nature and shared.  However, it is accepted that there are lots of
designated open spaces within walking distance, which would provide further amenity benefits to future
occupants of the dwellings and that the proposed space is broadly in character with the surrounding
neighbouring properties.
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3.3  Overall, it is considered that the proposed development would not have a detrimental impact on amenity
when having regard to overlooking, visual dominance, overshadowing and loss of daylight to existing
windows of habitable rooms.  Furthermore, the development would not lead to any undue noise, odour or
other forms of disturbance.  It is therefore concluded that the proposal will maintain an acceptable level of
residential amenity for existing residents and future occupants, consistent with Policy COM 03 of the BLP.

4.0  Highway safety

4.1  Paragraph 110 of the NPPF (2021) 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;
- the design of streets, parking areas, other transport elements and the content of associated standards
reflects current national guidance, including the National Design Guide and the National Model Design Code;
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.

4.2  Paragraph 111 of the NPPF (2021) 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.

4.3  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.

4.4  The submitted Layout Plan shows sufficient parking provision for the proposed dwellings, as well as
visitor parking and provision of a bike store, which would enable safe storage of bicycles.  The Local Highway
Authority has raised no objection to the proposal, subject to the inclusion of conditions.  On this basis, the
application is considered to have due regard to highway safety considerations in line with the BLP and NPPF.

5.0  Trees

5.1  Policy ENV 06 of the BLP states that trees and significant hedge and shrub masses form part of the
green infrastructure and should be retained as an integral part of the design of development.  There is a
band of protected trees to the north of the site and a band of mature trees to the south.  The Tree and
Countryside Officer requested the submission of an Arboricultural Impact Assessment for further
consideration.  The applicant submitted one accordingly and upon a re-consultation with the Tree and
Countryside Officer, no objection has been raised, subject to condition.  The application is therefore
considered to have due regard to Policy ENV 06 of the BLP.

6.0  Ecology

6.1  Policy ENV 02 of the BLP states that all new development should demonstrate how net gains for
biodiversity are being secured as part of the development, proportionate to the scale of development and
potential impacts (if any).  This is further reiterated in paragraph 174 of the NPPF (2021).

6.2  The application site is in close proximity of a designated Site of Special Scientific Interest (Barnhamcross
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Common) (SSSI), Special Protection Area (SPA) and it is within a Special Protection Area Stone Curlew
Buffer Zone.  The applicant therefore submitted a Preliminary Ecological Appraisal for further consideration.
The Natural Environment Team and Natural England have been consulted on the application.  However, to
date no response has been received.  Subject to no objection being raised by either consultee, the proposal
will be considered compliant with Policy ENV 02 of BLP, subject to conditions.

7.0  Other issues - contamination / flood risk / affordable housing

7.1  Paragraph 183 of the NPPF (2021) states 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 any proposals for mitigation including land remediation (as well as potential
impacts on the natural environment arising from that remediation).

7.2  The Contaminated Land Officer advised that based on both the accuracy of the information submitted
and the current records of contaminated land issues held on file, they would not wish to raise an objection,
subject to the inclusion of conditions to alleviate environmental concerns.  The proposal is therefore
considered to be compliant with chapter 15 of the NPPF (2021) and COM 03(8) of the BLP.

7.3  Chapter 14 of the NPPF (2021) and Policy ENV 09 of the BLP seek to minimise the risks of flooding by
directing new development away from areas at highest risk of flooding and for new development not to
increase flood risk elsewhere.  Having checked the Government's flood risk maps, it is accepted that the site
is in an area identified as being at very low risk of river and surface water flooding (in flood zone 1).

7.4  It is also noted that the applicant has submitted a Drainage Strategy for further consideration advising
that ground conditions are suitable for infiltration of rainwater into the ground and roof run-off via an on-site
soakaway designed for the 1% AEP event +40% allowance for climate change.  In addition, the Drainage
Strategy states that foul drainage will connect to the public foul sewer via an indirect connection using the
connection serving the existing buildings.

7.5  Building Control were consulted as part of this application, but have not provided a response to date.
Notwithstanding no response received from Building Control, it is accepted that surface water and foul
sewage disposal would be looked at in greater detail at the Building Control stage.  In light of the above
considerations, for the purpose of this application, it is considered that due regard has been given to Policy
ENV 09 of the BLP, as well as the NPPF (2021).

8.0  Conclusion

8.1  In consideration of the overall planning balance of the scheme, it is acknowledged that the proposed
development is located in a sustainable location in relation to its proximity to services and facilities and would
not harm the intrinsic character and beauty of the countryside.  It is also accepted that the proposal will not
have an adverse impact when having regard to character and appearance, amenity, highway safety, ecology,
tree, contamination and flood risk considerations.  The proposal is for 100% affordable housing, which is
welcomed but is not required to make to the application acceptable and is therefore not sought to be
secured.  On this basis, it has not been taken into consideration in the determination of this application.
Given that the proposal accords with the Development Plan and relevant parts of the NPPF (2021), as set
out above, the application is accordingly recommended for approval, subject to conditions.

RECOMMENDATION
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That subject to no adverse comments from Natural England or Ecology that Planning Permission be
APPROVED, subject to the following conditions:

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
Breckland Local Plan (adopted 2019).

3 External materials as approved
The development hereby permitted shall be constructed using the materials specified on the
planning application form and / or submitted drawings.
Reason for condition:-
To enable the Local Planning Authority to ensure the satisfactory appearance of the
development, as required by Policies COM 03, GEN 02 and COM 01 of the Breckland Local
Plan (adopted 2019).

4 Implementation of submitted boundary treatment
The boundary treatment shown on the plans and particulars hereby approved shall be
constructed in the manner shown and completed before the buildings are first occupied.
Reason for condition:-
In the interests of the satisfactory appearance of the development in accordance with
Policies GEN 02 and COM 01 of the Breckland Local Plan (adopted 2019).
This condition will require to be discharged

5 Implementation of submitted/approved
landscaping scheme
All hard and soft landscaping works shall be carried out in accordance with the approved
details and thereafter retained.  The works shall be carried out prior to the occupation of any
part of the development. If within a period of FIVE YEARS from the date of planting, any tree
or plant, or any tree or plant planted in replacement for it, is removed, uprooted or is
destroyed or dies,  another tree or plant of the same species and size as that originally
planted shall be planted at the same place, unless the Local Planning Authority gives its
written consent to any variation.
Reason for condition:-
In the interests of the satisfactory appearance of the development in accordance policies
GEN 02 and COM 01 of the Breckland Local Plan (adopted 2019).
This condition will require to be discharged

6 Hours of operation during construction
No demolition, site clearance or construction shall be carried out, no machinery operated nor
deliveries taken at or waste despatched from the site outside the hours of 07:30 - 18:00
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Monday to Friday, 08:00 - 13:00 Saturday nor at any time on Sundays, Bank Holidays or
Public Holidays.
Reason for condition:-
In the interests of the amenities of the locality in accordance with policy COM 03 of the
Breckland Local Plan (adopted 2019).

7 Non-standard condition
Operations on site shall take place in complete accordance with the approved Arboricultural
Impact Assessment (AIA), Tree Protection Plan (TPP) and Arboricultural Method Statement
(AMS) prepared by CJ Yardley dated October 2021.  No other operations shall commence
on site in connection with the development until the tree protection works and any pre-
emptive tree works required by the approved AIA or AMS have been carried out and all tree
protection barriers are in place as indicated on the TPP.  Works shall not commence until
written confirmation has been obtained from the appointed arboriculturalist to confirm that
tree protection is in place as specified.  The protective fencing shall be retained in a good
and effective condition for the duration of the construction of the development and shall not
be moved or removed, temporarily or otherwise, until all site works have been completed
and all equipment, machinery and surplus materials removed from site, unless the prior
written approval of the local planning authority has been sought and obtained.
Reason for condition:-
In accordance with Policy ENV 06 of the Breckland Local Plan (adopted 2019).

8 Non-standard condition
The proposed development shall proceed in accordance with the mitigation and
enhancement measures outlined in the Preliminary Ecological Assessment (Small Ecology
Limited, dated November 2021) and any fencing on the site shall be wildlife friendly by
creating 13 x 13 cm (5 x 5 inch) holes in walls or fences at ground level to maintain
connectivity across the site for wildlife.
Reason for condition:-
In accordance with Policy ENV 02 of the Breckland Local Plan and paragraph 174 of the
NPPF (2021).

9 Prior to the first occupation/use of the
development hereby
Prior to the first occupation of the development hereby permitted visibility splays measuring
2.4 metres x 43 metres shall be provided to each side of the access where it meets the near
edge of the adjacent highway carriageway.
The splay(s) shall thereafter be maintained at all times free from any obstruction exceeding
0.6 metres above the level of the adjacent highway carriageway.
Reason for condition:-
In the interests of highway safety in accordance with Policies TR 01 and TR 02 of the
Breckland Local Plan (adopted 2019).

10 Prior to the first occupation/use of the
development hereby
Prior to the first occupation of the development hereby permitted, the proposed parking area
shall be laid out, demarcated, levelled, surfaced and drained in accordance with the
approved plan and retained thereafter available for that specific use.
Reason for condition:-
To ensure the permanent availability of the parking / manoeuvring areas, in the interests of
satisfactory development and highway safety, in accordance with Policies TR 01 and TR 02
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of the Breckland Local Plan (adopted 2019).
11 Site Investigation/ remediation

Unless otherwise first agreed in writing, the following details shall be submitted to and
approved in writing by the Local Planning Authority prior to the commencement of the
development hereby approved:
A.  Site Investigation
A site investigation and risk assessment to determine the nature and extent of any
contamination on the site, whether or not it originates on the site.  The investigation and risk
assessment must be undertaken by competent persons and a written report of the findings
must be produced. The report of the findings must include: (i) a survey of the extent, scale
and nature of contamination; (ii) an assessment of the potential risks to: human health,
property (existing or proposed) including buildings, crops, livestock, pets, woodland and
service lines and pipes, adjoining land, groundwaters and surface waters, ecological
systems, archaeological sites and ancient monuments; (iii) an appraisal of remedial options,
and proposal of the preferred option(s).
B.  Remediation Scheme
A detailed remediation scheme to bring the site to a condition suitable for the intended use
by removing unacceptable risks to human health, buildings and other property and the
natural and historical environment.  The scheme must include all works to be undertaken,
proposed remediation objectives and remediation criteria, timetable of works and site
management procedures. The scheme must ensure that the site will not qualify as
contaminated land under Part 2A of the Environmental Protection Act 1990 in relation to the
intended use of the land after remediation.
C. Implementation of Approved Remediation Scheme
The approved remediation scheme must be carried out in accordance with its terms prior to
the commencement of development, unless otherwise agreed in writing by the Local
Planning Authority. The Local Planning Authority must be given two weeks written
notification of commencement of the remediation scheme works.
Following completion of measures identified in the approved remediation scheme, a
verification report (referred to in PPS23 as a validation report) that demonstrates the
effectiveness of the remediation carried out must be submitted to and approved in writing by
the Local Planning Authority.
The above must be conducted in accordance with Defra and the Environment Agency's
'Model Procedures for the Management of Land Contamination, CLR 11'.
Reason for condition:-
Details are required prior to commencement to ensure that risks from land contamination to
the future users of the land and neighbouring land are minimised, together with those to
controlled waters, property and ecological systems, and to ensure that the development can
be carried out safely without unacceptable risks to workers, neighbours and other offsite
receptors.  This condition is imposed in accordance with Section 15 of the National Planning
Policy Framework.
This condition will require to be discharged

12 Unexpected Contamination
In the event that contamination is found at any time when carrying out the approved
development that was not previously identified it must be reported in writing immediately to
the Local Planning Authority. An investigation and risk assessment must be undertaken in
accordance with details to be agreed in writing with the Local Planning Authority.  Where
remediation is necessary, a remediation scheme must be submitted to and approved in
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writing by the Local Planning Authority.  Following completion of measures identified in the
approved remediation scheme a verification report shall be submitted to and approved in
writing by the Local Planning Authority.
Reason for condition:-
To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters, property and
ecological systems, and to ensure that the development can be carried out safely without
unacceptable risks to workers, neighbours and other offsite receptors.  This condition is
imposed in accordance with Section 15 of the National Planning Policy Framework.

17 Variation of approved plans
Any variation from the approved plans following commencement of the development,
irrespective of the degree of variation, will constitute unauthorised development and may be
liable to enforcement action.
You or your agent or any person responsible for implementing this permission should inform
the Development Control Section immediately of any proposed variation from the approved
plans and ask to be advised to the best method to resolve the matter.  Most proposals for
variation to the approved plans will require the submission of a new application.
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