
 

 

 

 

 

 

 

ITEM: RECOMMENDATION: REFUSAL
REF NO: 3PL/2021/1564/O CASE OFFICER Tom Donnelly

LOCATION: OLD BUCKENHAM APPNTYPE: Outline
Coal Storage Yard POLICY: Out Settlemnt Bndry
Road From Stacksford Lane To
Hargham Road

CONS AREA: N

APPLICANT: Mr Nigel Larkins
The Homestead Hargham Road

LB GRADE: N

AGENT: Building Plans Ltd
11 The Street Honingham

TPO: N

PROPOSAL: Outline permission for 3 no. dwellings

REASON FOR COMMITTEE CONSIDERATION

The application is brought before Planning Committee by Chairman's Panel following a Ward Representative
Call-in

KEY ISSUES

- Principle of development
- Impact upon the character of the area
- Impact upon residential amenity
- Impact upon highway safety
- Impact upon ecology
- Impact upon trees

DESCRIPTION OF DEVELOPMENT

The application seeks outline consent for the erection of 3no. dwellings with all matters except access
reserved.

SITE AND LOCATION

The site lies outside of the village of Old Buckenham, approximately 1km from the village green (as the crow
flies). The site is currently a storage yard attached to a fuel merchants and has a large hardstanding area
with hedgerows surrounding the site. Fields surround the site to the west and south with a residential
dwelling, The Homestead to the east of the application site. The site is accessed via Stacksford Lane.

EIA REQUIRED

No
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RELEVANT SITE HISTORY

3PL/2021/0500/O Refusal 11-10-21
Outline Planning Application for 5no. Dwellings.

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
ENV06 Trees, Hedgerows and Development
ENV09 Flood Risk & Surface Water Drainage
GEN01 Sustainable Development in Breckland
GEN02 Promoting High Quality Design
GEN03 Settlement Hierarchy
HOU03 Development Outside of the Boundaries of Local Service Centres
HOU06 Principle of New Housing
HOU10 Technical Design Standards for New Homes
NPPF National Planning Policy Framework (Revised 2021)
TR01 Sustainable Transport Network
TR02 Transport Requirements

OBLIGATIONS/CIL

A Unilateral Undertaking would be required to ensure payment of the GIRAMs.

CONSULTATIONS

OLD BUCKENHAM P C
Old Buckenham Parish Council objected to the first application for this site and believes that the same issues
apply to this new application, regardless of the number of houses. Firstly, the site is outside the village
boundary and the village has already met and exceeded its quota for new houses. Secondly, there are
dangerous junctions either side of the site and encouraging more drivers to use this road and these junctions
is increasing the likelihood of an accident. In order to join Hargham Rd, drivers must pull out in front of a blind
corner. In the other direction, there are crossroads (where Grove Rd and Mill Rd meet) which are also blind.
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Many local residents refuse to drive/walk/cycle here due to the dangerous nature of the junction. The Parish
Council feel it would be wrong to encourage more drivers and construction traffic (which would have to arrive
via Hargham Rd, which has a weight limit in place) to use these junctions, as it would increase the chances
of a severe accident.
CONTAMINATED LAND OFFICER
I have looked at the application submitted and, based on both the accuracy of the information provided in the
ACSSIS LTD Desk Study (Phase 1) Report The Coal Yard, Old Buckenham Ref. 20-584-DS1 For: Mr Nigel
Larkins dated January 2021 and the current records of contaminated land issues we hold to date, I
recommend approval providing the development proceeds in line with the application details and subject to
conditions to alleviate environmental concerns.
TREE AND COUNTRYSIDE CONSULTANT
No objection
NORFOLK COUNTY COUNCIL HIGHWAYS
No objection subject to conditions

ECOLOGICAL AND BIODIVERSITY CONSULTANT No Comments Received

REPRESENTATIONS

The neighbour consultation period expired on 17-12-21.
Additionally, a site notice and press notice were posted which expired on 08-01-22 and 29-12-21
respectively.

2 letters of objection and 1 letter of response was received.

The key issues raised in the letters of objection were as follows:

- Issues in previous refusal (outside settlement boundary, inadequate road network, detrimental impact on
nature of area, remove from village centre) have not been addressed.
- Increase in traffic at unsafe junction.
- No safe footpath or cycle path.

The letter of support raised the following points:
- Brownfield site.
- Not out of place.
- No negative visual impact.

ASSESSMENT NOTES

1.0 Principle of Development

1.1 The application site is located outside of the Settlement Boundary for Old Buckingham. Policies GEN05
and HOU03 of the Breckland Local Plan (adopted 2019) allow for development outside of settlement
boundaries where the housing target has not been exceeded. The Housing Target for Old Buckingham has
been exceeded and therefore the proposal is considered contrary to Policy HOU03.
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1.2 If the housing target had not been met, development outside settlement boundaries must accord with the
following:
1. It is immediately adjacent to the settlement boundary;
2. It would not lead to the number of dwellings in the settlement significantly exceeding the identified housing
target;
3. The design contributes to conserving, and where possible enhancing, the historic nature and connectivity
of communities; and
4. The development avoids coalescence of settlements. The site is located immediately adjacent to the
settlement boundary of Old Buckingham.

1.3 The Site lies over 1km from Old Buckenham, its closest settlement, and is situated in an isolated location
within the open countryside and therefore whilst it would not result in the coalescence of settlements in
according with criterium 4 above, it would not comply with criterium 1 given the site's isolated location.
Further to this, with regards to criterium 2, significantly exceeding the housing target is only relevant where
the housing target has not already been met and therefore it is not necessary to assess this point further.

1.4 In terms of the last 2 criteria, the design and historic nature is further discussed below. However, the
proposal for 3 dwellings is not considered acceptable in terms of design (albeit indicatively) and would not
respect the rural character of the area.  Therefore, the principle of development is not established and the
proposal would result in unsustainable development contrary to Policies GEN05 and HOU03 of the
Breckland Local Plan (adopted 2019).

1.5 It is noted that the site does constitute 'previously developed land' or 'brownfield land' as defined by the
NPPF. However, this definition of the land is not considered to be a sufficient reason to grant unsustainable
development, which is out of character with its surroundings.

2.0 Impact upon the character and appearance of the area

2.1 Section 12 of the NPPF and GEN02 and COM01 of the Local Plan seek to promote high quality design.
Policy ENV05 seeks new development to contribute to and where possible enhance the local environment by
recognising the intrinsic character and beauty of the countryside.

2.2 The proposal is for outline planning permission with all matters reserved apart from access. The applicant
has submitted an indicative plan with the planning application. Although indicative, the plan shows 3no.
detached dwellings set in a horse-shoe layout with the two dwellings closest to the highway positioned gable-
end to the road. Whilst there would be some screening from the existing vegetation along the boundary with
the highway, and around the site, the site is located within the open countryside and therefore the
introduction of a small residential development such as that proposed would have a significant impact upon
the character of the area, which is considered harmful to the rural setting. The applicant's supporting
statement argues that the current appearance of the site is not attractive and therefore the redevelopment of
the site would better enhance the appearance of the site.  Whilst it is agreed that the existing site is not in-
keeping with the surrounding area, given the industrial/commercial use, the proposed residential use of the
site is likely to be more prominent than the existing and the current appearance of the site is not considered
to outweigh unsustainable development, out of keeping with the rural landscape.  There are options that the
applicant could explore outside of the remit of this planning application to help enhance the appearance of
the site should they wish to do so.

2.3 The proposal for three dwellings would therefore have a detrimental impact on the character and
appearance of the area and the indicative layout does not recognise the intrinsic beauty and character of the
countryside and no information has been submitted to demonstrate otherwise. For these reasons the

BRECKLAND COUNCIL - PLANNING COMMITTEE - 12th April 2022

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



proposal is considered contrary to Policies GEN02, COM01, ENV05 and HOU03 of the Breckland Local Plan
as well as Section 12 of the NPPF.

3.0 Amenity

3.1 Policy COM03 seeks to avoid unacceptable effects on the residential amenity of neighbouring occupants,
or development which does not provide for adequate levels of amenity for future occupants. The proposal is
for outline planning permission with all matters reserved apart from access.

3.2 An indicative plan has been provided, which demonstrates that there is sufficient space within the site to
accommodate 3 dwellings, as shown with sufficient amenity space. Also, there would be sufficient separation
distances between dwellings so as not to impact neighbouring amenity through overlooking or overbearing.

3.3 The proposal therefore could accord with Policy COM03 of the Breckland Local Plan (adopted 2019),
however this does not outweigh the concerns raised earlier in this assessment.

4.0 Impact upon Highway Safety and Access

4.1 Policies TR01 and TR02 of the Local Plan seek to promote sustainable transport. Policy TR01 requires
development 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. Policy TR02 requires development to integrate into existing
transport networks; mitigate highways impacts; protect and enhance access to public rights of way; provide
safe, suitable and convenient access for all users, including appropriate parking; and avoid inappropriate
traffic generation and do not compromise highway safety.

4.2 The Highway Authority objected to the previous application due to an inadequate road network and the
remoteness of the site from services being contrary to the aims of sustainable development. Within their
comment, they advised that a reduction in numbers of the scheme down to 3 dwellings would be sufficient to
overcome these objections. As such, the highway authority have raised no objection to the revised
proposals.

4.3  On the basis of the revised scheme and comments of the Highway Authority, the proposal is considered
to satisfy the requirements of Policies TR01 & TR02 of the Breckland Local Plan (Adopted 2019) in terms of
Highway Safety.

5.0 Ecology

5.1 Section 15 of the NPPF and policy ENV02 of the Local Plan require the protection and enhancement of
biodiversity. The application is accompanied by an ecology survey which has advised that no impact upon
any designated sites are provided, with no evidence of any protected species found. The survey has
suggested that a scheme for ecological enhancement could be provided, which can be conditioned.  As
such, the proposal is considered to comply with Section 15 of the NPPF and Policy ENV02 of the Breckland
Local Plan (adopted 2019).

5.2 Since the granting of the earlier planning permission, Breckland District Council, along with all other
Norfolk Local Authorities have adopted the Norfolk Green Infrastructure and Recreational impact Avoidance
and Mitigation Strategy (GIRAMs) meaning any development where additional recreational impact is likely to
be generated, will be required to pay a one off tariff of £185.93 per dwelling/unit to go towards the Norfolk
Recreation Impact Avoidance Mitigation Strategy.  This is because evidence from the Norfolk Green
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Infrastructure and Recreational Impact Avoidance and Mitigation strategy shows that schemes which create
additional recreational impact (in combination with other development), in the zone of influence of European
Protected wildlife site, will likely have a significant effect through recreation impact i.e. visiting sites for
recreational purposes.  On this basis, if development was considered acceptable, a Unilateral Undertaking
would be required to ensure payment of the GIRAMs.

6.0 Trees

6.1 The retention of significant trees and hedgerows is supported by Policy ENV06 of the Local Plan. There
are rows of trees to the front of the site which are proposed to be retained; of these trees, only one is a
category B tree with the rest either category C or U and therefore of low value.

6.2 A group of trees are proposed to be removed from the front of the site, close to the access to the
development. The tree survey submitted with the application suggests these trees are of low value and have
no evidence to the contrary. As these trees are not protected, there is no objection to their removal,
particularly as the majority of the trees within the site are to be retained. Furthermore, the Tree and
Countryside Officer has raised no objection to the scheme.

6.3 In terms of trees to be retained, the arboricultural impact assessment has stated that the trees will be
protected appropriately with no building proposed within the root protection areas of the trees, which is
welcomed.

6.4 As such, the proposal is considered to comply with Policy ENV06 of the Local Plan.

7.0 Contamination

7.1 Section 15 of the NPPF and COM03(8) of the Local Plan (adopted) states that planning decisions should
take account of ground conditions, pollution and contamination risk. No objections have been raised by the
contaminated land officer in this regard, subject to the imposition of contamination land conditions, which are
proposed. For these reasons the proposal is considered in accordance with Section 15 of the NPPF and
COM03(8) of the Local Plan (adopted).

8.0 Other matters

8.1 Nutrient Neutrality
This site has the potential to cause adverse impacts with regard to nutrient pollution, the exact implications of
which and potential mitigation are yet to be agreed.  For these reasons, officers are requesting delegation of
this matter for further consideration and subject to appropriate assessment, if required, to refuse planning
permission if the proposal would result in adverse impacts to the integrity of protected habitats.

8.0 Conclusion

8.1 The proposal is located outside of the village of Old Buckenham and as such lies in the open countryside
where new development is resisted. It is considered that the proposal does not meet the requirements of
Policy HOU03 of the Breckland Local Plan (2019) and as such the principle of residential development in this
location is not considered to be acceptable.

8.2 In addition to this, the proposal, whilst indicative in design and layout at this stage, is considered likely to
have an adverse impact upon the rural setting of the area through the introduction of a residential estate in a
relatively isolated location. As such, the proposal is considered to be contrary to Policies GEN02, COM01,
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ENV05 and HOU03 of the Breckland Local Plan (2019) as well as Section 12 of the NPPF (2021).

8.3 The site's location is also not considered to be sustainable, contrary to the aims of the NPPF (2021) and
Policies GEN01 and TR01 of the Breckland Local Plan (2019) given the isolated location and lack of
sustainable transport methods.

8.4 There are some elements of the scheme which are considered to be acceptable including the impact
upon amenity, ecology, trees and land contamination however these elements do not outweigh the
unacceptability of the principle of development, the harm to the rural character of the area or the detrimental
impact upon highway safety.

8.5 For the above reasons, it is considered that the proposal does not comply with the Breckland Local Plan
(2019) nor the NPPF (2021) and is therefore recommended for refusal.

8.6 Delegation is also sought to add a further reason for refusal with regards to nutrient pollution and impacts
to the integrity of protected habitats, if required.

RECOMMENDATION

The application is recommended for REFUSAL, for the reasons given below and delegation is also sought to
add a further reason for refusal with regards to nutrient pollution and impacts to the integrity of protected
habitats, if required.

REASON(S) FOR REFUSAL

1 Contrary to HOU03
The proposed development is located outside of the settlement boundary of Old Buckenham
and therefore lies within the open countryside. In the opinion of the Local Planning Authority
the proposal would not meet the aims of Policy HOU03 of the Breckland Local Plan (2019)
as the site does not lie immediately adjacent to a settlement boundary and would not meet
an identified need for housing for the village as Old Buckenham's housing target has already
been met.

2 Adverse impact on intrinsic beauty
In the opinion of the Local Planning Authority the proposal would have an adverse impact
upon the intrinsic character and beauty of the countryside through the addition of a small
residential estate in a rural location. Whilst the layout and design are indicative at this stage,
the addition of 3 dwellings in a rural location would have a harmful impact upon the
character of the area through the significant addition of built form within a rural setting. The
proposal is therefore contrary to Policies GEN02, COM01, ENV05 and HOU03 of the
Breckland Local Plan as well as Section 12 of the NPPF (2021)

3 Not sustainable development
The proposal is remote from local service centre provision which conflicts with the aims of
sustainable development, the need to minimise travel, and the ability to encourage walking,
cycling, use of public transport and reduce the reliance on the private car. Sustainability
goes to the heart of the National Planning Policy Framework and as such the proposal is
considered contrary to the NPPF (2021) and Policies GEN01 and TR01 of the Breckland
Local Plan (2019), as well as Policy 5 of Norfolk's 3rd Local Transport Plan, entitled
Connecting Norfolk.
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