
 

 

 

 

 

 

 

ITEM: RECOMMENDATION: REFUSAL
REF NO: 3PL/2022/0606/O CASE OFFICER Matthew Blackie

LOCATION: NORTH LOPHAM APPNTYPE: Outline
Land to rear of 27 The Street POLICY: Part In Set Bndry

CONS AREA: Y

APPLICANT: Mr M McManus
c/o Agent Roberts Molloy Architects

LB GRADE: N

AGENT: Roberts Molloy Architects
3 Church Lane Bressingham

TPO: N

PROPOSAL: Outline planning permission for the erection of 2no. self-build single storey dwellings with all
matters reserved except access and scale

REASON FOR COMMITTEE CONSIDERATION

The application is being referred to Planning Committee following a call-in request from the local ward
representative.

KEY ISSUES

Principle of Development
Design & Appearance
Impact on Amenity
Impact on Highways
Impact on Heritage Assets
Nutrient Neutrality
Other Matters

DESCRIPTION OF DEVELOPMENT

The application seeks outline planning permission for the erection of 2no. self-build single storey dwellings
with all matters reserved except access and scale.

SITE AND LOCATION

The site is a rectangular shaped piece of grassland that is situated to the rear of 27 The Street and the site is
immediately adjacent the settlement boundary for North Lopham. To the rear of the site is a dwelling
approved under planning permission 3PL/2017/0909/F. The site is situated within North Lopham
Conservation area.

EIA REQUIRED

No
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RELEVANT SITE HISTORY

3PL/2017/0909/F Permission 26-09-17
Demolition of two former agricultural barns and replacement with a single storey dwelling

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
ENV07 Designated Heritage Assets
ENV09 Flood Risk & Surface Water Drainage
GEN02 Promoting High Quality Design
GEN03 Settlement Hierarchy
GEN05 Settlement Boundaries
LBC Planning(Listed Building & Conservation Areas) Act 1990
NPPF National Planning Policy Framework (Revised 2021)
NPPG National Planning Practice Guidance
TR02 Transport Requirements

OBLIGATIONS/CIL

Not applicable

CONSULTATIONS

NORTH LOPHAM P C
The North Lopham PC have considered this application. It is not clear whether the allocation of new houses
has already been exceeded for North Lopham according to the rules applied in the Breckland Local Plan
(adopted November 2019). This needs to be confirmed. Whilst the PC is not entirely against the application
some Councillors have raised concern about emergency vehicle access, overcrowding and affect on
neighbouring properties, that it will be an overdevelopment and access to the highway.

The Contaminated Land Officer has raised a concern that the application overlaps a site boundary on a
previous application - 3PL/2017/0909/F - on which comments have previously been made and have yet to be
addressed. Until the boundary issue is clarified and the comments addressed, then again I do not see how
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the application can currently be supported.

I would like to see a fuller explanation of the supporting statement in the Planning Statement relating to the
two buildings being self-build for the applicant s family members, enabling them the chance of home
ownership. This seems very similar to reasons supporting a previous application - 3PL/2017/0909/F.
NORFOLK COUNTY COUNCIL HIGHWAYS
The proposal seeks to utilise an existing shared access form The Street which is considered acceptable to
served an additional two dwellings. I would wish to see a communal tuning area, of a minimum of 8m x 8m,
forming part of the proposal and this will need to be included, together with parking arrangements, as part of
the Reserved Matters application.
CONTAMINATED LAND OFFICER
I have looked at this application and the site boundary appears to overlap with planning application
3PL/2017/0909/F, can the applicant demonstrate that the comments previously made have been addressed.
HISTORIC BUILDINGS CONSULTANT
No objection.

REPRESENTATIONS

Site notice expired 01/07/2022.
Neighbourhood Consultation expired 24/06/2022.
Eastern Daily Press advert expired 04/07/2022.
Weekly List expired 26/06/2022.
No comments received.

ASSESSMENT NOTES

 1.0 Principle of development

1.1. North Lopham is classified as a Village with Boundaries within Policy GEN03 of the Breckland Local Plan
(2019), and housing is deemed acceptable if located in the defined settlement boundary. The site is outside
though adjacent the settlement boundary of North Lopham and development is mainly resisted subject to
exception.

1.2. Policy GEN05 restricts development outside of settlement boundaries as it is to recognise the intrinsic
character and beauty of the countryside, it is only acceptable if compliant with other relevant policies. In this
instance, policy HOU04 (Village with Boundaries) is engaged to assess whether the proposed development
is acceptable in principle.

1.3. Policy HOU04 of the Breckland Local Plan states:

Appropriate development will be allowed immediately adjacent to the settlement boundary, subject to being
supported by other policies within the development plan and where all of the following criteria are satisfied:

1. The development is of an appropriate scale and design to the settlement;
2. It would not lead to the number of dwellings in the settlement increasing by significantly more than 5%
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from the date of adoption of the Plan. The settlement refers to the number of dwellings inside the defined
settlement boundary;
3. The design contributes to preserving, and where possible enhancing, the historic nature and connectivity
of communities; and
4. The development avoids coalescence of settlements. Opportunities for self-build dwellings which meet the
criteria set out above will be supported.

1.4. The proposal is immediately adjacent the settlement boundary for North Lopham and the proposed
development has been assessed against the criterion for Policy HOU04 of the Local Plan, as follows:

1. The proposed development is considered an acceptable scale for the site.
2. North Lopham is identified as a village with boundaries and under policy HOU02, village with boundaries
are identified as having a housing target that is 5% of the housing number within the settlement boundary in
November 2019. North Lopham had a total of 269 dwellings inside the settlement boundary and a housing
target of 13 new dwellings for the local plan period. The monitoring report for HOU03 and HOU04 (March
2021) confirms 31 dwellings inside and outside settlement boundary have been completed or have extant
permission and represents a surplus of 18 dwellings. North Lopham is identified as being above the required
5% housing target within the adopted plan period. If approved, the dwelling would result in an additional
dwelling for North Lopham and it goes beyond the 5% housing target.
3. The proposed development does not harm the historic nature of the settlement and infills a plot of land
between two existing dwellings.
4. The proposed development does not lead to a coalescence of settlements.

1.5. Whilst it is accepted the proposal will provide short term benefits including two new dwellings that will
provide economic benefits and adding a dwelling to Breckland's five-year housing land supply. The proposed
development would exceed the 5% housing target for North Lopham contrary to part 2 of HOU04 of the Local
Plan.  This target seeks to ensure housing is delivered alongside suitable services and facilities to ensure
sustainable development.  It is relevant to note that the Council currently does have a 5 year land supply, as
demonstrated by the October 2021 published Statement of Five-Year Housing Land Supply (March 2021)
and therefore no "titled" balance needs to be applied.  Therefore, on planning balance, the identified short-
term benefits do not outweigh the harm identified in terms of conflict with adopted planning policies.

1.6. Policy HOU04 of the Local Plan and paragraph 62 of the National Planning Policy Framework (2012)
requires Councils to plan for people wishing to build their own homes. This is a material planning
consideration for this application as self-build has been identified as the method of delivering the site.
However, whilst an indication of self-build has been given by the applicant it should also be noted that at this
stage it cannot be certain that the method of delivering this site will be self-build. The Parish Council have
also raised concerns in this regard.  In addition, the Council can demonstrate delivery of sufficient units for
people wishing to build their own homes across the District, as required by paragraph 62 of the NPPF.
Furthermore, it is noted within policy HOU04 that opportunities for self build dwellings which meet the criteria
of HOU04 will be supported. As per the above, the development has failed to meet the criteria, as the
development will exceed the allocation.  On this basis, the provision of self-build units is not considered an
overriding material consideration weighing in favour of the development when considered against the non
compliance with adopted policy.

1.7. Overall, the proposed development conflicts with policies GEN03, HOU04 and GEN05 of the Breckland
Local Plan (2019) and the principle of development is deemed as unacceptable.

2.0 Design and Appearance
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2.1. Policies GEN02 and COM01 of the Local Plan requires all new development to achieve the highest
standard of design. As part of this, all design proposals must preserve or enhance the existing character of
an area. Consideration will also be given to the density of buildings in a particular area and the
landscape/townscape effect of any increased density.

2.2. The application has been submitted in outline with all matters reserved with an indicative site plan. The
plots are much smaller when compared to other existing dwellings around the site, though it is accepted the
proposed dwellings are modest in size and single storey. If planning permission were to be approved a
condition restricting the storey height would be appropriate to balance the size of dwellings with the plot sizes
and the plan submitted is indicative only.  Therefore the dwellings, if acceptable, could be reduced in
footprint. On balance, it is considered the proposed development would be acceptable and in accordance
with Policies GEN02 and COM01 of the Local Plan.

3.0 Impact on Amenity

3.1. Policy COM03 of the Local Plan seeks to protect residential amenity and that all new development must
have regard to amenity considerations and states that development will not be permitted where there are
unacceptable effects on the amenity of neighbouring residents and future occupants.

3.2. As stated, the proposal is in outline with matters reserved.  However, two dwellings will result in small
gardens in comparison with the surrounding area and contrary to Policy COM03 of the Local Plan, which
requires rear gardens to be comparable to the surrounding area. The proposed size and nature of the
dwellings proposed has been taken into consideration in this regard and although the separation distances
between the site with 7A and 27 are small, other dwellings in the vicinity also have tight separation distances.
The proposals are to be set back from an access road to a property to the west (7A), vehicles accessing this
property have the potential to cause amenity impacts from noise, disturbance and headlights.  However,
given the orientation of the plots with the access and set back, the impacts are considered acceptable. On
balance, the proposal is therefore considered to accord with Policy COM03 of the Local Plan.

4.0 Impact on Highways

4.1. Policies TR01 and TR02 of the Breckland Local Plan (adopted 2019) 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 highways officer was consulted as part of the application and raised no objection subject to
conditions being imposed on the outline permission.  The proposal is therefore considered to accord with
Policies TR01 and TR02 of the Local Plan.

5.0 Impact on Heritage Assets

5.1. Paragraph 194 of the NPPF (2021) states that in determining applications, Local Planning Authorities
should require an applicant to describe the significance of any heritage assets affected, including any
contribution made by their setting. The level of detail should be proportionate to the assets' importance and
no more than is sufficient to understand the potential impact of the proposal on their significance.
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5.2. Paragraph 199 of the NPPF (2021) states when considering the impact of a proposed development on
the significance of a designated heritage asset, great weight should be given to the asset's conservation. The
more important the asset, the greater the weight should be. Significance can be harmed or lost through
alteration or destruction of the heritage asset or development within its setting. As heritage assets are
irreplaceable, any harm or loss should require clear and convincing justification.

5.3. Any decisions relating to listed buildings and their settings and conservation areas must address the
statutory considerations of the Planning (Listed Buildings and Conservation Areas) Act 1990 (see in
particular sections 16, 66 and 72) as well as satisfying the relevant policies within the National Planning
Policy Framework and the development plan. National policy states that when considering the impact of a
proposed development on the significance of a designated heritage asset, great weight should be given to
the asset's conservation.

5.4. Breckland Local Plan (adopted 2019) Policy ENV7 seeks to ensure that new development preserves and
enhances the significance, character, appearance and setting of Conservation Areas and Listed Buildings.
The Historic Buildings Consultant has been consulted, and raised no objections to the proposal. It is not
considered the erection of two new dwellings in this location will have a detrimental impact upon the setting
or the significance of the Conservation Area.

5.5. This application accordingly applies with Sections 66 and 72 of the Town & Country (Conservation Areas
and Listed Buildings) Act 1990, as well as having regard to Policy ENV7 and the NPPF. In conclusion, the
proposal is deemed acceptable in planning terms and is therefore recommended for approval.

6.0 Nutrient Neutrality

6.1. This application has been assessed against the conservation objectives for the protected habitats of the
River Wensum Special Area of Conservation and the Broads Special Area of Conservation and Ramsar site
concerning nutrient pollution in accordance with the Conservation of Species and Habitats Regulations 2017
(as amended (Habitats Regs). The Habitat Regulations require Local Planning Authorities to ensure that new
development does not cause adverse impacts to the integrity of protected habitats such as the River
Wensum or the Broads prior to granting planning permission. This site is located outside of the catchment
area of the sites identified by Natural England. The development proposed does not involve the creation of
additional overnight accommodation within the defined catchment area and it has been confirmed the foul
water drainage is outside the catchment area by Anglian Water. It is such it is unlikely to lead to a significant
effect as it would not involve a net increase in population in the catchment. This application has been
screened, using a precautionary approach, as unlikely to have a significant effect on the conservation
objectives either alone or in combination with other projects and there is no requirement for additional
information to be submitted to further assess the effects. The application can, with regards nutrient neutrality,
be safely determined with regards the Conservation of Species Habitats Regulations 2017 (as amended).

7.0 Ecological Considerations

7.1. Both policy ENV02 of the Local Plan and the guidance contained within section 15 of the NPPF (2021)
require that development should contribute to a net gain in biodiversity with an emphasis on improving
ecological networks and linkages where possible.

7.2. No ecological survey has been submitted in support of the application and it was recommended by an
ecological consultant that a preliminary ecological appraisal would be required. Insufficient ecological
information means that the proposed development cannot be assessed against and is contrary to the
requirements of ENV02 of the Breckland Local Plan (2019) and Section 15 of the NPPF (2021).

BRECKLAND COUNCIL - PLANNING COMMITTEE - 6th September 2022

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



 

 

8.0 Other Matters

8.1 Land Contamination requested additional information to confirm comments made in respect to the
permitted application for the adjacent site 3PL/2017/0909/F. Upon reviewing the comments on this
application, it was permitted with a standard condition relating to unexpected contamination and informative
notes. On balance, it has been decided the condition and informative note are sufficient to alleviate any
concerns.

8.2 Breckland, and all Norfolk Authorities, have signed up to the Norfolk Green Infrastructure and
Recreational impact Avoidance and Mitigation Strategy (GIRAMS). This strategy has looked at the in
combination increase in recreational pressures on Habitat Sites, the impact has been evidenced by GIRAMS
which 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. Breckland District Council, along with all
other Norfolk Authorities, require a one-off tariff of £185.93 per unit to go towards the Norfolk Recreation
Impact Avoidance Mitigation Strategy to be secured through a Unilateral Undertaking. This will need to be
agreed and signed prior to the determination of the application and monies paid prior to commencement of
development. A draft Unilaterial Undertaking has been provided, which could suitably address this matter
subject to payment of the £75 administration fee.

9.0 Conclusion

9.1In terms of the overall planning balance of the scheme, it is considered that the proposal is unacceptable
in principle on the basis that the 5% growth for North Lopham, taking into consideration the other material
planning consideration of self-build, which is not considered to outweigh the in principle non-compliance with
Policy HOU04 of the Local Plan.  The proposal is therefore, contrary to policies GEN03, GEN05 and HOU04
of the Breckland Local Plan (2019) as well the NPPF (2021) and is not considered sustainable development.

9.2 Also, insufficient information has been provided to ensure ecological preservation and enhancement
contrary to Policy ENV02 of the Breckland Local Plan (Adopted 2019) and Section 15 of the NPPF (2021).  It
is therefore recommended that planning permission be refused.

RECOMMENDATION

On the basis of the above assessment, the application is recommended for REFUSAL for the grounds listed
below.

REASON(S) FOR REFUSAL

1 Non-std reason for refusal
The application site is located in North Lopham, a village with a settlement boundary. The
5% growth for this Village has already been significantly exceeded and therefore the
creation of any new dwellings outside of the Settlement Boundary would be contrary to the
Policy HOU04 of the Breckland Local Plan and result in unsustainable development.

2 Non-std reason for refusal
Insufficient information has been provided in respect of the ecological preservation and
enhancement from the development, contrary to Policy ENV02 of the Breckland Local Plan
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(Adopted 2019) and Section 15 of the NPPF (2021).
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