
 

 

 

 

 

 

ITEM: RECOMMENDATION: REFUSAL
REF NO: 3PL/2022/0739/F CASE OFFICER Naomi Minto

LOCATION: NORTH LOPHAM APPNTYPE: Full
2 The Street POLICY: In Settlemnt Bndry

CONS AREA: Y

APPLICANT: Emily Wright & Jack Crofton-Sleigh
c/o Agent

LB GRADE: N

AGENT: Roberts Molloy Architects
3 Church Lane Bressingham

TPO: N

PROPOSAL: Erection of one detached dwelling; parking & turning, use of existing access

REASON FOR COMMITTEE CONSIDERATION

Application considered at Chairman's Panel.  Members voted in favour for the application to be determined at
Planning Committee.

KEY ISSUES

- Principle of development
- Design and impact on character and appearance of the Conservation Area
- Impact on amenities
- Impact on parking provision and highway safety
- Other matters - Ecology / Nutrient Neutrality / GIRAMS / Contaminated Land / Flood Risk

DESCRIPTION OF DEVELOPMENT

The application seeks permission for the erection of one detached, two storey, three bedroom dwelling with
parking & turning.  The proposal seeks to utilise the existing access off The Street.

Materials proposed to be used in the construction of the dwelling comprise;

- red facing brick to the walls (Ibstock Westminster or similar with white mortar joints
- red clay pantiles on the roof (Imerys Panne S Burnt Red (Rustic)
- uPVC anthracite double glazed windows
- uPVC french, composite front and rear doors
- black/anthracite uPVC fascias, soffits and gutters

The proposed dwelling would measure approximately 7.9 metres in height to the ridgeline and approximately
3.66 metres in height to the eaves.

SITE AND LOCATION
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The application site, which measures approximately 412sqm and is laid to lawn, is located on land currently
used as a front garden for no. 2 The Street, in North Lopham.  It is within North Lopham's designated
settlement boundary and within a designated Conservation Area.

The host dwelling is located to the west of the site, residential development is located to the south of the site,
whilst to the east is the public highway with residential development beyond and directly to the north is an
area of scrubland previously earmarked for development, with residential development beyond.

EIA REQUIRED

No

RELEVANT SITE HISTORY

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
GEN01 Sustainable Development in Breckland
GEN02 Promoting High Quality Design
GEN03 Settlement Hierarchy
GEN05 Settlement Boundaries
HOU06 Principle of New Housing
HOU10 Technical Design Standards for New Homes
LBC Planning(Listed Building & Conservation Areas) Act 1990
NPPF National Planning Policy Framework (Revised 2021)
NPPG National Planning Practice Guidance
TR01 Sustainable Transport Network
TR02 Transport Requirements

OBLIGATIONS/CIL

Not applicable
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CONSULTATIONS

NORTH LOPHAM P C
North Lopham PC have raised no objections to this application.
HISTORIC BUILDINGS CONSULTANT
No objection.
NORFOLK COUNTY COUNCIL HIGHWAYS
No objection, subject to conditions.
CONTAMINATED LAND OFFICER
No objection, subject to conditions.

REPRESENTATIONS

A Site Notice was put up on 30 June 2022 and five neighbours directly consulted.  No letters of
representation have been received.

ASSESSMENT NOTES

1.0  Principle of development

1.1  The site lies within the defined settlement boundary of North Lopham where the principle of residential
development is 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 National Planning Policy
Framework (NPPF, 2021).

2.0  Design and impact on character and appearance of Conservation Area

2.1  Policy GEN 02 of the BLP states that the Council will require high quality design in all development
within the District that meets a set of key criteria.  Policy COM 01 provides additional design considerations,
including the need for new development to achieve the highest standard of design.  As part of this, all design
proposals must integrate to a high degree of compatibility with the surrounding area.  Consideration will be
given to the density of buildings in a particular area in order to reinforce the positive and distinctive local
character and amenity.

2.2  Policy ENV 07 of the BLP seeks to ensure that the significance of designated heritage assets (including
their settings), such as Listed Buildings and Conservation Areas will be conserved, or wherever possible
enhanced.  Great weight shall be given to their conservation.  The application site is located within the
designated Conservation Area for North Lopham.

2.3  The application details are not accompanied by a Heritage Statement and little information is given within
the submission, in terms of addressing the impact of the proposal on the existing character and appearance
of the Conservation Area.  The Planning Statement advises "the development of this land does not have any
materially adverse impacts on character, due to the prevalence of tandem development within the village, or
appearance.  The scheme design takes into account the local vernacular, but also maintains a more
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appropriate scale being 1.5 storey in line with surrounding properties."  Policy ENV 07 states:

'Proposals that may affect the significance of a designated heritage asset will be required to provide
proportionate evidence to the assets importance, sufficient to identify its significance, including any
contribution that its setting makes to enable any impact to be fully assessed, in accordance with national
policy.

Development that will affect any designated heritage asset will be subject to comprehensive assessment and
should conserve or, wherever possible, enhance the architectural and historic character, appearance and
setting of the asset'.

2.4  Paragraph 194 of the NPPF states:

'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. As a minimum the relevant historic environment record should have been
consulted and the heritage assets assessed using appropriate expertise where necessary'.

2.5 On the basis that no heritage assessment or assessment of significant / impact on the character or
appearance of the Conservation Area has been submitted, this is considered contrary to Policy ENV 07 of
the BLP and Section 16 of the NPPF.

2.6 Whilst the Planning Statement refers to the proposed dwelling as 1.5 storeys, given the proposed height
of the dwelling at approximately 7.9 metres, it is considered to be two storeys in height, albeit the rooms are
built into the roof space.  The proposal therefore is for a modest size, two storey, three bedroom detached
dwelling with on-site parking and amenity space provision.  As mentioned above, the dwelling would
measure approximately 7.9 metres in height to the ridgeline and approximately 3.66 metres in height to the
eaves.   Materials proposed to be used in its construction comprise; red facing brick to the walls (Ibstock
Westminster or similar with white mortar joints; red clay pantiles on the roof (Imerys Panne S Burnt Red
(Rustic); uPVC anthracite double glazed windows; uPVC french, composite front and rear doors and
Black/anthracite uPVC fascias, soffits and gutters.

2.7  The settlement pattern of North Lopham is generally low density, linear, street fronting development.  In
the vicinity of the application site, existing dwellings on both sides of the site are set back in their plots
providing an open and spacious frontage and a green context to this part of the Conservation Area and street
scene.  The immediate dwelling to the north of the site is set back from the public highway by approximately
23.4 metres, whilst the dwelling immediately adjacent to the site, to the south, is set back from the public
highway by approximately 27.9 metres.  In comparison, the proposed dwelling, which would be located in
between the above mentioned plots, would only be set back from the public highway by approximately 9.3
metres.  It would therefore fail to integrate to a high degree of compatibility with its direct neighbours, in terms
of layout and would appear disjointed in the immediate street scene.  Further along the road, where
occasional dwellings are closer to the street frontage, they comprise historic period properties.  Putting a
dwelling in this location will erode the green open setting of this part of the Conservation Area and Street
Scene and appear incongruous with neighbouring plots, which are set back from the highway with large
frontages.

2.8  As one approaches the site from the south the new dwelling will provide a hard edge in terms of the side
elevation of the dwelling, which will be set well forward of the neighbouring three properties to the south,
there is an area of open land to the north and then the proposal will sit forward of the property to the north
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also.  This is considered out of character and detrimental to the street scene, especially the approach to the
site from the south.

2.9 It is noted that the applicant has made reference to an adjacent parcel of land within the application
submission, indicating that two new dwellings are under construction immediately to the north of the site.
Outlines of the approved dwellings are shown on both the Proposed Block Plan and the Location Plan.  In
addition, the submitted Planning Statement refers to the adjacent parcel of land and provides an aerial shot
of the site and wider area with the adjacent site annotated as "site of 2 new houses".  Upon looking into this
further, it is acknowledged that planning permission was granted for two new dwellings on the adjacent plot in
January 2015 (ref: 3PL/2014/1213/F, dated 15 January 2015).  The application was assessed in accordance
with national and local planning policy, which has since been superseded.  The decision notice states at
condition 1 that the development must be begun no later than the expiration of three years beginning with the
date of the permission.

2.10  When a site visit was undertaken in respect of the current application, it didn't appear that works on the
adjacent parcel of land had commenced.  In addition, there is still a pre-commencement condition, relating to
the requirement of an archaeological written scheme of investigation to be submitted, which has not been
discharged.  Given that work should not commence until all pre-commencement conditions have been
discharged and with no evidence submitted as part of this application to suggest otherwise, the Local
Planning Authority are of the opinion that works on the adjacent site have not commenced, any works
undertaken were unlawful and the planning permission has now expired.  The applicant has been informed.

2.11  In light of the above and having due regard to updated local and national planning policy, it is
considered that the introduction of a dwelling as shown on the submitted plans, would have an adverse
impact on the character and appearance of the Conservation Area, the street scene and the character of the
area.  Whilst the Local Planning Authority acknowledge that no objection has been raised by the Historic
Buildings Officer, it is the planning officers role to look at the street scene and pattern of development and
reach a recommendation on an application.  In light of this, it is considered the introduction of a modern
detached two storey dwelling in this location will erode the openness of the existing street scene, appear
incongruous with neighbouring plots, which are set back from the highway with large frontages and would
fundamentally fail to preserve or enhance the character and appearance of the North Lopham Conservation
Area.

2.12  It is therefore considered that the proposal fails to comply with the requirements of Policies COM 01,
GEN 02 and ENV 07 of the BLP.  In addition, the proposal is considered contrary to Section 16 and
paragraph 194 and 130 of the NPPF (2021) and Section 72 of the Planning (Listed Buildings and
Conservation Areas) Act 1990.

3.0  Impact on amenities

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  Whilst it is noted that there are first floor windows, which face head on towards habitable rooms of the
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existing host dwelling, given the separation distance of approximately 20 metres between the east elevation
of the existing dwelling and the west elevation of the proposed dwelling, it is considered that the relationship
of the proposed two storey dwelling to neighbouring dwellings, particularly the host dwelling and private open
space is broadly acceptable when having regard to visual dominance, loss of light, overlooking and
overshadowing considerations.

3.3  Furthermore, it provides adequate amenity space for future occupants of the new dwelling.  It is
concluded that the proposal will maintain an acceptable level of residential amenity for existing and future
occupants, in line with the requirements set out in Policy COM 03, subject to conditions.

4.0  Impact on parking provision and 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 that there would be sufficient on site parking provision for future
occupants of the dwelling.  The submitted plans indicate provision of a shed to the rear of the garden and it is
therefore also accepted that a lockable shed would provide safe storage of bicycles.  The Local Highway
Authority has raised no objection to the proposal on highway safety grounds, subject to the inclusion of
conditions.  It is considered therefore, that the proposal accords with the aims of policies TR 01, TR 02 and
COM 01(m) and (n) of the BLP, as well as paragraph 110 of the NPPF (2021).

5.0  Other matters - Ecology / Nutrient Neutrality / GIRAMS / Contaminated Land / Flood Risk

5.1  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).  Little information has been submitted to address ecology considerations.
Paragraph 10 of the Planning Statement makes reference to net gains but does not go into any detail.
However, given the location and characteristics of the site, it is accepted that this could be conditioned as
part of any forthcoming planning permission.

5.2  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
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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.

5.3  This site is located outside of the catchment area of the sites identified by Natural England.  The
development proposed does involve the creation of additional overnight accommodation, however the
applicant has submitted an e-mail from Anglian Water, which confirms that the application site is in the
catchment of East Harling Water Recycling Centre, the outfall for which is located outside of Natural
England's Nutrient Neutrality catchment.

5.4  In light of the above considerations, it is accepted that foul water from the development does not drain
into the SAC Catchment(s) and as such it is unlikely to lead to a significant effect.  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 having regard to the Conservation of Species Habitats Regulations 2017 (as
amended).

5.5  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.  A signed Unilateral
Undertaking has been provided for this scheme, therefore this obligation has been met.

5.6  Paragraph 183 of the NPPF (2021) states that planning decisions should ensure that a site is suitable for
its proposed use taking account of ground conditions and any risks arising from land instability and
contamination.  This includes risks arising from natural hazards or former activities and any proposals for
mitigation including land remediation (as well as potential impacts on the natural environment arising from
that remediation).  Paragraph 184 of the NPPF states that where a site is affected by contamination or land
stability issues, responsibility for securing a safe development rests with the developer and / or landowner.
The Contaminated Land Officer advised that based on both the accuracy of the information provided and the
current records held on file to date, they have no objection to the proposal, subject to the inclusion of
conditions to alleviate environmental concerns.

5.7  Policy ENV 09 of the BLP states that all new development will be located to minimise the risk of flooding,
mitigating any such risk through design and implementing sustainable drainage (SuDS) principles, as well as
incorporating appropriate surface water drainage mitigation measures to minimise its own risk of flooding and
not materially increase the flood risk to other areas.  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, and
within flood zone one.

6.0  Conclusion

6.1  In terms of the overall planning balance of the scheme, the application proposes a dwelling in an area
where the principle of residential development is acceptable.  However, for the reasons given above, the
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proposal is considered unacceptable and contrary to local and national adopted planning policy and planning
legislation, having particular regard to the impact of the development on the existing character and
appearance of the area, which is a designated Conservation Area.  Accordingly, it is recommended for
refusal on the following grounds;

RECOMMENDATION

Recommended for refusal on the following ground/s:

REASON(S) FOR REFUSAL

1 Non-std reason for refusal
The siting of a two storey dwelling in this location would erode the openness of the existing
street scene, appear incongruous with neighbouring plots, which are set back from the
highway with large frontages and would fundamentally fail to preserve or enhance the
character and appearance of the North Lopham Conservation Area, which is generally low
density, linear, street fronting development and in the vicinity of the application site, existing
dwellings on both sides of the site are set back within their plots providing an open and
spacious context in this part of the Conservation Area.  The proposal is therefore contrary to
chapter 16 and paragraph 194 and 130 of the NPPF (2021), Policies COM 01, GEN 02 and
ENV 07 of the Breckland Local Plan (adopted 2019) and Section 72 of the Planning (Listed
Buildings and Conservation Areas) Act 1990.
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