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Date 
Wednesday 3 February 2016 

Time 
10.00 am 
* Please note change of room

Place 
* Colman & Cavell Rooms
South Norfolk House 
Cygnet Court 
Long Stratton, Norwich 
NR15 2XE 

Contact 
Owen Pugh  tel (01508) 533685 

South Norfolk House 
Cygnet Court 
Long Stratton Norwich 
NR15 2XE 

Email: democracy@s-norfolk.gov.uk 
Website: www.south-norfolk.gov.uk 

If you have any special requirements in order to attend this meeting, 
 please let us know in advance  

Large print version can be made available 
 

PLEASE NOTE that any submissions (including photos, correspondence, documents and any other 
lobbying material) should be received by the Council by noon the day before this meeting. We cannot 
guarantee that any information received after this time will be brought to the Committee’s attention. 

The order of the agenda may change at the discretion of the Chairman, so it is advisable to arrive at the 
commencement of the meeting if you are intending to speak on items 1 to 6, and arrive at 1.30pm if you 
intend to speak on items 7 to 12. 

This meeting may be filmed, recorded or photographed by the public; however anyone who wishes to do 
so must inform the Chairman and ensure it is done in a non-disruptive and public manner.  Please review 
the Council’s guidance on filming and recording meetings available in the meeting room. 
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SOUTH NORFOLK COUNCIL – DEVELOPMENT MANAGEMENT COMMITTEE 

Please familiarise yourself with this information if you are not in receipt of the agenda.  

If the meeting room is busy, please use the upstairs public gallery until such time as your 
application is heard.  You will need to be in the main meeting room if you wish to speak in regard 
to an application.  Please be aware that the Committee can over-run, and if your application is 
later on the agenda it may be some time before your application is heard. 

GENERAL INFORMATION ABOUT DEVELOPMENT MANAGEMENT 

The Development Management process is primarily concerned with issues of land use and has been set 
up to protect the public and the environment from the unacceptable planning activities of private 
individuals and development companies. 

The Council has a duty to prepare a Local Plan to provide a statutory framework for planning decisions. 
The Development Plan for South Norfolk currently consists of a suite of documents. The primary 
document which sets out the overarching planning strategy for the District and the local planning policies 
is the Joint Core Strategy for Broadland, Norwich and South Norfolk.  The Strategy is broadly consistent 
with the National Planning Policy Framework (NPPF) and accompanying technical guidance and was 
adopted by South Norfolk Council in March 2011, with amendments adopted in 2014.  It is the starting 
point in the determination of planning applications and as it has been endorsed by an independent 
Planning Inspector the policies within the plan can be given full weight when determining planning 
applications.   

South Norfolk Council adopted its Local Plan in October 2015. This consists of the Site Specific 
Allocations and Policies Document, the Wymondham Area Action Plan, the Development Management 
Policies Document. These documents allocate specific areas of land for development, define settlement 
boundaries and provide criterion based policies giving a framework for assessing planning applications. 
The Cringleford Neighbourhood Development Plan was also ‘made’ in 2014 and full weight can now be 
given to policies within this plan when determining planning applications in Cringleford. The Long 
Stratton Area Action Plan is submitted for examination and so the weight to be afforded to emerging 
policies and allocations is assessed on a case-by-case basis. In accordance with legislation planning 
applications must be determined in accordance with the policies of the Development Plan, unless 
material considerations which are relevant to planning indicate otherwise. 

The NPPF states that the purpose of the planning system is to achieve sustainable development. The 
core planning principles contained within the NPPF are summarised as: 

• To be genuinely plan-led
• To drive and support sustainable economic development
• Seek high quality design
• Conserve and enhance the natural environment
• Encourage the effective use of land
• Conserve heritage assets

The factors to be used in determining applications will relate to the effect on the “public at large” and will 
not be those that refer to private interests.  Personal circumstances of applicants “will rarely” be an 
influencing factor, and then only when the planning issues are finely balanced. 

THEREFORE we will: 
• Acknowledge the strength of our policies,
• Be consistent in the application of our policy, and
• If we need to adapt our policy, we will do it through the Local Plan process.

Decisions which are finely balanced and contradict policy will be recorded in detail to explain and 
justify the decision and the strength of the material planning reasons for doing so. 

OCCASIONALLY, THERE ARE CONFLICTS WITH THE VIEWS OF THE PARISH OR TOWN 
COUNCIL. WHY IS THIS? 2



We ask local parish and town councils to recognise that their comments are taken into account. Where 
we disagree with those comments it will be because: 

• Districts look to ‘wider’ policies, and national, regional and county planning strategy.
• Other consultation responses may have affected our recommendation.
• There is an honest difference of opinion.

PUBLIC SPEAKING: PLANNING APPLICATIONS 

Applications will normally be considered in the order in which they appear on the agenda.  Each 
application will be presented in the following way: 

• Initial presentation by planning officers followed by representations from:
• The town or parish council - up to 5 minutes for member(s) or clerk;
• Objector(s) - any number of speakers, up to 5 minutes in total;
• The applicant, or agent or any supporters - any number of speakers up to 5 minutes in

total;
• Local member
• Member consideration/decision.

TIMING: In front of you there are two screens which tell you how long you have left of your five 
minutes. After four minutes the circle on the screen turns amber and then it turns red after five 
minutes, at which point the Chairman will ask you to come to a conclusion.  

MICROPHONES: In front of you there is a microphone which we ask you to use. Simply press 
the button to turn the microphone on and off 

WHAT CAN I SAY AT THE MEETING? Please try to be brief and to the point. Limit your views 
to the planning application and relevant planning issues, for example: Planning policy, (conflict 
with policies in the Local Plan/Structure Plan, government guidance and planning case law), 
including previous decisions of the Council, design, appearance and layout, possible loss of 
light or overshadowing, noise disturbance and smell nuisance, impact on residential and visual 
amenity, highway safety and traffic issues, impact on trees/conservation area/listed 
buildings/environmental or nature conservation issues. 

Please note: In accordance with the Council’s constitution no one may make photographs, 
film, video or other electronic recordings of the meeting without the Chairman’s consent 

HEALTH AND SAFETY INFORMATION 

Fire alarm If the fire alarm sounds please make your way to the nearest fire exit. 
Members of staff will be on hand to escort you to the evacuation point 

Mobile phones Please switch off your mobile phone or put it into silent mode 

Toilets The toilets can be found on your right and left of the lobby as you 
enter the Council Chamber 

Break There will be a short comfort break after two hours if the meeting 
continues that long 

Drinking water A water dispenser is provided in the corner of the Council Chamber 
for your use 
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A G E N D A 

1. To report apologies for absence and identify substitute voting members (if any);

2. To deal with any items of business the Chairman decides should be considered as
matters of urgency pursuant to Section 100B (4) (b) of the Local Government Act,
1972; [Urgent business may only be taken if, "by reason of special circumstances" (which
will be recorded in the minutes), the Chairman of the meeting is of the opinion that the
item should be considered as a matter of urgency.]

3. To receive Declarations of Interest from Members;
 (Please see flowchart and guidance attached, page 8) 

4. Minutes of the Meeting of the Development Management Committee held
 6 January 2016  (attached – page 10)  

5. Planning Applications and Other Development Control Matters;
 (attached – page  17) 

To consider the items as listed below:

Item 
No. 

Planning Ref 
No. Parish Site Address Page 

No. 

1 2014/2611 EASTON Land North and South of Dereham Rd, 
Easton 17 

2 2015/2449/F WRENINGHAM Land Off Church Road Wreningham 
Norfolk 47 

3 2015/2536/F GREAT 
MOULTON 

Land North Of High Green Great Moulton 
Norfolk 64 

4 2015/1485/F WYMONDHAM Land Rear Of 14 Norwich Common 
Wymondham Norfolk 72 

5 2015/1487/F THURLTON Home Farm  Low Road Thurlton Norfolk 
NR14 6PZ 79 

6 2015/1663/F ASLACTON Waveney Pumps Newport Drive Station 
Road Aslacton Norfolk NR15 2DU 85 

7 2015/1921/F CAISTOR ST 
EDMUND 

Land North Of Tas House Norwich Road 
Caistor St Edmund Norfolk 93 

8 2015/2147/A TOFT MONKS 
Junction Of Pound Lane With Yarmouth 
Road (A143) And Junction Of Church 
Road With Pound Lane Toft Monks 
Norfolk   

101 

9 2015/2276/H TASBURGH Jasmine Cottage Low Road Tasburgh 
Norfolk NR15 1AR 107 

10 2015/2522/F COSTESSEY Land North Of Glenhurst Folgate Lane 
Costessey Norfolk 111 

11 2015/2655/O WYMONDHAM Land South East Of 9 Spinks Lane Spinks 
Lane Wymondham Norfolk 118 

12 2015/2803/F WICKLEWOOD Workshop Crownthorpe Road 
Crownthorpe Norfolk NR18 9EW 138 
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6. Sites Sub-Committee;

Please note that the Sub-Committee will only meet if a site visit is agreed by the
Committee with the date and membership to be confirmed.

7. Enforcement Reports (attached – page 144) 

8. Planning Appeals (for information) (attached – page 151) 

9. Quarterly Enforcement Report (attached – page 153) 

10. Date of next scheduled meeting – Wednesday 2 March 2016
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1. GUIDELINES FOR DETERMINING THE NEED TO VISIT AN APPLICATION SITE

The following guidelines are to assist Members to assess whether a Site Panel visit is required. Site 
visits may be appropriate where: 
(i) The particular details of a proposal are complex and/or the intended site layout or relationships 
between site boundaries/existing buildings are difficult to envisage other than by site assessment; 
(ii) The impacts of new proposals on neighbour amenity e.g. shadowing, loss of light, physical 
impact of structure, visual amenity, adjacent land uses, wider landscape impacts can only be fully 
appreciated by site assessment/access to adjacent land uses/property; 
(iii) The material planning considerations raised are finely balanced and Member assessment and 
judgement can only be concluded by assessing the issues directly on site; 
(iv) It is expedient in the interests of local decision making to demonstrate that all aspects of a 
proposal have been considered on site. 

Members should appreciate that site visits will not be appropriate in those cases where matters of 
fundamental planning policy are involved and there are no significant other material considerations to 
take into account.  Equally, where an observer might feel that a site visit would be called for under any 
of the above criteria, members may decide it is unnecessary, e.g. because of their existing familiarity 
with the site or its environs or because, in their opinion, judgement can be adequately made on the 
basis of the written, visual and oral material before the Committee. 

2. PUBLIC SPEAKING: PLANNING APPLICATIONS

Applications will normally be considered in the order in which they appear on the agenda.  Each 
application will be presented in the following way: 

• Initial presentation by planning officers followed by representations from:
• The town or parish council - up to 5 minutes for member(s) or clerk;
• Objector(s) - any number of speakers, up to 5 minutes in total;
• The applicant, or agent or any supporters - any number of speakers up to 5 minutes in total;
• Local member
• Member consideration/decision.

TIMING: In front of you there are two screens which tell you how much time you have used of your 
five minutes. After four minutes the circle on the screen turns amber and then it turns red after five 
minutes, at which point the Chairman will ask you to come to a conclusion.  

MICROPHONES: In front of you there is a microphone which we ask you to use. Simply press the left 
or right button to turn the microphone on and off 

WHAT CAN I SAY AT THE MEETING? Please try to be brief and to the point. Limit your views to the 
planning application and relevant planning issues, for example: Planning policy, (conflict with policies 
in the Local Plan/Structure Plan, government guidance and planning case law), including previous 
decisions of the Council, design, appearance and layout, possible loss of light or overshadowing, noise 
disturbance and smell nuisance, impact on residential and visual amenity, highway safety and traffic 
issues, impact on trees/conservation area/listed buildings/environmental or nature conservation issues. 

3. FILMING AT COUNCIL MEETINGS: GUIDANCE

Members of the public and press are permitted to film or record meetings to which they are permitted 
access in a non-disruptive manner and only from areas designated for the public. No prior permission 
is required, however the Chairman at the beginning of the meeting will ask if anyone present wishes to 
record proceedings. We will ensure that reasonable facilities are made available to the public and 
press to assist filming or recording of meetings.  

The use of digital and social media recording tools, for example Twitter, blogging or audio recording is 
allowed as long as it is carried out in a non-disruptive manner.  6



HEALTH AND SAFETY INFORMATION 

Fire alarm If the fire alarm sounds please make your way to the nearest fire exit. 
Members of staff will be on hand to escort you to the evacuation point 

Mobile phones Please switch off your mobile phone or put it into silent mode 

Toilets 
The toilets can be found on your right and left of the lobby as you enter 
the Council Chamber 

Break There will be a short comfort break after two hours if the meeting 
continues that long 

Drinking water 
A water dispenser is provided in the corner of the Council Chamber for 
your use 

PLANNING APPLICATIONS AND OTHER DEVELOPMENT CONTROL MATTERS 

Key to letters included within application reference number to identify application type – 
e.g. 07/96/3000/A – application for consent to display an advert 

A Advert G Proposal by Government Department 
AD Certificate of Alternative 

Development 
H Householder – Full application relating to 

residential property 
AGF Agricultural Determination – 

approval of details 
HZ Hazardous Substance 

C Application to be determined by 
County Council 

LB Listed Building 

CA Conservation Area LE Certificate of Lawful Existing development 
CU Change of Use LP Certificate of Lawful Proposed development 
D Reserved Matters  

(Detail following outline consent) 
O Outline (details reserved for later) 

EA Environmental Impact Assessment 
– Screening Opinion

RVC Removal/Variation of Condition 

ES Environmental Impact Assessment 
– Scoping Opinion

SU Proposal by Statutory Undertaker 

F Full (details included) TPO Tree Preservation Order application 

Key to abbreviations used in Recommendations 

CNDP Cringleford Neighbourhood Development Plan 
J.C.S Joint Core Strategy 
LSAAP Long Stratton Area Action Plan – Pre Submission 
N.P.P.F National Planning Policy Framework 
P.D. Permitted Development – buildings and works which do not normally require 

planning permission.  (The effect of the condition is to require planning 
permission for the buildings and works specified) 

S.N.L.P South Norfolk Local Plan 2003 
Site Specific Allocations and Policies Document – Pre Submission 
Development Management Policies Document – Pre Submission 

WAAP Wymondham Area Action Plan – Pre Submission 

7



Agenda Item 3 

DECLARATIONS OF INTEREST AT MEETINGS 

When declaring an interest at a meeting Members are asked to indicate whether their 
interest in the matter is pecuniary, or if the matter relates to, or affects a pecuniary 
interest they have, or if it is another type of interest.  Members are required to identify the 
nature of the interest and the agenda item to which it relates.  In the case of other 
interests, the member may speak and vote.  If it is a pecuniary interest, the member must 
withdraw from the meeting when it is discussed.  If it affects or relates to a pecuniary 
interest the member has, they have the right to make representations to the meeting as a 
member of the public but must then withdraw from the meeting.  Members are also 
requested when appropriate to make any declarations under the Code of Practice on 
Planning and Judicial matters.   

Have you declared the interest in the register of interests as a pecuniary interest? If Yes, you will 
need to withdraw from the room when it is discussed. 

Does the interest directly: 
1. affect yours, or your spouse / partner’s financial position?
2. relate to the determining of any approval, consent, licence, permission or registration in

relation to you or your spouse / partner?
3. Relate to a contract you, or your spouse / partner have with the Council
4. Affect land you or your spouse / partner own
5. Affect a company that you or your partner own, or have a shareholding in

If the answer is “yes” to any of the above, it is likely to be pecuniary. 

Please refer to the guidance given on declaring pecuniary interests in the register of interest 
forms.  If you have a pecuniary interest, you will need to inform the meeting and then withdraw 
from the room when it is discussed. If it has not been previously declared, you will also need to 
notify the Monitoring Officer within 28 days. 

Does the interest indirectly affect or relate any pecuniary interest you have already declared, or 
an interest you have identified at 1-5 above?  

If yes, you need to inform the meeting.  When it is discussed, you will have the right to make 
representations to the meeting as a member of the public, but must then withdraw from the 
meeting. 
Is the interest not related to any of the above?  If so, it is likely to be an other interest.  You will 
need to declare the interest, but may participate in discussion and voting on the item. 
Have you made any statements or undertaken any actions that would indicate that you have a 
closed mind on a matter under discussion?  If so, you may be predetermined on the issue; you 
will need to inform the meeting, and when it is discussed, you will have the right to make 
representations to the meeting as a member of the public, but must then withdraw from the 
meeting. 

FOR GUIDANCE REFER TO THE FLOWCHART OVERLEAF. 
PLEASE REFER ANY QUERIES TO THE MONITORING OFFICER IN THE FIRST INSTANCE 
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YES 

DECLARING INTERESTS FLOWCHART – QUESTIONS TO ASK YOURSELF 

 

 
 
 
 
 
 

If you have not already 
done so, notify the 
Monitoring Officer to 
update your declaration 
of interests 

YES 

The interest is pecuniary – 
disclose the interest, withdraw 

from the meeting by leaving 
the room. Do not try to 

improperly influence the 
decision 

NO 

What matters are being discussed at the meeting? 

P
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te
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st
 

O
th

er
 In

te
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st
 

Do any relate to an interest I have? 

A Have I declared it as a pecuniary interest? 
OR 

B     Does it directly affect me, my partner or spouse’s financial position, in particular: 
• employment, employers or businesses;
• companies in which they are a director or where they have a shareholding of more

than £25,000 face value or more than 1% of nominal share holding
• land or leases they own or hold
• contracts, licenses, approvals or consents

The interest is related to a 
pecuniary interest.   

Disclose the interest at the 
meeting. You may make 

representations as a 
member of the public, but 

then withdraw from the 
 

Have I declared the interest as an 
other interest on my declaration of 
interest form? OR 

Does it relate to a matter 
highlighted at B that impacts upon 
my family or a close associate? 
OR 

Does it affect an organisation I am 
involved with or a member of? OR 

Is it a matter I have been, or have 
lobbied on? 

NO 

YES 

Does the matter indirectly affects or relates to 
a pecuniary interest I have declared, or a 
matter noted at B above? 
 

R
el

at
ed
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ry
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st
 

NO 

The Interest is not pecuniary 
nor affects your pecuniary 

interests.  Disclose the 
interest at the meeting.  You 

may participate in the 
meeting and vote

You are unlikely to 
have an interest.  

You do not need to 
do anything further. 

YES 
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DEVELOPMENT MANAGEMENT COMMITTEE 

Minutes of a meeting of the Development Management Committee of South Norfolk 
District Council held at South Norfolk House, Long Stratton, on Wednesday 6 January 
2016 at 10.00 am.  

Committee  
members Present:  Councillors J Mooney (Chairman), Y Bendle, F Ellis, M Gray,    

C Kemp, G Minshull, L Neal, B Stone, A Thomas and V Thomson 

Apologies: Councillor C Gould 

Substitute  
member:  Councillor N Legg 

(Councillors Y Bendle and N Legg left the meeting after application 3) 

Officers in  
Attendance: 

The Development Manager (H Mellors), the Place-Shaping and Majors 
Team Leader (J Hobbs), the Senior Planning Officer (C Raine) and the 
Property Consultant (S Bizley)  

          (The press and 11 members of the public were also in attendance) 

242. DECLARATIONS OF INTEREST 
The following members declared interests in the matters listed below. Unless indicated 
otherwise, they remained in the meeting. 

Application Parish Councillor Declaration 
2015/1697 

(Item 1) 
LITTLE MELTON All Local Planning Code of Practice 

All lobbied by applicant, 
objectors and the Parish Council 

2015/2348/CU 
(Item 4) 

LODDON Y Bendle Local Planning Code of Practice 
Cabinet member – left the 

meeting for this item, did not 
take part in discussion and did 

not vote 
2015/2858/RVC 

(Item 5) 
LONG STRATTON Y Bendle Local Planning Code of Practice 

Cabinet member – left the 
meeting for this item, did not 

take part in discussion and did 
not vote 

2015/2356/TPO 
(Item 6) 

LONG STRATTON All ‘Other’ interest – Applicant is 
known to members 

243. MINUTES 

The minutes of the Development Management Committee meetings dated 2 December 2015 
and 9 December 2015 were confirmed as a correct record and signed by the Chairman.  

Agenda Item 4
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Development Management Committee 6 January 2016 

OP/Development Management Committee Mins 

244. PLANNING APPLICATIONS AND OTHER DEVELOPMENT CONTROL MATTERS 

The Committee considered the report (circulated) of the Director of Growth and Localism, 
which was presented by the officers. The following speakers addressed the meeting with 
regard to the application listed below. 

The Committee made the decisions indicated in the Appendix to these minutes, conditions of 
approval or reasons for refusal of planning permission as determined by the Committee 
being in summary form only and subject to the final determination of the Director of Growth 
and Localism. 

245.  EXCLUSION OF THE PUBLIC AND PRESS 

It was unanimously 

RESOLVED: that under Section 100A(4) of the Local Government Act 1972, the public and 
press be excluded from the meeting for a period during discussions relating to Appendix 3 of 
Application 1 (2015/1697 Little Melton) on the grounds that it involves the likely disclosure of 
exempt information as defined in paragraph 3 of Part 1 of Schedule 12A of the Act (as 
amended).  

246. PLANNING APPEALS 

The Committee noted the planning appeals 

(The meeting closed at 12:10pm)      

 _____________________ 

Chairman   

Application Parish Speaker 

2015/1697 
(Item 1) LITTLE MELTON 

Mr J Heaser –  Chairman Little Melton Parish   
Council 

Mr T Hedges – Objector 
Mr A Presslee – On behalf of Applicant 
Mr M Aust – On behalf of Applicant 
Cllr G Wheatley – Local member 

2015/2172/F 
(Item 3) BRACON ASH 

Mr C Chapman – Applicant 
Mr S Jones – Applicant 
Mr D Adams - Applicant 

11



Development Management Committee 3 February 2016 

2. Appl. No : 2015/2449/F 
Parish : WRENINGHAM 

Applicants Name : Mr Julian Wells 
Site Address : Land Off Church Road Wreningham Norfolk  
Proposal : Erection of 10 residential units (Class C3) with associated 

landscaping, drainage and highway works. 

Recommendation : Approval with Conditions 
1. Full permission time limit
2. In accordance with submitted details
3. Visibility splays
4. Provision of on-site parking and access
5. Construction traffic management and worker parking
6. Off-site highway works (TROD footpath)
7. Ecological mitigation
8. Retention of trees and hedgerows
9. Planting scheme to be agreed
10. Landscape management scheme to be agreed
11. Hedge heights
12. Tree and hedgerow protection
13. Contaminated land
14. Remediation scheme
15. Unexpected contamination
16. Air source heat pump specifications
17. Renewable energy
18. Water efficiency
19. Materials
20. Archaeological written scheme of investigation
21. Surface water drainage
22. Foul water strategy
23. Fire hydrants

Subject to the completion of a S106 to cover affordable housing. 

1. Planning Policies

1.1 National Planning Policy Framework 
NPPF 06 : Delivering a wide choice of high quality home 
NPPF 07 : Requiring good design 
NPPF 08 : Promoting healthy communities 
NPPF 10 : Meeting the challenge of climate change, flooding and coastal change 
NPPF 11 : Conserving and enhancing the natural environment 

1.2 Joint Core Strategy 
Policy 1 : Addressing climate change and protecting environmental assets 
Policy 2 : Promoting good design 
Policy 3: Energy and water 
Policy 4 : Housing delivery 
Policy 6 : Access and Transportation 
Policy 7 : Supporting Communities 
Policy 8 : Culture, leisure and entertainment 
Policy 15 : Service Villages 

1.3 South Norfolk Local Plan 
Development Management Policies 
DM1.1 : Ensuring development management contributes to achieving sustainable 
development in South Norfolk 
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Development Management Committee 3 February 2016 

DM1.3 : The sustainable location of new development 
DM1.4 : Environmental Quality and local distinctiveness 
DM3.1 : Meeting Housing requirements and needs 
DM3.2 : Meeting rural housing needs 
DM3.8 : Design Principles applying to all development 
DM3.11 : Road safety and the free flow of traffic 
DM3.12 : Provision of vehicle parking 
DM3.13 : Amenity, noise, quality of life 
DM3.14 : Pollution, health and safety 
DM3.16 : Improving level of community facilities 
DM4.2 : Sustainable drainage and water management 
DM4.3 : Facilities for the collection of recycling and waste 
DM4.8 : Protection of Trees and Hedgrows 
DM4.9 : Incorporating landscape into design 
DM4.10 : Heritage Assets 

1.4 Site Specific Allocations and Policies 
WRE 1 : Land north of Beccles Road, west of College Road 

1.5 Supplementary Planning Document 
South Norfolk Place Making Guide 2012 

Statutory duties relating to Listed Buildings, setting of Listed Buildings and Conservation 
Areas: 

S66(1) Listed Buildings Act 1990 provides: “In considering whether to grant  planning permission 
for development which affects a listed building or its setting, the local planning authority, or, as the 
case may be, the Secretary of State shall have special regard to the desirability of preserving the 
building or its setting or any features of special architectural or historic interest which it 
possesses.” 

S72 Listed Buildings Act 1990 provides: “In the exercise, with respect to any buildings or other 
land in a conservation area, of any functions under or by virtue of [the Planning Acts], special 
attention shall be paid to the desirability of preserving or enhancing the character or appearance 
of that area.” 

2. Consultations

2.1 Parish Council Object 

Summary of detailed comments: 
 Notes the Parish Councils response to the LDF (Nov 2011)

(extract). 
 (Feedback from Parishioners) The design of the houses should

be consistent with those in the immediate vicinity. 
 This design presents large block shaped town houses of a

uniform appearance which create a dissonance with the existing 
mix of styles in Church  

 The height of the housing (9.5m for the tallest) will dominated
the skyline at the highest point in the village. 

 Taking as a cue the large houses on Hethel Road / Church
Road intersection is to ignore the low level housing on the 
south-side of Church Road.  

 A much reduced roof-line height for all the development's
houses is expected. 

 The uniform placing and appearance of the houses creates a
vista unlike anything in the rest of Wreningham. 
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Development Management Committee 3 February 2016 
 The development should offer a variety of design, placement

and appearance. 
 A kerbed footpath to be created along the front of the site

instead of the “pedestrian refuge” verge with the replacement 
hedge retained. 

 The site plans address boundary hedging but does not tackle
planting within the site. The spaces between and in front of the 
houses are grassed. This does not fit with the look and feel 
found opposite or in the rest of Church Road. 

 It’s acknowledged that the land had has been designated for
development by SNC. However, it is not accepted that what is 
placed on that land is a “done-deal”.  

 The councillors (and parishioners) wish to influence the design
and its implementation to create an attractive, interesting and 
valued space for the village and which reflects the rural nature 
of the village. 

 (The Parish also makes a number of suggestions for
improvements to the site, including) taking cues from buildings 
opposite Hethel Road on Church Road and Glebe Close. 

 (Issues also raised by the Parish for SNC planners to address
and answer include) management of works traffic; width of the 
corner on Church Road and suggestion to widen/remodel 
corner; foul water drainage issues; responsibility of ownership 
and management of the boundary hedges around the site; 
responsibility for keeping ditches clear and operational; and 
maintaining accessibility of public footpath. 

2.2 District Member  To Committee.
 The design of the houses in terms of height, their relationship

with other housing styles in the immediate vicinity and issues
raised in relation to a lack of variety in terms of design,
placement and appearance should be considered.

2.3 SNC Landscape 
Officer 

No objection 

Comments on amendments: 
 The drives for plots 1- 3 are now changed to gravel – this is

acceptable. 
 I note that the agent is looking into how the responsibility for the

frontage hedge will be allocated. A simple, but stringent, 
management plan will be required for all of the new planting. 

 The main landscape issue continues to be the need to remove
the existing roadside hedge in order to facilitate the proposal. 

 There needs to be conditions to cover approval of planting
details, and their subsequent management and implementation 
of tree protection. 

Original comments: 
 The main issue is the need to remove the existing roadside

hedge in order to facilitate the proposal. The information 
provided within the submitted Arboricultural Impact Assessment 
confirms that tis hedgerow would qualify as ‘important’ under at 
least one criterion of the Hedgerows Regulations. 

 The scheme proposes the planting of a new hedgerows and
trees, and that these be demised to the respective dwellings. 
My concern is that such divided responsibility will result in a 
varied effect, when a consistent approach is required. My 
suggestion is that the frontage planting be assigned to as few 
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parties as possible and that a simple, but stringent management 
plan be required 

 The drives for plots 1- 3 are shown as being asphalt, whilst the
other plots are mostly gravel. If a fixed surface is necessary, a 
surface-dressed solution might be visually more coherent. 

 There needs to be conditions to cover approval of planting
details, and their subsequent management and implementation 
of tree protection. 

2.4 NCC Planning 
Obligations Co-
ordinator 

No Comments received. 

2.5 NCC Public Rights 
Of Way 

No objection 
 Wreningham FP5 is adjacent to the application site and a

minimum width of 3 metres has been allowed to accommodate 
the public right of way. 

 As the footpath has been adequately accommodated, we have
no objections to the application. 

2.6 NCC Ecologist No objection 
 The ecological survey is comprehensive and I am satisfied that

it adequately assesses the potential impacts of the proposed 
development on ecology.  

 If you are minded to approve this development I recommend
that Section 5 of the aforementioned report is conditioned as 
part of the decision. 

2.7 Norfolk Wildlife Trust  No objection 
 We have no objection to this application, regarding impacts on

Wildlife. 
 If this application is approved, measures to mitigate and

enhance biodiversity, as set out in the ecological report, should 
be included within appropriate planning conditions. 

2.8 Norfolk Fire Service No objection 
 We will require a fire hydrant to be installed.
 No development shall commence on site until such scheme has

been submitted for the provision of the fire hydrant on the
development.

2.9 Natural England No comments to make. 

2.10 SNC Play and 
Amenities Officer 

To be reported. 

2.11 Historic Environment 
Service 

No objection 
 An archaeological evaluation by trial trenching has been carried

out. 
 All the evaluation trenches contained buried archaeological

features, comprising a number of linear features as well as 
numerous pits and postholes.  

 Most of these features date to the Late Saxon and early
Medieval periods and are likely to be the remains of roadside 
settlement of this date alongside Church Road. Consequently it 
is likely that significant further heritage assets with  
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archaeological interest will be present at the site and that their 
significance will be adversely affected by the proposed 
development. 

 If planning permission is granted, we therefore ask that this be
subject to a programme of archaeological work in accordance 
with the NPPF. 

2.12 SNC Listed Buildings 
Officer 

No objection 
 The proposed development would not have any adverse impact

on the setting of heritage assets. 

2.13 Historic England No objection 
 The proposed development would not have any adverse impact

on the setting of All Saints Church, however we do feel that the 
proposals could be improved by positioning dwellings directly 
onto Church Road.  

2.14 Norfolk Police No comments received 

2.15 SNC Community 
Services - 
Environmental 
Quality Team 

No objection 
 Verbally recommended that conditions and informative be

attached to any permission granted for site investigation and 
risk assessment plus site remediation and reporting of 
unexpected contaminations. 

2.16 NCC Highways No objection 

Comments on final amendments: 
 The amended plans are acceptable.
 Suggest a condition for a detailed scheme for the off-site

highway improvement works (TROD footpath)

Original comments and amendments: 
 The principle of the development of this site has been accepted.
 The site layout shows two new points of access onto Church

Road to serve five dwellings each. This is considered as an
acceptable approach.

 The layout shows vision splays at each of the new entrance
points onto Church Road. The splays at the eastern most
entrance should however be revised to meet the site side of the
carriageway rather than the opposite.

 The site layout as proposed is acceptable. However In terms of
the parking and turning layout, Plots 4 and 7 should be provided
with an additional parking space as both of these properties are
4 bed units.

 As highway authority it is considered that the provision of a
frontage footway would be of considerable benefit to residents.

 If a formal tarmac footway is not considered acceptable in visual
terms a more Informal TROD footway could be provided within
the verge to link with the existing public footpath.

2.17 SNC Housing 
Enabling & Strategy 
Officer 

No objection 

 The affordable housing is an acceptable mix and tenure.
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2.18 SNC Water 
Management Officer 

No objection 

 Suggest that further options be explored to enable a discharge
rate from the site closer to the existing greenfield runoff rate and
the on-site storage capacity increased to ensure that flood risk
is not increased on the site or elsewhere.

 Maintenance responsibilities for the site drainage including
French drains, ditches, the flow control and any existing
watercourses should be identified and where appropriate
incorporated into property transfer documents.

 Sufficient access should be provided for the management of the
ditch and public right of way along the western boundary of the
site.

 Recommend that the applicant provides a management
schedule that identifies where responsibilities lie and
maintenance requirements.

2.19 Environment Agency No comments received. 

2.20 Anglian Water 
Services Ltd 

No objection 

 The foul drainage from this development will have available
capacity for these flows.

 Development will lead to an unacceptable risk of flooding
downstream if connection is made to manhole 9800 as there is
insufficient storage capacity.

 Connection should be via new vacuum chambers which should
be connected by individual junctions onto 125 diameter main.
This should be conditioned.

 The proposed method of surface water management does not
relate to Anglian Water operated assets.

2.21 Lead Local flood 
Authority 

No objection 

 The application falls below our current threshold for providing
detailed comment.

2.22 NHS England No comments received 

2.23 Representations 19 letters of objection, 1 letter of support and 1 letter neither supporting 
or objecting on the following grounds (as summarised): 
 Takes away views overlooking fields.
 Road safety issues not properly considered and increased traffic
 High rise multi-bedroom executive style housing is unsympathetic

and inappropriate to the rural setting.
 Destruction of ancient hedgerow.
 Drainage, both foul and storm issues not properly addressed.
 The gap between our boundary and the new buildings is shown as a

little wider than it actually is.
 Drainage concerns as our property is considerably lower than the

site.
 Traffic flow to the T junction and the width of the road currently

causes problems particularly with the coaches and large delivery
lorries.

 The height of the proposed dwellings are far too tall for the location.
They would otherwise look out of proportion for the village and dwarf
the properties on the opposite side of the road.
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 Concerned about the number of additional cars that each of the
dwellings are likely to generate and use the narrow village road,
which is already extremely busy.

 The hedgerow fronting the proposed development site meets the
criteria of an "important" hedge under the Hedgerow Regulations
1997 and as such is protected by the legislation and should not be
removed.

 The number of houses should be reduced so that it looks less like a
portion of a housing estate.

 There is a lot of individuality in the housing with bungalows as well
as 2 storey houses whereas this development looks like Clonesville.

 There is no pavement or street lighting on Church Road so no
pedestrian safety.

 It's the same boring "safe" design with no particular architectural
merit of its own.

 Needs to have more variety and definitely some bungalows if it is to
have any chance of blending in with the village.

 Concerned about the proximity of plots 1 & 2 to my house which will
bring them into sight from my upstairs office and bedrooms.

 At the present time the footpath presents an open view when
entered from Church Road and this will disappear due to the
proximity of Plots 1 & 2 to the footpath. Suggests that the footpath
should be 6m wide, rather than 3m.

 Feel that moving the existing hedge should be one of the conditions
if planning approval is given.

 Existing sewage system cannot be extended.
 Suggest that a path be put in where the developers are building. It

would make it safer for pedestrians when vehicles come round the
bend that is before the proposed site

 Excessive change to an open village that is not built up
 Wrong to build on quality agricultural land.
 Church Road already dangerously overloaded at busy times.
 Existing sewerage system cannot be extended.
 House design does not attempt to blend in with the long established

properties
 Church Road, along with the other roads out of the village, cannot

safely withstand the extra volume of traffic
 Large, executive style housing has no place in this small rural

village.
 Commend the developers for proposing affordable housing however

the lack of public transport could be a deterrent.
 Plans and some boundaries do not appear to accurately follow the

ordnance survey data.
 Concerned about damage to environment and wildlife surrounded by

various ponds containing Great Crested Newts.
 There is constant water standing on this part of the road, due to

insufficient drainage.
 Widening of the road should be considered. Especially near the

sharp corner, to allow for the safer passing of vehicles, especially as
larger vehicles use the road.

 Disappointed that the new development has done the minimum
required in relation to part L of the building regulations.

 The houses in this part of Church Road are largely individually built
bungalows and chalet bungalows.
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 The proposed property heights at this location - the highest point in
the village - results in destruction of village character and as such is
opposed to the South Norfolk Council Place-making Guide.

 Would prefer to see a design which isn't just 'more of the same'.
Some imagination with either cottage-style or more modern
innovation would be great,

 Concerned that the tight bend is very dangerous at times and the
new driveways will only increase this. Now is an ideal opportunity to
address this by widening the road to increase visibility, possibly
adding a pavement to prevent vehicles eroding the bank.

 Would like to see more eco or low energy technologies and design.

3 Assessment 

3.1 

3.2 

3.3 

3.4 

3.5 

3.6 

3.7 

Site description and proposal 

The site comprises approximately 0.78 hectares of agricultural land located to the north of 
Church Road in Wreningham, approximately 9 miles to the southwest of Norwich city 
centre. 

The site is bounded to the south by a low bank and hedgerow separating it from Church 
Road. A larger hedge runs along the western boundary of the site. Between the site and 
the western hedge lies an existing Public Right of Way (PROW), running along the edge of 
the field, which continues to the north. A development of recently built houses lies to the 
east, with an existing fence and newly planted trees along the boundary, while to the north 
the open farmland continues to Hethel Road beyond. The site is divided into two broadly 
equal halves by a low ditch running from north to south. The proposed northern boundary is 
an arbitrary line within the existing agricultural field. 

To the south of Church Road is a frontage of mixed residential properties of varying scale 
and design. These dwellings are served by individual private drives and are typically set 
back from the road with landscaped front gardens. Beyond the field to the north of the site, 
a number of isolated properties are located off Hethel Road.  

There are no trees within the site boundary, but there is a hedgerow located around the 
perimeter, notably along the front of the site along Church Road. The east and west 
boundary is also delineated by a hedgerow and vegetation. 

The application 

The application is a full application and proposes the erection of 10 dwellings which would 
include a mix of 1, 2, 4 and 5 bedroom houses. These would comprise a combination of 
two storey detached and a pair of semi-detached properties. 3 of the 10 dwellings are 
proposed to be ‘affordable’ in accordance with the policy requirement as set out in Policy 4 
of the JCS. 

Two points of access are proposed on to Church Road to serve the development that 
connects to two private drives, each which serves five dwellings and their associated car 
parking. Pedestrian access is via these private drives, which comprise of shared surfaces. 
The proposal includes the provision of a 1.8m wide refuge and 0.9m TROD footpath along 
Church Road. 

The application has been amended to address the Highway Authority’s requirements 
largely relating to the inclusion of a TROD footpath and minor amendments being made to 
visibility splays and parking arrangements. Further amendments include improvements to 
the site layout, house types and landscaping, which have been negotiated throughout the 
course of the application. 
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3.8 

3.9 

3.10 

3.11 

3.12 

3.13 

3.14 

The main issues for consideration are the principle of development; highway 
considerations; drainage; layout, scale and design; heritage assets; residential amenity; 
public open space and landscaping; ecology and affordable housing. 

Principle of development 

Policy 15 of the JCS identifies Werningham as a Service Village in which land has been 
allocated to provide for approximately 10-20 dwellings between April 2008 and March 2026, 
subject to form, character and servicing constraints. A single site allocation has been 
adopted in the Site Specific Allocations and Policies DPD to deliver this growth identified in 
Policy 15 and this is Policy WRE 1: Land adjacent to builders yard, Church Road. 

The application site (approx. 0.78 Ha) comprises all of the land proposed for the residential 
allocation in policy WRE1 of the Site Specific Allocations Document plus an additional 0.28 
ha of land to the north of the site. Policy WRE1 sets out the requirements for development 
of the site and this is set out below: 

Land amounting to around 0.5 hectares is allocated for housing and associated 
infrastructure. This allocation could accommodate approximately 10 dwellings. The policy 
requires the developer of the site to ensure the following: 

 Vehicular access to be agreed with the Highway Authority, which may require an
access road to ensure sufficient visibility.

 Public Right of Way (footpath) adjacent to site to be preserved.
 Site design avoids harmful impact on the setting of the nearby listed building and the

tree protected by a TPO on the corner of the site.
 Wastewater infrastructure capacity must be confirmed prior to development taking

place.
 Historic Environment Record to be consulted to determine any need for archaeological

surveys prior to development.

The application site itself comprises of 10 dwellings on all of the land proposed within the 
adopted development boundary for the residential allocation in policy WRE1 of the site 
Specific Allocations and Policies DPD and as such the principle of new residential 
development on this site is consistent with the aims of policy DM1.3 which seeks to permit 
new housing within a development boundary. Additional land of 0.28Ha is proposed to the 
rear of the site, which extends the site beyond the existing allocation to the north by 
approximately 3m to the boundary of Orchard Cottage. 

The site has been extended in response to issues arising through the consultation process 
which has informed the site layout. The assessment below has regard to the key issues 
arising from this consultation, which include: 

 Site access from Church Road limited to two access points –located to achieve 2.4m x
43m vision splays.

 Provision of a pedestrian refuge and TROD path along Church Road to allow safer
pedestrian access in keeping with the rural character of Church Road.

 Houses set back from the site frontage to reflect the layout of existing properties to the
south of Church Road, and to reduce the impact of the development on these dwellings.

Access and Highways 

Policy DM3.11 requires the safe and free flow of traffic, ensuring highway safety is 
maintained and the free flow of traffic on the highway network.  

55



Development Management Committee 3 February 2016 

3.15 

3.16 

3.17 

3.18 

3.19 

3.20 

3.21 

Two points of access are proposed on to Church Road to serve the development. Other 
highway works include the provision of a 1.8m wide refuge along Church Road at the front 
of the site and an informal TROD footway to link with the existing public right of way along 
the western boundary. As recommended by Highway Officer the TROD is proposed to be 
900mm wide located centrally within the wide grass verge.  This allows some separation 
between the carriageway and the pedestrian route while allowing sufficient space to 
accommodate the level changes. The TROD is proposed to be located approximately 
200mm above the level of the carriageway, sloping down where it connects to Church  
Road to enable a verge at a similar height above road level to be provided, forming a safe 
edge to the road in accordance with Highways Officers recommendations. The Highways 
Officer has suggested a condition for a detailed scheme for the off-site highway 
improvement works for the trod footpath to ensure that the highway improvement works are 
designed to an appropriate standard. 

Amended plans have been submitted to address the technical design amendments 
required by the Highway Authority. Based on these amended plans the Highway Authority 
indicate they have no objection to the application subject to the imposition of conditions 
which include detailed plans of the roads, visibility splays and on-site access and parking. 

The development proposals recognise the need for car parking that will provide spaces in 
direct relationship to the property they serve with dedicated parking spaces for each 
dwelling. Plots 1-3 have a shared parking area to the front of the dwellings, with two 
designated parking spaces for each. Parking levels are in accordance with the Council’s 
parking standards. 

With regard to the public footpath to the west of the site, this is to be retained as a Public 
Right of Way. Norfolk County Council have advised that any proposed fencing separating 
the footpath from the development must be set at a minimum of three metres from the 
centre line of the existing boundary hedge. This is to allow a generous footpath width, and 
space to allow the ongoing maintenance of the existing hedge, as well as ensuring that 
there is an acceptable level of natural surveillance. A minimum width of 3m has been 
provided by the application and the Public Rights of Way Officer has confirmed that they 
have no objection to the application. It is therefore considered that the footpath has been 
adequately accommodated in accordance with the requirements of Policy WRE1 of the 
Local Plan, Site Specific Allocations Document. 

In summary, in considering the comments received and Highways Officer 
recommendations, it is considered that the proposal is acceptable, subject to the imposition 
of conditions to provide safe access and ensure the free flow of traffic in accordance with 
policies DM3.11 and DM3.12 of the South Norfolk Local Plan. 

Drainage 

Surface water drainage 

The surface water from the development is proposed to be contained in attenuation storage 
within ditch system up to the 1 in 100 year climate rainfall event, driveways constructed of 
permeable paving directing water to French drain at frontage, roof water discharging to rear 
boundary ditch and flow control limiting flows to 5 l/sec into off site land drainage network. 

The applicant has incorporated drainage ditches within the adjacent boundaries that will 
connect to existing off-site drainage ditches to accept the discharge from the site. All 
ditches and drains within the application site, including the ditch to the rear of the properties 
are proposed to be the responsibility of each dwelling. The applicant has confirmed access 
rights to these ditches and that adequate details will be included within property transfer 
documents, which shall include a surface water management schedule, maintenance 
obligations and a right of access to ensure future occupiers are aware of their 
responsibilities regarding regular inspection and maintenance of the drainage system. 
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3.22 

3.23 

3.24 

3.25 

3.26 

3.27 

3.28 

3.29 

Whilst there is a general assumption that discharge rates lower than 5 l/sec are difficult to 
implement without long-term maintenance issues the proposed rate of discharge from the 
site, the Councils Water Management Officer has recommended that further options be 
explored to enable a discharge rate from the site closer to the existing greenfield runoff 
rate. Guidance in the British Standard – code of practice for surface water management for 
development sites, suggests that for small sites where there is a very low requirement an 
acceptable minimum threshold (below 5l/s) should be agreed with the drainage approving 
body on a site specific basis. A condition is suggested requiring the submission of details to 
agree the surface water discharge rate to ensure that flood risk is not increased on the site 
or elsewhere. 

The Lead Local Flood Authority have assessed the application and has no comments to 
make as this scheme falls well below the current threshold for the Lead Local Flood 
Authority to provide comments. The Council’s Water Management Officer has assessed the 
proposals and is satisfied with the proposed surface water drainage options, subject to the 
above conditions to agree the discharge rate of surface water. Anglin Water has also 
confirmed from the details submitted that the proposed method of surface water 
management does not relate to Anglian Water assets and as such have no comments on 
the suitability of surface water management. 

The development proposal is therefore considered to accord with the principles of the 
planning policy framework, being located on the land with a low risk probability of flooding 
and incorporating suitable drainage options within the boundaries of the site.  

Foul water 

The foul water drainage from this development is in the catchment of Saxlingham Water 
Recycling Centre that will have available capacity for the proposed flows. Anglian Water 
has confirmed that a connection can be made via new vacuum chambers which should be 
connected by individual junctions onto 125 diameter main. Subject to the imposition of a 
condition having regard to the new drainage connection, it is considered that the proposal 
is acceptable and accords with Policy 1 of the JCS. 

Layout, scale and appearance 

Policy 2 of the JCS and section 7 of the NPPF requires all development to achieve good 
design. 

The proposed development creates a low density linear development accessed from 
Church Road, which continues the existing pattern of ribbon development within 
Wreningham. 

The location of dwellings within the site have been set back from the edge of Church 
Road. The requirement for shared private drives, imposed by the limitations on access 
points to Church Road as well as the space required for the pedestrian refuge, 
frontage hedge, and surface water drainage along the Church Road frontage pushes 
the houses further back from Church Road still. This set back is broadly in line with the 
recently built development of the corner of Hethel Road, which is considered to help 
minimise the impact of development on the existing properties to the south of Church 
Road.  

To the west, the three affordable dwellings are located to one side of the drive, with 
two open market dwellings to the other side. To the east, the five dwellings are formed 
into a line with subtle changes in orientation, adding interest to the linear appearance 
of the development. Plot 10 is angled slightly to respond to the adjacent property, and 
pulled away from the western boundary to reduce the impact of development on this 
property, and the existing trees planted along the boundary. 
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3.30 

3.31 

3.32 

3.33 

3.34 

3.35 

3.36 

3.37 

3.38 

The detached garages to plots 5, 6 and 10 are located in front of the main line of the 
development, presenting single storey gables to Church Road. The garages form ‘end-
stops’ to the shared spaces, and further break up the appearance of the site and add 
interest, which is considered in keeping with the general character of Wreningham. 

Having assessed the general arrangement of dwellings along Church Road and taken 
into account the comments received, it is considered that the proposed properties 
maintain the open character of the street and also ensures that the dwellings are 
sympathetic to the existing properties along Church Road. 

In terms of scale, the proposed dwellings are two storeys high, with associated single 
storey garages. Individual house types vary in scale and massing, while retaining the 
proportions of traditional vernacular style dwellings in the village, which creates variation in 
form. Existing dwellings along Church Road have a mix of scales and forms, including 
bungalows, chalet bungalows, and two-storey houses. It is noted that the large properties 
proposed do not reflect all of the development to the south of Church Road, however larger 
properties are in evidence to the east of the site and elsewhere within the village of 
Wreningham. 

Having assessed the scale of the existing and proposed dwellings, it is considered that 
the buildings are an appropriate response to the surrounding dwellings and village 
edge as well as the more recent development on the corner of Church Road and 
Hethel Road, which are larger two-storey dwellings. Consideration has also been 
given to views towards Church Road, and the scale and massing of the proposals 
have been carefully considered in order to achieve a balanced and varied aspect 
which sits comfortably within the wider landscape setting. 

With regards to appearance, the detailed design of the proposals provide a variation of 
traditional rural housing styles and features commonly found in this location and within the 
surrounding South Norfolk villages, including red facing brick, render pantiles, timber 
windows, timberwork porches and chimneys. 

While the houses all present their ridges and eaves to the front and rear aspect, a number 
of smaller gables are included to provide interest and articulation to the elevations. These 
take the form of canopies, porches, ‘extension gables’, dormer windows, and detached 
garages. The mass is further reduced by the inclusion of cat-slide dormers sitting within 
dropped eaves to a number of the dwellings, which also adds variety to the road and field 
views, and creates variety in ridge heights. The variations in height also create a softer 
transition between the private dwellings and the affordable dwellings.  

The palette of materials proposed for the affordable dwellings, including surfacing materials 
to driveways and boundary treatments, is the same as it is for the private dwellings, 
ensuring that the appearance and quality of these dwellings is similar to the private 
dwellings. 

With regard to bin storage, each dwelling has a dedicated bin storage area within its rear 
garden for both convenience to the householder and to avoid any visual detriment to the 
external street scene. Travel distances between bin storage areas and the collection points 
have been carefully planned within Norfolk County Council guidelines. All external private 
gardens have been carefully planned in terms of their size and shape to ensure adequate 
external storage can easily be accommodated. Provision for cycle storage is provided in 
garages and rear gardens. 

Overall, whilst it is acknowledged that local concern has been raised about the design, 
layout and appearance of the scheme; it is considered that the layout and orientation of 
dwellings would be appropriate to the existing grain of development along Church Road. In 
addition to this the dwellings would have an active street frontage along Church Road, set 
back from the new road. The different house types, which are vernacular in appearance,  
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3.39 

3.40 

3.41 

3.42 

3.43 

3.44 

will ensure that the new dwellings are not unduly prominent and have their own distinctive 
character that relates positively to Wreningham. It is therefore considered that the 
requirements of Policy 2 of the JCS, section 7 of the NPPS and policy DM1.4, DM3.9 and 
DM4.3 of the South Norfolk Local Plan and South Norfolk Place-Making Guide SPD have 
been met. 

Landscaping and Ecology 

Landscape and ecological proposals form an important aspect of design, as set out in 
South Norfolk Local Plan Policies DM4.8, DM4.9 and JCS Policies 1 and 2. This 
recognition of the critical role landscaping and ecology mitigation can have to the 
success of a scheme is re-iterated in section 11 of the NPPF. 

The development proposes the removal of the hedgerow that currently extends along 
the site frontage, abutting Church Road in order to allow for the requirement to form 
vision splays and a pedestrian refuge along the site frontage in the interests of 
highway safety, access and residential amenity. It is noted by the Landscape Officer 
and others that this hedgerow is an 'important' hedgerow as defined by emerging 
Development Management policy DM4.9 and as such its removal should be 
considered contrary to this policy. The applicant proposes the replacement of this 
hedgerow which, as the Landscape Officer recognises, will in time be of similar or 
greater ecological value to the site, however concern has been raised that its historic 
importance is irreplaceable. This consideration must be assessed in conjunction with 
the desire to provide a pedestrian refuge and TROD footpath along the site frontage 
and the requirement for appropriate visibility splays to be achieved across the site 
frontage. The Highways Officer has verbally advised that retaining the hedgerow and 
positioning a footpath within the site would not be acceptable and, in terms of the 
safety of users as well as the amenities of residents of the site, I do not consider this 
to be a suitable solution. Whilst recognising the status of the conflicting policies, I 
consider that in this instance greater weight should be afforded to the requirements of 
highway safety as the provision of appropriate viability splays and pedestrian refuge is 
site specific for development in this location. 

The application outlines the proposed planting for the site in general terms whilst the 
Arboricultural Impact Assessment sets out in greater detail the existing landscaping of 
the site and the impact of the development on these site features. This assessment 
concludes that whilst there will be some impact on the trees and hedgerows to be 
retained on the site the overall impact of the development would be 'neutral’. 

Policy WRE1 requires the development of the site to have regard for the tree protected by a 
Tree Preservation Order on the corner of the site. The Landscape Officer has confirmed 
that the tree is outside of the site boundary and that the proposals will result in no harm to 
the protected tree. 

In terms of landscape impact, comments have been expressed about the impact of the 
development on the open countryside and the rural character of the site. It is evident that 
there is a need to ensure the development has a defined relationship to the open 
countryside, particularly to the northern boundary whilst respecting the character of 
surrounding existing development. The northern boundary is proposed as a new native 
hedgerow and specimen trees with a ditch to the rear of the boundary giving a clear and 
defined edge to the development in this location. In considering this the Landscape Officer 
has confirmed that he has no objections to the proposals and it is considered that the 
layout has strong visual links to the surrounding countryside to the north, which provides a 
positive transition from build form to the countryside. 

Whilst raising concerns about the loss of the southern hedgerow and future management of 
the new frontage hedge, the Landscape Officer has not raised a concern about the 
remainder of the landscaping proposals. In summary, whilst the concerns are  
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3.45 

3.46 

3.47 

3.48 

3.49 

3.50 

3.51 

acknowledged, it is considered that the current scheme does not lead to significant harm in 
terms of landscape impact. I therefore consider that, subject to suitably worded conditions 
requiring the submission of a landscape planting scheme and a management plan, as well 
as the protection of those features to be retained on and adjacent to the site, this proposal 
accords with the principles of those policies outlined above. 

The application is also supported by an Ecology Survey. The survey concludes that the 
larger part of the existing site has a relatively low ecological value since it has been arable 
farmland for a number of years. The County Ecologist has carried out an assessment of the 
proposals and concluded that the ecological survey is comprehensive and adequately 
assesses the potential impacts of the proposed development on ecology. The ecologist has 
recommended that ecological enhancements in line with Section 5 of the Ecology Survey 
are conditioned as part of any decision. It is therefore considered that subject to 
compliance with appropriately worded conditions to secure these details as identified in 
section 5 of the ecology survey, that the impacts on ecology are acceptable. 

Residential amenity 

Policy DM3.14 of the South Norfolk Local Plan requires development to have regard to the 
impacts on residential amenity. 

Potential impacts on residential amenity of existing properties largely relate to those 
properties to the south of the site on Church Road. The design and position of the 
proposed dwellings along this boundary, which are set back from the road, are considered 
to be a sufficient distance from Church Road and screened by a proposed new hedge to 
prevent any direct overlooking or adverse impacts in terms of overshadowing of habitable 
rooms of the nearby residential properties. With regard to properties along the west and 
east boundaries of the site, the proposed dwellings are again a sufficient distance from the 
existing properties and are separated by an existing public footpath to the west and existing 
hedges along the site boundaries to prevent any undue loss of privacy. In respect of the 
amenities of existing nearby properties, it is therefore considered that the proposal is 
acceptable. 

In terms of the amenities of the future residents of the proposed dwellings, the relative 
position of the proposed dwellings is acceptable ensuring no adverse impact on amenity in 
terms of loss of light, outlook or privacy. Furthermore, the relationships between the 
proposed dwellings are sufficient that future owners will each have adequate levels of 
amenity in terms of outlook, privacy and light and have suitable sized and private amenity 
spaces. 

The scheme is therefore considered to comply with the requirements of Policy DM3.14 of 
the South Norfolk Local Plan that requires development to have regard to the impacts on 
residential amenity. 

Affordable Housing 

JCS Policy 4 requires 33% affordable housing with a mix of house types and tenure which 
meets local need. The application proposes 3 affordable dwellings in accordance with the 
policy. The Council’s Strategic Housing Officer has confirmed that the proposed mix and 
tenure is acceptable.  

Subject to a S106 to secure the affordable housing the proposal would accord with policy 4 
of the JCS and are therefore acceptable.  
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3.52 

3.53 

3.54 

3.55 

3.56 

3.57 

Heritage assets 

There are no listed buildings located within the application site and the site is not within a 
Conservation Area. The closest listed buildings to the site are Willy’s Croft, located to the 
southwest of Church Road and All Saints Church to the east of the site. The listed buildings 
are well screened from the site by virtue of other buildings and trees between it and listed 
buildings. The Listed Buildings Officer and Historic England have confirmed that the 
proposed development would not have any adverse impact on the setting of the heritage 
assets, including All Saints Church, which is separated by the new dwellings on Hethel 
Road. Whilst Historic England considers that the proposals could be improved by 
positioning dwellings directly onto Church Road, the Highways Officer has confirmed that 
this would not be an acceptable solution in terms of highway safety and the free flow of 
traffic. 

It is therefore considered that the development is acceptable in terms of policy DM4.11 of 
the South Norfolk Local Plan. 

Other matters 

Contamination 

Policy DM3.14 has regard to development and contamination. The Environmental 
Protection Officer has verbally confirmed that they have no objections to this planning 
application and has recommend that any approval includes a condition or informative note 
that in the event contamination that was not previously identified is found, it must be 
reported in writing immediately to the Local Planning Authority and a report submitted that 
includes results of an investigation and a risk assessment along with a remediation scheme 
to be agreed and carried out. Subject to the imposition of a condition or an informative note 
to have regard to contamination, it is considered that the proposal is acceptable and in 
accordance with policies DM3.14 of the South Norfolk Local Plan. 

Archaeology 

The applicant has undertaken trail trenching on the site as part of this planning 
application. This work concluded that there are archaeological features on the site 
which the Historic Environment Service have advised are of significant historical 
interest. As a consequence of this and to protect these heritage assets, a programme 
of archaeological works has been requested. Section 12 of the NPPF has regard to 
the historic environment, including features of archaeological interest, and it is 
considered that the proposal can be considered in accordance with this, subject to the 
application of these conditions. 

Energy and Water Efficiency 

Policy 1 and 3 of the JCS require the sustainable construction of buildings and the 
compliance with Code Level 4 for water conservation in addition to requiring 10% of the 
predicted energy requirements to be delivered by on site decentralised and renewable or 
low carbon energy. Precise details and compliance with the policy will be secured by 
condition. 

The applicant has indicated that this requirement will be met by air source heat pumps 
installed as part of the development proposals. It is suggested that full specification details 
for these units will be secured by condition in the interests of protecting the amenities of 
residents. Provision has been made for locating the ASHP units externally in rear gardens, 
screened from public view. 
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3.58 

3.59 

Section 106 Agreement and Community Infrastructure Levy (CIL) 

The application is liable for CIL and a liability notice would be issued with any consent 
granted. A draft S106 Agreement has been prepared and should consent be granted the 
S106 would need to be entered into to cover Affordable Housing. 

Financial Considerations 

Under Section 143 of the Localism Act the council is required to consider the impact 
on local finances. This can be a material consideration but in the instance of this 
application the other material planning considerations detailed above are of greater 
significance.  

4. 

4.1 

Conclusion 

The principle of the application is acceptable on this site allocation and is considered to represent 
a sustainable form of development. Whilst local concern has been raised about the scheme, it is 
considered that the proposals as amended, results in a scheme with its own distinctive character 
that relates positively to its surroundings and existing dwellings. It is therefore considered that the 
requirements of Policy 1, 2, 4 and 15 of the Joint Core Strategy and Local Plan Policies ENV9, 
IMP2, IMP6, IMP9 and TRA1 and Policy WRE1 of the Site Specifics Allocations and Policies 
Document have been met. All other matters are considered acceptable and subject to the 
imposition of conditions and a S106 obligation the application is recommended for approval. 

Contact Officer, Telephone Number 
and E-mail: 

Chris Watts 01508 533765 
cwatts@s-norfolk.gov.uk 
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