
 

 

 

 

 

 

 

 
 

 

Land South of Hall Road,  
Blofield Heath, Norwich NR13 4DB 

 
 

Planning, Design and Access Statement 
 
 

to support an application for outline planning permission 
for eight dwellings 

 

June 2017 
 
 
 
 
 
 
 
 
 
 

 
Prepared on behalf of  
Blofield Nurseries Ltd. by:  
Small Fish  
www.smallfish.org.uk 

 

 
 

Copyright © Small Fish 2017 

http://www.smallfish.org.uk/
sxbla
1



Land South of Hall Road  Planning, Design & Access Statement 
Blofield Heath, NR13 4DB   June 2017 

 

 

 

 1 

 

1 Introduction and Summary  
This Planning, Design and Access Statement is provided in support of the application for outline 
planning permission with all matters reserved for the development of eight bungalows with 
parking and gardens on a 0.8-hectare parcel of land south of Hall Road in Blofield Heath. Six of the 
bungalows are market dwellings, whilst the other two are affordable housing. 
 
This Planning, Design and Access Statement covers those planning policies that are considered 
relevant to the development proposal at the national and local levels, showing how the proposal 
is consistent with and meets the relevant policy requirements of the National Planning Policy 
Framework (NPPF), the Joint Core Strategy (JCS) for Broadland, Norwich and South Norfolk, the 
Broadland Development Management DPD (BLP), and the Blofield Parish Neighbourhood Plan 
(BPNP), and as such should be granted planning permission. 
 

The proposed development site is previously developed (brownfield) land and currently hosts a 
series of glasshouses and polytunnels as part of the wider Blofield Nurseries Ltd. site. The 
businesses’ site is currently landlocked from expansion and the owner wishes to expand the 
business as a whole by purchasing a second site on which to set up additional wider horticultural 
operations. However, this expansion can only be made possible through the achievement of 
planning permission on the proposed development site, the proceeds from which will be used to 
purchase a secondary site on which operations can be expanded and modernised. The proceeds 
will also be used to upgrade the glasshouses on the remaining part of the existing site to make 
them more energy efficient in order to ensure it remains viable. 
 

The proposed development site is outside of the adopted settlement limit as shown in the 
Broadland Site Allocations DPD (2016) for Blofield Heath, which is only 300 metres away to the 
north. However, in light of the lack of a five year supply of housing land in the Norwich Policy Area 
(NPA), this factor should be given very limited weight and the key test is whether or not the 
adverse effects of the development significantly and demonstrably outweigh the benefits that the 
development proposal will bring.   
 
The addition of eight new dwellings will make a contribution to the housing supply and this benefit 
should be given significant weight in view of the housing supply shortage, the large degree of housing 
under-delivery in recent years in the NPA, and the pre-eminence that boosting the supply of housing 
is given in the NPPF. 
 
The proposed development site is an under-performing part of Blofield Nurseries with several 
glasshouses and polytunnels. It is therefore brownfield or previously developed land. Permitting 
housing on the site will consequently reduce pressure on greenfield land to accommodate new 
housing in the village and district. The recently published Housing White Paper places considerable 
emphasis on the need to make the best use of brownfield land and this benefit should be given 
moderate weight. It is also worth noting that the site meets all of the regulatory criteria for being 
included in the Brownfield Register and as such may be granted automatic permission in principle in 
the future. It therefore seems prudent to allow housing on the site now, when it is so badly needed. 
 
The housing proposed will provide a mix of dwellings that will help to provide for the needs of the 
community. In particular, two (25%-30%) of the dwellings will be affordable homes and the 
chronic need for affordable homes is especially pronounced. This provision is being made despite 
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the application being a minor development for fewer than 10 homes and is therefore not required 
to provide affordable housing. Both of the affordable homes will be bungalows that meet Building 
Regulations Part M Level 3 accessibility standards for wheelchair users, so will be highly suitable 
for older or disabled people on the housing register. The scheme will also include six market 
bungalows which will be accessible and adaptable for occupants with different needs, including 
older or disabled people and designed to meet the Lifetime Homes standard to meet the changing 
needs of occupants over time. As there appears to be no positive or proactive policy in the 
development plan for meeting the needs of older or disabled people, this benefit should be given 
significant weight. 
 
Being a small proposal of only eight dwellings, the proposal will support smaller builders. This is a 
Government priority that has been emphasised in the recent Housing White Paper and a string of 
ministerial statements, and should be given moderate weight. Similarly, it will provide work and 
income to a number of local people and businesses, such as architects, tradespeople, construction 
suppliers etc. As a small proposal, it will almost certainly be built out by a small developer and will 
be of a traditional bespoke design in keeping with the local character and appearance of the area.  
 
The proposal is unlikely to adversely affect any of the key characteristics or assets within the 
landscape character type it lies within, and is very well screened from the wider landscape by existing 
natural boundary features that will be retained or realigned. Overall, there will be a minor landscape 
benefit as a result of removing the large obtrusive and reflective glasshouses and replacing them 
with significantly less conspicuous bungalows with wider spacing. No productive agricultural land 
will be lost as a result of the development proposal and there are unlikely to be any contamination 
issues, as the site has only ever been in horticultural or arable uses. 
 
Traffic generated by the development will be modest, and the sustainable transport options to and 
from the site will help to reduce reliance on the car. The proposal will also not adversely impact on 
the safety or functioning of the highway. Transport improvements are proposed, such as passing bays 
to aid vehicle movements on Hall Road, which will result in an improvement over the existing 
situation. Visibility improvements at the junction of Hall Road and Woodbastwick Road are also 
proposed. The Applicant supports the Parish Council’s vision to provide a village entrance to the 
south of Blofield Heath and the proposal includes provision for a £10,000 financial contribution 
towards the delivery of a Blofield Heath village entrance, including the potential extension of the 
30mph limit southwards on Woodbastwick Road.  
 
As local services and public transport are all within walking or cycling distance, future residents are 
likely to walk or cycle to them, which will help to meet a number of social and environmental 
objectives including the promotion of a healthy and active lifestyle and the creation of opportunities 
for interaction with other villagers, which in turn will promote greater community cohesion and the 
mitigation of greenhouse gases from vehicles. Given that the future occupiers are likely to make use 
of the local services in the village, such as the shop, this will help to maintain the viability of these 
services and enhance the vitality of the village itself. 
 
The development proposal is entirely within Flood Risk Zone 1, meaning there is a low probability of 
flooding on the site and also that all uses of land, including residential development as proposed, are 
appropriate. The development proposal is not within, adjacent to or near to any internationally or 
nationally designated sites of nature conservation value (or potential sites). There should be no 
adverse impacts on ecology and the planting of native species hedgerows for the internal plot 
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boundaries will likely have a minor ecological benefit.  Furthermore, there will be no adverse impact 
on neighbour amenity or on any heritage assets.  
 
This Planning, Design and Access Statement establishes that the principle of the development 
proposal is acceptable, as there are no adverse impacts that would significantly and demonstrably 
outweigh all of the benefits the proposal will bring, which are summarised as follow: 
 
Economic Benefits 

 Provides good access to economic and employment opportunities in the village as well as 
the Thorpe St Andrew/Postwick Hub area and Norwich.  

 Will provide work and income to a number of local people and businesses, such as 
architects, builders and other tradespeople, construction suppliers etc.  

 The proposal will enable a local business to expand to a second site and support the 
creation of new jobs.  

 Will help to maintain the viability of local services.  

 The site will likely be developed by a small builder - a Government priority. 

 Grant of New Homes Bonus to the Council, as well as additional council tax.  
 

Social Benefits 

 Eight additional dwellings in this area will help the Council to meet its housing supply 
requirements, a material consideration of significant weight.  

 The proposal provides a higher than required level of affordable housing (25-30%), including 
two wheelchair accessible bungalows suitable for disabled and/or older people. 

 The provision of eight bungalows suitable for older/disabled people - two affordable 
bungalows meeting Building Regulations Part M Level 3 wheelchair user compliant, and six 
market bungalows which will be accessible and adaptable for older/disabled people. 

 The proposal will contribute towards the delivery of a new village entrance gateway.   

 The proposal incorporates transport improvements which will benefit all road users. 

 Future occupiers will be able to walk or cycle to local services, thereby bringing health 
benefits as well as wider social cohesion benefits. 

Environmental Benefits 

 The use of brownfield land will help to reduce pressure for housing development on 
greenfield land.    

 The internal plots will be separated by native species mixed hedgerow, which should bring 
about a minor habitat improvement within the site. 

 There will be a landscape benefit as a result of removing the large obtrusive and reflective 
glasshouses and replacing them with significantly less conspicuous bungalows with wider 
spacing. 

 
In terms of adverse impacts, the only potential minor harm is that the proposed development site 
is marginally outside of the settlement boundary and therefore slightly detached from the core of 
the village. The Applicant believes that this is neutralised to a large extent by the fact that there 
are existing dwellings adjacent to the site, as well as large commercial glasshouses, and the 
proposed dwellings will replace these substantial and obtrusive glasshouses. Overall, the impact is 
not likely to be significant. However, even if this is seen to be harmful, it is significantly and 
demonstrably outweighed by the myriad of benefits the proposal offers and, as such, the 
application should be approved.   
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2 Housing Supply  
A key area of policy for this application is that of housing supply, which is currently below the 
required 5 years in the NPA. This section of the Planning, Design and Access Statement sets out 
that because of this the housing supply policies of the development plan, such as development 
boundaries, are considered to be out-of-date and can be given only limited weight in the planning 
balance. Furthermore,  the lack of a five year supply of housing land automatically triggers the 
application of the fourth bullet of NPPF Paragraph 14 - the presumption in favour of sustainable 
development - and any policy which has contributed toward the under-supply of housing land 
should be given reduced weight. 
 

2.1 Current NPA Housing Supply 
Paragraph 47 of the NPPF aims, “to boost significantly the supply of housing.” This has been 
interpreted by planning appeal decisions and high court judgements as a key aim of national 
planning policy that has to be given important and significant weight. This importance was 
confirmed by the Supreme Court in May 2017, in the case of Suffolk Coastal District Council 
(Appellant) v Hopkins Homes Ltd and another (Respondents) Richborough Estates Partnership LLP 
and another (Respondents) v Cheshire East Borough Council (Appellant). 
 
In Paragraph 76 of the Supreme Court decision it concluded that: 

 
“In relation to housing, the objective of the Framework is clear. Section 6, “Delivering a 
wide choice of high quality homes”, deals with the national problem of the unmet demand 
for housing. The purpose of paragraph 47 is “to boost significantly the supply of housing”. 
To that end it requires planning authorities (a) to ensure inter alia that plans meet the full, 
objectively assessed needs for market and affordable housing in the housing market area, 
as far as is consistent with the policies set out in the Framework.”  

 
As part of the key objective of boosting the housing supply, Paragraph 47 of the NPPF requires 
local authorities to identify and annually update a five year supply of housing sites. The latest 
Annual Monitoring Report (January 2017) for Greater Norwich explains that the housing supply for 
the NPA, where the development proposal under consideration here is located, remains below 5 
years. It is widely recognised that the Greater Norwich local planning authorities are concerned 
about this situation and have been making significant concerted efforts to improve the housing 
supply in the NPA, most notably Broadland Council itself.  
 

2.2 Effect of the housing supply situation 
Paragraph 49 of the NPPF states that:  

 
“Housing applications should be considered in the context of the presumption in favour of 
sustainable development.  Relevant policies for the supply of housing should not be 
considered up-to-date if the local planning authority cannot demonstrate a five- year supply 
of deliverable housing sites.” 

 
The “presumption” is contained in Paragraph 14 of the NPPF and includes: 
a. approving development proposals that accord with the development plan without delay.  
b. where the development plan is absent, silent or relevant policies are out of date, granting 
permission unless: 

i. any adverse impacts “would significantly and demonstrably outweigh the benefits, when 
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assessed against the policies in this Framework as a whole”. This is known as the “tilted 
balance” in favour of granting permission; or 
ii. specific policies in the NPPF indicate development should be restricted, which include 
those policies under footnote 9, such as SSSIs, Local Green Spaces, Green Belt or AONBs. 

 
As there is not currently a five year supply of housing land within the NPA, housing supply policies 
are considered to be out-of-date and should be given limited weight in the determination of this 
application. There has been much debate as to what is and is not a housing supply policy. The 
Supreme Court made an important ruling on this issue in May 2017, concluding that housing 
supply policies should be those that direct where and in what quantity housing should be 
delivered. It also concluded that: 
 

"The important question is not how to define individual policies, but whether the result is a 
five-year supply in accordance with the objectives set by paragraph 47. If there is a failure 
in that respect, it matters not whether the failure is because of the inadequacies of the 
policies specifically concerned with housing provision, or because of the over-restrictive 
nature of other non-housing policies. The shortfall is enough to trigger the operation of the 
second part of paragraph 14." 

 
This suggests that whether a policy is or is not a housing supply policy is largely irrelevant 
and “unnecessary”. The “important question” is whether there is a five year land supply in 
accordance with Paragraph 47 of the NPPF and “it matters not whether [a failure to have a five 
year land supply] is because of the inadequacies of the policies specifically concerned with housing 
provision, or because of the over restrictive nature of other non-housing policies”. The “shortfall is 
enough to trigger the operation of the second part of paragraph 14”.  
 
Therefore, where there is not a five-year supply of housing land, the fourth bullet of NPPF 
Paragraph 14 is triggered and the decision-maker will need to have regard to the extent to which 
particular policies of the development plan are the reason for the under-performance when 
deciding what weight to give to those policies in the application of the Paragraph 14 “tilted 
balance” - regardless of whether they are housing supply policies or not. Essentially any 
development plan policies that have a potentially causal relationship with a housing land supply 
that falls below five years could be given a reduced weighting in that planning balance. 
 
As the Supreme Court explained: 

 
“……..it is not necessary to label other (non-housing supply) policies as “out-of-date” merely 

in order to determine the weight to be given to them under paragraph 14……Restrictive 
policies in the development plan (specific or not) are relevant, but their weight will need to 
be judged against the needs for development of different kinds (and housing in particular), 
subject where applicable to the “tilted balance”.” 

 
Paragraph 79 of the judgement explains further that: 

 
“Among the obvious constraints on housing development are development plan policies for 
the preservation of the greenbelt, and environmental and amenity policies and designations 
such as those referred to in footnote 9 of paragraph 14. The rigid enforcement of such 
policies may prevent a planning authority from meeting its requirement to provide a five-
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years supply.”  
 

The judgement also states that “If a planning authority that was in default of the requirement of a 
five-years supply were to continue to apply its environmental and amenity policies with full rigour, 
the objective of the Framework could be frustrated.” 
 
The Supreme Court also ruled that all policies, where relevant, need to be considered in that 
planning balance, and not just environmental or amenity policies. The specific requirement of 
NPPF Paragraph 14 regarding the tilted balancing exercise is considered in Section 7 of this 
Planning, Design and Access Statement. 
 
The second requirement within Paragraph 14 of the NPPF is that permission should be granted 
unless specific policies in the NPPF indicate the development should be restricted and these policies 
give definition to the concept and meaning of ‘sustainable location’. As shown in this Planning, 
Design and Access Statement, the NPPF provides no specific policies that would justify a restriction 
of the development proposal in spatial or locational terms, particularly in regards to those specific 
examples given in the NPPF as to where this would apply (Footnote 9). For example, the 
development proposal is not within, nor will it impact on, any site designated under the Birds and 
Habitats Directive; is not within or near to a Site of Special Scientific Interest; is not on land 
designated as Green Belt; and is not within an Area of Outstanding Natural Beauty, Heritage Coast 
or within a National Park. As such, the development proposal is not restricted by any spatially 
specific policy within the NPPF, as these are not applicable to the proposed development’s location. 
Therefore, by NPPF standards the location should be considered sustainable in spatial terms. 
 

2.3 Reduced weighting of local policies 
Many policies directly or indirectly affect the availability of developable land and therefore affect 
the housing supply. Policies such as Policy GS2 in the Broadland Local Plan (BLP) and JCS Policy 17 
impose constraints on the housing supply by constraining the supply of developable land. 
However, many policies are used to refuse planning permission and so are causally related to the 
unfortunate situation with the housing supply. It therefore follows that all such policies are likely 
to have a reduced weighting, to varying degrees. 
 
Below is a list of some of the local development plan policies that would ordinarily be most 
relevant to the principle of this development proposal and given full weight but which, as either 
housing supply policies, common reasons for refusal, or as constraints on housing land, should be 
afforded less weight to varying degrees: 
 

 JCS Policy 2: Promoting good design 

 JCS Policy 4: Housing delivery 

 JCS Policy 6: Access and transportation 

 JCS Policy 9: Strategy for growth in the Norwich Policy Area 

 JCS Policy 10: Locations for major new, or expanded, communities in the Norwich Policy 
Area 

 JCS Policy 15: Service Villages 

 JCS Policy 17: Smaller rural communities and the countryside 

 BLP Policy GC2: Location of new development 

 BLP Policy EN2: Landscape 

 Broadland Site Allocations DPD – development boundaries therein 
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 BPNP Policy ENV 6: Distinct Villages 
 
Although they may be subject to reduced weighting in the planning balance, the position of this 
development proposal regarding such policies in the JCS, BLP and BPNP is explained in further 
detail within this Planning, Design and Access Statement, which shows that the development 
proposal is very consistent with the overall aims of such policies and with the development plan 
overall and the Applicant is hopeful that the proposal will be considered positively by the Council.  
 

2.4 Housing White Paper 2017  
Paragraph 50 of the NPPF requires local planning authorities to: 
 

“plan for a mix of housing based on current and future demographic trends, market trends 
and the needs of different groups in the community (such as, but not limited to, families 
with children, older people, people with disabilities, service families and people wishing to 
build their own homes.”  

 
The Housing White Paper makes this need clearer in Paragraph 116, which states: 
 

“We propose to strengthen national policy so that local planning authorities are expected 
to have clear policies for addressing the housing requirements of groups with particular 
needs, such as older and disabled people.”  

 
Elsewhere, the White Paper explains that the housing requirements for such groups should be 
objectively assessed. The prevailing development plan is not underpinned by a clear 
understanding of the housing need for such groups, and neither does it appear to have any 
positive or proactive plans to meet such a need.    
 
The proposal includes eight bungalows which will be highly suitable for older or disabled people. In 
the absence of a known need or any policies to deliver the need for this type of housing, this 
benefit should be given significant weight. 
 
The Housing White Paper, in an attempt to improve housing delivery by diversifying the 
construction sector, aims to support and promote smaller builders, particularly as these have been 
in such decline in recent years. This follows on from a number of Ministerial Statements and 
initiatives. The decline is as true locally as it is nationally, in part because of the way the local 
planning authorities have unintentionally squeezed smaller builders through excluding small sites 
from the allocations process. The proposal, being for just eight dwellings, will be highly suitable for 
a small local builder; just the sort that needs support and encouragement. 
 
The Housing White Paper talks about “maximising the contribution from Brownfield” land. In 
paragraph 1.24 it states, “We must make as much use as possible of previously-developed 
(‘brownfield’) land for homes – so that this resource is put to productive use, to support the 
regeneration of our cities, towns and villages, to support economic growth and to limit the 
pressure on the countryside.” The proposal is fully consistent with this statement of ministerial 
ambition and intent. Paragraph 1.25 says that, “the presumption should be that brownfield land is 
suitable for housing unless there are clear and specific reasons to the contrary (such as high flood 
risk).” There are no such specific reasons with regard to this proposal and this benefit should be 
given significant weight.  
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2.5 Housing delivery 
Due to a range of factors and circumstances, many beyond the control of the local planning 
authorities in Greater Norwich, the delivery of new housing in the NPA since 2009/10 has been 
around half the minimum11 that is required.  
 
According to the Institute of Economic Affairs (March 2015), the under delivery of housing over a 
number of years has resulted in the following consequences: 
 

 High housing costs and associated unaffordability 

 Reinforcement of economic and social inequalities 

 Depression of living standards, especially amongst the least well off 

 Increased reliance on housing benefit 

 Poor matching of skills and jobs and disruption to labour market catchments 
 
The Government clearly places a high value on the provision of new housing, as indeed do the 
local planning authorities in Greater Norwich and this has been reinforced in the recent Housing 
White Paper. Eight new homes in the NPA, especially in such a sustainable location, should 
therefore be welcomed and given significant weight in the planning balance. This should add to 
the weight in favour of the proposal, as it will help not only with the housing supply, but with 
delivery too, which is far more certain for this proposal which is ideal for smaller local builders 
who generally have a good track record of delivery, as their livelihood depends on getting on with 
building new homes. 
 

  

                                                        
11 The JCS housing targets are the minima that need to be delivered 
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3 National Planning Policy Framework 
 

3.1 Core Planning Principles 

3.1.1 Paragraph 17 
The proposed development site encompasses commercial glasshouses and polytunnels for a 
nursery business and therefore is previously developed, or brownfield, land. Paragraph 17 of the 
NPPF, which sets out the core planning principles that underpin decision-making, specifically seeks 
to “encourage the effective use of land by reusing land that has been previously developed 
(brownfield land) provided that it is not of high environmental value”. 
 
As will be seen throughout this Planning, Design and Access Statement, but more specifically in 
Section 3.8 and Section 5.2, the site is not of high environmental value. It does not lie within any 
nationally or locally designated landscape area. It does not encompass, nor is it near to any 
internationally, nationally or locally designated nature conservation sites, nor does it host any 
protected species or habitats. It also does not contain, nor is it near to, any designated heritage 
assets. The site is in Flood Risk Zone 1 and therefore is not at risk of flooding. Overall, the 
environmental value of the site is negligible to nil.  
 

3.2 Section 1: Building a strong, competitive economy 

3.2.1 Paragraph 18 
The Government places a high value on economic growth and the creation of jobs. It sees house 
building as a key component of this. The proposal will provide support to the local economy as it 
will require local architects, builders and other tradespeople to build the dwellings. This 
application is for only eight dwellings, and so will be highly suitable for small local builders and 
tradespeople rather than larger developers, and indeed a small local builder has already expressed 
a serious interest in the site, should outline planning permission be granted.  
 
The Government recognises the need to help small to medium, as well as new, house building 
firms. In the last 25 years, the number of firms building between 1 and 100 units a year has fallen 
significantly. Over recent years it has launched a number of initiatives that aim to support smaller 
builders. The Housing White Paper has again emphasised the need to support smaller builders, 
partly as a way to diversify the housing market which is now too dominated by the larger volume 
house building companies. This will be through the Accelerated Construction programme, and 
helping small and medium-sized builders access the loan finance they need such as through the 
Home Building Fund. This, as a statement of Government policy and intent, is a material 
consideration.  

Furthermore, the proposal will enable a small local business, Blofield Nurseries Ltd., to expand its 
operations to a second site. The glasshouses within the proposed development site are not overly 
productive and can be closed without any significant impact on the operations of the existing 
business. No jobs at the Blofield Heath site will be lost as a result of the closure of these two 
glasshouses and the grant of planning permission will provide the company with the capital it 
needs to expand its operation to a second site as well as modernise and make more sustainable 
the existing operations. It is estimated that the second operation will create somewhere in the 
region of 3 to 5 new jobs, in addition to those retained at the Blofield Heath site.  
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3.3 Section 3: Supporting a prosperous rural economy 

3.3.1 Paragraph 28 
The proposal will support economic growth in a rural area. It will also support the retention of 
local services, as the future occupiers are highly likely to make use of the available local services in 
Blofield Heath, as well as those in Blofield. The Government’s Planning Practice Guidance (PPG) 
identifies a number of local services that are important for the vitality of rural settlements. The 
PPG sets out that these are “schools, local shops, cultural venues, public houses and places of 
worship. Rural housing is essential to ensure viable use of these local facilities”. Most of these are 
available in Blofield Heath, with others nearby, and this proposal will help to support them. 

Furthermore, the proposal will enable a small local business, Blofield Nurseries Ltd., to expand its 
operations to a second site. The glasshouses within the proposed development site are not overly 
productive and can be closed without any significant impact on the operations of the existing 
business. No jobs at the Blofield Heath site will be lost as a result of the closure of these two 
glasshouses and the grant of planning permission will provide the company with the capital it 
needs to expand its operation to a second site, as well as modernise and make more sustainable 
the existing operations. It is estimated that the second operation will create somewhere in the 
region of 3 to 5 new jobs, in addition to those retained at the Blofield Heath site.  
 

3.4 Section 4: Promoting Sustainable Transport 

3.4.1 Paragraphs 29 and 34 
The availability and accessibility of services is considered in detail in the separate accompanying 
Transport and Access Analysis report. Many planning application decisions have elevated the area 
of sustainable access to services to that of primary importance, outweighing all other policy areas. 
That is, many planning applications are refused simply because they do not have especially good 
sustainable transport access to services. As the introduction to this policy area, Paragraph 29 of 
the NPPF is important as it sets the tone and intention of the policy area. It begins with: 

“Transport policies have an important role to play in facilitating sustainable development 
but also in contributing to wider sustainability and health objectives.”  

This sets out that although sustainable transport contributes to sustainable development, what 
defines sustainable development is wider than just transport considerations as there are other 
sustainability objectives. This is different to making it the be all and end all of sustainability. 
Furthermore, there follows an important caveat; the final sentence states: 

“However… opportunities to maximise sustainable transport solutions will vary from urban 
to rural areas”. 

This effectively sets out that, in rural areas, the opportunities for sustainable transport are 
expected to be more modest. It follows that in rural areas, sustainable transport can be expected 
to contribute less to the overall aim of sustainable development. Although the site is well located 
so as to enable a number of trips to be undertaken using sustainable transport modes (see the 
accompanying Transport and Access Analysis report for more detail), it is likely that some trips will 
be undertaken by car, as they will be in almost any development in rural Broadland. 

A further caveat to the aim of promoting sustainable transport is captured by Paragraph 34 of the 
NPPF. This explains that the need to locate development so as to maximise the use of sustainable 
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transport applies essentially to developments that generate significant amounts of transport 
movements. Even then, Paragraph 34 goes on to suggest that this will depend on other policies, 
especially those for rural areas, presumably policies such as supporting a prosperous rural 
economy (Section 3 of the NPPF), as well as Paragraph 29.  

The proposal will not generate significant amounts of movement (again, see the accompanying 
Transport and Access Analysis report for more detail). The NPPF sets out that, “all developments 
that generate significant [our emphasis] amounts of movement should be supported by a 
Transport Statement or Transport Assessment.” This implies that developments that do not 
require a Transport Statement or Transport Assessment do not, by definition, generate significant 
amounts of movement. The thresholds triggering the requirement for such an assessment or 
statement are set out in Appendix B: Indicative thresholds for transport assessments in Guidance 
on Transport Assessment (2007). This shows that the lowest threshold for residential development 
is 50 units; anything below this requires no assessment of any kind. That is, proposals of fewer 
than 50 units are not seen as generating significant amounts of movement. Therefore, there is no 
requirement against this policy for the proposal to be located with a view to maximising the use of 
sustainable transport. 

A key point in the above is that the promotion of sustainable transport is just one consideration to 
be taken into account of the planning balance and is certainly not an overriding consideration, as 
Paragraph 34 suggests that the maximisation of sustainable transport, even for developments that 
generate significant movements, needs to be balanced against other policy areas. Indeed, the 
NPPF sets out in specific parts of the document where its policies are elevated to a higher and 
more important level than others. These are denoted by the phrases significant weight, great 
weight or substantial weight. These terms are not used in the transport chapter. 

Furthermore, in transport terms, the NPPF does not provide any specific requirements as to 
whether or not a location is considered sustainable in terms of the types of travel opportunities 
and distances, particularly for small developments that will not generate significant movements, 
as is the case here. The proposed development will not generate the significant car movements 
that would cause the scheme to conflict with the aim of the NPPF to minimise the need to travel 
and maximise the use of sustainable transport, as described in NPPF Paragraph 34. Indeed, even if 
a car were to be used for some trips, the journey distances involved for many purposes can be 
expected to be short given the availability of other local services in villages such as Brundall; even 
the outskirts of Norwich around the Postwick Hub and the Park and Ride is only 6km away. 

In an allowed appeal in South Norfolk16 in a less accessible rural location for a single dwelling, the 
Planning Inspector concluded that: 

“the site would not generate significant movements that would cause the scheme to 
conflict with the aim to minimise the need to travel and maximise the use of sustainable 
transport, as described in NPPF paragraph 34…In terms of its location, and having regard to 
its scale, I conclude that the scheme would not have a significant impact on the interests of 
sustainability as expressed in the NPPF”. 

This suggests that a key test of sustainability in terms of the NPPF, beyond the spatially specific 
restrictions, is whether or not the proposed development is likely to generate “significant” 
transport movements. 

                                                        
16 Reference APP/L2630/A/13/2202187, 18 December 2013, Paragraph 7. 
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As already explained, access to services is just one policy area to be considered. In another 
allowed appeal17, the Inspector considered that the local planning authority had undertaken a 
“tick-box” exercise when assessing if a development proposal was sustainable or not, and had 
relied heavily on whether new occupiers would be able to access facilities by methods of transport 
other than the car. She agreed with the Inspector in another appeal in Clitheroe, Ribble Valley18 
that “a proposal can be a sustainable one even if it suffers from limitations in terms of 
accessibility.”  This is because of the planning balance that has to be part of the judgment, which 
takes into account the benefits of the development, as well as any harm. The assessment of the 
planning balance for the proposed development can be found in Section 7.  

3.4.2 Paragraph 30 
Although it is the case that sustainable access to services is not an overriding consideration, the 
Applicant nevertheless believes that sustainable access from the proposed development site to a 
range of local services by sustainable transport modes is good, especially in the context of a village 
environment. This is set out in detail in the separate accompanying report entitled Transport and 
Access Analysis. 

3.4.3 Paragraph 32 
The development proposal will not generate ‘significant’ amounts of movement as it proposes only 
eight dwellings. As such, a Transport Statement or Transport Assessment is not required and has 
not been submitted. Nevertheless, the accompanying Transport and Access Report fulfils a similar 
function.  
 
The proposal will not generate significant amounts of movements, and the residual cumulative 
impacts are highly unlikely to be severe. Therefore, the development proposal should not be 
refused on transport grounds, in accordance with the NPPF.  

3.4.4 Paragraph 35 
The accompanying Transport and Access Analysis report explains how the location of the 
development will give a number of opportunities for travel by sustainable modes of transport.  

3.4.5 Paragraph 36  
The proposal will not generate significant amounts of movement as explained above and so a 
Travel Plan is not required, according to Appendix B: Indicative thresholds for transport 
assessments in Guidance on Transport Assessment (2007). 
 
 

3.5 Section 6: Delivering a wide choice of high quality homes 

3.5.1 Paragraphs 47, 49 and 50 
Consideration of these policy areas is set out in detail in Section 2.  

3.5.2 Paragraph 55 
The aim of Paragraph 55 is to “promote sustainable development in rural areas” and to achieve 
this “housing should be located where it will enhance or maintain the vitality of rural 
communities”. To this end, new isolated homes in the countryside should be avoided, presumably 
because they do not represent sustainable development in rural areas. The term “isolated” is not 

                                                        
17

 Appeal Ref: APP/R0660/A/13/2192192 
18 Appeal Ref: APP/T2350/A/11/2161186, Paragraph 27.  
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defined in the NPPF, but planning inspectors have defined it using the dictionary definition of 
lonely or remote. 
 
The proposed development site is just outside of the service village of Blofield Heath, with existing 
residential neighbours immediately to the west. The development proposal is also only 300 metres 
from the Blofield Heath settlement limit, which is just a short 4 minute walk away along extremely 
quiet rural lanes. It is also within safe and reasonable walking or cycling distance of the village 
services, and the occupiers are highly likely to make use of those services, thereby adding to the 
vitality of the village (see the accompanying Transport and Access Analysis report). By any 
definition of isolated, the site does not qualify as being isolated and the development proposal is 
therefore not required to meet the Paragraph 55 exception criteria.  
 

3.6 Section 7: Requiring Good Design  

3.6.1 Paragraph 58  
The development proposal will function well and add to the overall quality of the area, particularly 
as it will represent a significant visual improvement in comparison to the glasshouses and 
polytunnels that are currently within the site.  
 
The development proposal’s location is adjacent to a cluster of existing dwellings which are clearly 
visible from Hall Road/Holly Lane. Although the design details remain reserved, the development 
proposal is unlikely to adversely affect the sense of place, as it will almost certainly be of a high-
quality bespoke design due to its small size.   
 
The proposed dwellings will be in keeping with the surrounding styles – this is of individually 
designed and developed detached properties of a traditional vernacular. The development 
proposal will respect the local distinctiveness of the area, which is characterised by detached 
dwellings in relatively spacious semi-rural plots. The proposed layout and design will therefore be 
in keeping with the context of the existing housing on Hall Road. 
 
The existing context of the immediate area was used to inform the proposed development to 
ensure that it was in keeping with the character, scale, and spacing of the existing development 
context and therefore will not look out of place. 
 
In this setting, taking account of other dwellings nearby, the scheme would not have a significant 
adverse impact on the character and appearance of its surroundings. 
 

3.7 Section 10:  Meeting the challenge of climate change, flooding and coastal 
change (with some matters reserved) 

3.7.1 Paragraph 95  
As shown in the accompanying Transport and Access Report, the development proposal is well 
located to facilitate access to services via sustainable modes of transport, and as such will help 
to reduce greenhouse gas emissions from transport. 

3.7.2 Paragraph 100 
The development proposal is in Flood Risk Zone 1, meaning there is a low probability of 
flooding on the site and also that all uses of land are appropriate.  
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3.8 Section 11: Conserving and enhancing the natural environment 

3.8.1 Paragraph 109 
The development proposal will not contribute to or be at risk from unacceptable levels of soil, 
air, water or noise pollution, or land instability. The historic and most recent land use is 
horticulture, which is unlikely to have led to any contamination issues. The proposal is 
accompanied by a Sensitive End Use Questionnaire.  

3.8.2 Paragraph 111 
The proposed development site encompasses commercial glasshouses and polytunnels for a 
nursery business and therefore is previously developed, or brownfield, land. Paragraph 17 of the 
NPPF, which sets out the core planning principles that underpin decision-making, specifically seeks 
to “encourage the effective use of land by reusing land that has been previously developed 
(brownfield land) provided that it is not of high environmental value”. 
 
As will be seen throughout this Planning, Design and Access Statement, but more specifically in 
Section 3.8 and Section 5.2, the site is not of high environmental value. It does not lie within any 
nationally or locally designated landscape area. It does not encompass, nor is it near to any 
internationally, nationally or locally designated nature conservation sites, nor does it host any 
protected species or habitats. It also does not contain, nor is it near to, any designated heritage 
assets. The site is in Flood Risk Zone 1 and therefore is not at risk of flooding.  
 
Overall, the environmental value of the site is negligible to nil and the proposal makes effective 
use of previously developed brownfield land, thus reducing pressure to build new homes on 
greenfield sites with a higher environmental value.  

3.8.3 Paragraph 112  
The proposed development site is classified as Grade 2 agricultural land. However, as previously 
developed land the site has not been agricultural use since at least the 1970s, and therefore no 
productive agricultural land will be lost as a result of the development proposal.  

3.8.4 Paragraph 116 
The development proposal is not within any nationally designated landscape area. 

3.8.5 Paragraph 118  
The development proposal is not within, adjacent to or near to any internationally or nationally 
designated sites of nature conservation value (or potential sites) and therefore will not 
adversely affect any Special Area of Conservation, Special Protection Area, Ramsar, ancient 
woodland or Site of Special Scientific Interest. 
 

3.9 Section 12: Conserving and enhancing the historic environment   
There are no listed buildings in the vicinity of the proposed development site, the nearest being 
some 1.25 km to the west. The proposal is therefore highly unlikely to have any impact on any 
listed buildings or their settings.   
 
The proposed development site is not near to any known designated or non-designated 
archaeological areas, Scheduled Ancient Monuments or Conservation Areas.  
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4 Joint Core Strategy for Broadland, Norwich and South Norfolk 
 
4.1 Policy 1:  Addressing climate change and protecting environmental 

assets 
As shown in the accompanying Transport and Access Analysis report, the development 
proposal is located in such a way as to facilitate access to services via sustainable modes 
of transport and as such will minimise greenhouse gas emissions from transport. 
 

The development proposal is in Flood Risk Zone 1, an area with the lowest probability of 
flooding, and is therefore located to minimise flood risk. 
 

The development proposal is not within, adjacent to or near to any internationally or 
nationally designated sites of nature conservation value (or potential sites) and therefore 
will not adversely affect any Special Area of Conservation, Special Protection Area, Ramsar, 
ancient woodland or Site of Special Scientific Interest. 
 

4.2 Policy 2: Promoting good design  
The development proposal’s location is adjacent to a cluster of existing dwellings which are 
clearly visible from Hall Road/Holly Lane. Although the design details remain reserved, the 
development proposal is unlikely to adversely affect the sense of place, as it will almost 
certainly be of a high-quality bespoke design due to its small size.   
 
The proposed dwellings will be in keeping with the surrounding styles – this is of individually 
designed and developed detached properties of a traditional vernacular. The development 
proposal will respect the local distinctiveness of the area, which is characterised by 
detached dwellings in relatively spacious semi-rural plots. The proposed layout and design 
will therefore be in keeping with the context of the existing housing on Hall Road. 
 
The existing context of the immediate area was used to inform the proposed development 
to ensure that it was in keeping with the character, scale, and spacing of the existing 
development context and therefore will not look out of place. 
 
In this setting, taking account of other dwellings nearby, the scheme would not have a 
significant adverse impact on the character and appearance of its surroundings. 
 
JCS Policy 2 contains a multitude of design requirements, some of which are not relevant to 
minor applications, such as this one (i.e. fewer than 10 houses) and/or outline planning 
applications. However, for the avoidance of doubt, Table 1 below outlines the proposal 
against each of the JCS Policy 2 requirements.  
 

Table 1: JCS Policy 2 Design Compliance Assessment  
JCS Policy 2 Requirements Development Proposal Conformity 
All   development   will   be   designed   to   
the   highest   possible standards, 
creating a strong sense of place. 

Although design details remain reserved, as a small 
development the design will likely be a high-quality 
traditional bespoke design.  
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JCS Policy 2 Requirements Development Proposal Conformity 

In particular development proposals will 

respect local distinctiveness including as 

appropriate: 

The development proposal will help to extend the 
built character of the village through this new 
development. This will help to solidify and extend 
the local character and distinctiveness and 
positively contribute towards the sense of place in 
Blofield Heath. It respects the area’s local 
distinctiveness, which is characterised by detached 
dwellings in moderate to large sized plots. 

the   historic   hierarchy   of   the   city,   
towns   and   villages, maintaining 
important strategic gaps 

Not applicable, as the development compromises 
neither a historic hierarchy nor a strategic gap. 

 the landscape setting of settlements 
including the urban/rural transition 
and the treatment of ‘gateways’ 

The development proposal lies adjacent to existing built 
development on either side and will not be visible from 
the wider landscape due to the low ridge heights and 
existing screening, and therefore will not impact on the 
landscape setting of Blofield Heath.  

 the landscape character and historic 
environment, taking account of 
conservation area appraisals and 
including the wider countryside and 
the Broads area 

The proposed development site is unlikely to affect 
landscape character (see Section 5.2.2) of the historic 
environment (see Section 3.8) and is not within a 
Conservation Area, nor is it within the Broads area. 

 townscape, including the city and the 
varied character of our market 
towns and villages 

The character of this area is one of detached residential 
dwellings and the proposal will be entirely in keeping 
with this.  

 provision of landscaping and public art Not applicable. 

 the need to ensure cycling and 
walking friendly neighbourhoods by 
applying highway design principles 
that do not prioritise the movement 
function of streets at the expense of 
quality of place.  

The development proposal is situated such that it 
offers good walking and cycling access to a range of 
services, as shown in Section 3.3.2.  

 the need to increase the use of 

public transport, including 

through ‘public transport oriented 

design’ for larger development 

As outlined in Section 3.3.2 the development 
proposal is located to enable journeys to be made 
by the use of public transport. 

 designing out crime There will be no blind or enclosed areas, with informal 

surveillance available throughout the site from 

windows within the dwellings.  

 the use of sustainable and traditional 

materials 

To be dealt with under the reserved matters 

application. 

 the need to design development to 
avoid harmful impacts on key 
environmental assets and, in 
particular SACs, SPAs and Ramsar 
sites 

The development proposal is not within, or near to, 
any SAC, SPA or Ramsar site, nor any other 
designated sites for environmental protection and 
therefore is unlikely to adversely affect 
environmental assets.   
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4.3 Policy 3: Energy and Water 
The proposed development will comply with JCS Policy 3 and meet the Code for Sustainable 
Homes Level 4 for water consumption, the details of which will be provided within the 
Reserved Matters application, if granted outline planning consent.   
 

4.4 Policy 4: Housing Delivery  
The development proposal is for eight dwellings of a similar size, scale and proportion as the 
other existing dwellings on Hall Road, in order to ensure that the immediate context, 
character, form and spacing is met and reinforced through the development proposal.  
 
The proposal provides a mix of sizes and housing types to ensure that the specific housing 
needs of the community are addressed and adequately met through the proposal. The 
specific mix of sizes was based on the proportions identified as needed in Broadland as set 
forth in the Central Norfolk Strategic Housing Market Assessment, with some additional 
adjustment for viability and marketability. Since the site is not suitable for flats, this housing 
type was excluded from consideration for this particular site, with 25% of the units 
providing two bedrooms, 37.5% three bedrooms, and 37.5% four bedrooms. The housing 
sizes and proportions as shown in the SHMA compared to the proposal are outlined in Table 
2 and Table 3 below.  
 

Table 2: Market Housing Mix 
Market 
Housing 

Broadland 
(No.) 

% of Total 
Need 

Number provided through this proposal 
(based on % required in Broadland and 

marketability) 
2 bed 1,700 16% 0 

3 bed  6,600 62% 3 

4 bed  1,900 18% 3 

5 bed 400 4% 0 

Total 10,600  6 

    
Table 3: Affordable Housing Mix 

Affordable 
Housing 

Broadland 
(No.) 

% of Total 
Need 

Number provided through this proposal 
(based on proportion required in 

Broadland and viability) 
1 bed - - 0 

2 bed 1,100 55% 2 

3 bed 800 40% 0 

4 bed 100 5% 0 

Total 2,000  2 

 
As can be seen from the tables above, the proposal aims to meet the most needed housing 
size for the affordable units, and the two most needed housing sizes for the market housing 
units.  
 
Additionally, careful consideration was given to the mix housing types, both in terms of 
flexible housing that can provide for the needs of specific groups within the community and 
also that reflected by the existing neighbouring housing types.  
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To that end, eight bungalows in total are proposed – six market dwellings and two 
affordable dwellings. These will all be suitable for older people and those with disabilities 
and will provide flexible and adaptive housing for people with current or future mobility 
issues and also reflects the bungalow housing type already present to the west and will sit 
low within the landscape. It is understood from discussions with the Broadland Council 
housing enabling officer that there is a significant need for affordable bungalows in the 
district.  

As the proposal is for fewer than 10 dwellings, it could be designed with a gross floorspace 
below 1000m2 so as to avoid the provision of any affordable housing in line with the Written 
Ministerial Statement and Court of Appeal Judgement R (West Berkshire District Council and 
Reading Borough Council) v. Secretary of State for Communities and Local 
Government [2016] EWCA Civ 441. However, the Applicant considers the provision of 
affordable housing an important community benefit and therefore has chosen to 
incorporate affordable housing into the proposal and secure this through a Section 106 
agreement at rate of 25%, which goes above and beyond the JCS Policy 4 requirement of 
20% affordable housing on sites with 5-9 dwellings.  
 
The affordable housing tenure is proposed to be 50% affordable rented and 50% 
intermediate tenure (shared ownership). This application is accompanied by a Draft Head of 
Terms for a Section 106 agreement, and discussions have already been carried out with a 
potential housing association.   
 
Plots 1 and 2 will provide the affordable dwellings. Discussions with the Broadland housing 
enabling officer identified a need for the following and that is what has been proposed 
though this application and is shown in Table 4 below. It is worth noting that the bungalows 
will be Building Regulations Part M Level 3 wheelchair user compliant.  
 

Table 4: Affordable Housing Provision 
Plot 
No.  

Size  Type Tenure 

1 2-bedroom  Detached bungalow Affordable Rented  

2 2-bedroom Detached bungalow Intermediate (Shared 
ownership)  

 
 

4.5 Policy 6: Access and transportation 
As shown in the accompanying Transport and Access Analysis report, the development 
proposal is located in such a way as to facilitate access to the village services via walking 
and cycling along very quiet rural lanes and footways, and wider services in Norwich via 
public transport.  
 
Be that as it may, this policy is often used as a reason for refusal of planning permission, this 
being related to the degree of access to local services and facilities. It is therefore likely to 
be causally related to the low housing land supply in the NPA (see Section 2). It should 
therefore be given only limited weight in the determination of this application. 
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4.6 Policy 9: Strategy for Growth in the Norwich Policy Area 
Policy 9 of the JCS is a housing supply policy and so in effect should not be given much 
weight in the determination of this development proposal, in accordance with NPPF 
Paragraph 49. Nevertheless, the proposal is broadly consistent with the policy. The policy 
sets out that smaller sites in the NPA will need to deliver a minimum of 2,000 dwellings and 
the proposed development site should be seen as ideal to help in this effort, especially as it 
is previously developed land. In terms of “local environmental and servicing considerations”, 
there are no obvious issues that would prevent it from being seen as a good and suitable 
site, except for it being outside of the settlement limit. 
 
The policy also makes it clear that the housing numbers set out are the ‘minimum’ to be 
delivered, not a maximum, and so the delivery of eight extra homes does not conflict with 
the housing numbers. It should also be borne in mind that in recent years delivery of 
housing in the NPA has been around half of this ‘minimum’. 

 

4.7 Policy 15: Service Villages 
This is a housing supply policy and so again should be considered out-of-date for the 
purposes of this application. However, it is felt that the proposed development is very 
consistent with the policy and helps to deliver it. The policy is supportive of small-scale 
development in the named Service Villages, including Blofield Heath. The development will 
help to protect and support the viability of existing local services, all of which are generally 
walkable or cyclable from the proposed development site, and so it is highly likely they will 
be well utilised by future occupiers of the proposed development. Policy 15 also explains 
that to deliver the required growth in the NPA, additional housing can be considered in 
those service villages within the NPA, including Blofield Heath. 

 

4.8 Policy 17: Smaller Rural Communities and the Countryside 
As explained in Section 2, this is a policy that restricts housing and so is a counterpart to the 
housing supply policies. It is also often used as a reason to refuse planning permission 
outside of the settlement limits. The policy should therefore be given very limited weight in 
the determination of this application.  
 
Nevertheless, the proposal is in general conformity with the objectives of Policy 17. This 
policy limits development outside of development boundaries to specific types and uses, 
such as affordable housing and commercial enterprises. This is partly, according to the 
supporting text, to protect the district’s areas of notable landscape character and 
biodiversity interest. The proposed development site’s immediate landscape and 
biodiversity is not ‘notable’ in any way, and this Planning, Design and Access Statement 
shows there will be a minor beneficial impact on the landscape because of the replacement 
of the very dominant glasshouses with the lower-lying bungalows. Furthermore, there will 
be a minor beneficial impact on habitat because of the opportunity for more extensive soft 
landscaping such as mixed native species hedgerows. In terms of protecting the countryside, 
the site is brownfield land and so permission for housing will reduce the need for greenfield 
land.  
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5 Broadland Development Management DPD  
 

5.1 General Considerations 

5.1.1 Policy GC1 – Presumption in Favour of Sustainable Development 
This Planning, Design and Access Statement sets out that the proposal should be considered 
to be sustainable development and that there should be a presumption in favour of granting 
permission. Also, as shown through this Planning, Design and Access Statement, the 
proposal accords with the policies in the Council’s Development Management DPD, with the 
exception of Policy GC2 (below). However, as Policy GC2 is a housing supply policy it can be 
given little weight, as it is considered to be out-of-date.  
 
Therefore the Council should grant permission as: 

 There are no material considerations that would indicate permission should not be 
granted; 

 The adverse impacts do not significantly and demonstrably outweigh the benefits 
(see Section 7); and 

 There are no specific policies in the NPPF that would restrict the development. 

5.1.2 Policy GC2 – Location of New Development 
This policy generally aims to restrict residential development to within settlement 
boundaries and there is a presumption against development outside the boundaries apart 
from in defined circumstances. The proposal is outside of any settlement boundary. 
However, as this is a housing supply policy covered by NPPF Paragraph 49, Policy GC 2 can 
be given little weight in the planning balance as it is considered out-of-date (see Section 2).  
 
Be that as it may, the proposal is not entirely in conflict with the policy. The supporting text 
explains that the aim is to focus development where it will be well-related to existing 
development, services and facilities. As explained in the Transport and Access Analysis 
report, the site will have reasonable access to the services and facilities in the village, as well 
as wider access to Norwich by bus. It is also immediately adjacent to a group of houses to 
the west of the application site. Nevertheless, at around 300m from the settlement 
boundary, it is accepted that it is somewhat disconnected from the main body of the village, 
and that this represents some conflict with the aim of this policy. 

5.1.3 Policy GC 4 – Design  
The environment, character and appearance of an area 
The proposed development will not have any adverse impact on the local environment and 
instead will provide a number of benefits in terms of visual amenity, landscape and 
biodiversity habitat over and above the existing land use.  
 
The development proposal will function well and add to the overall quality of the area, 
particularly as it will represent a significant visual improvement in comparison to the 
glasshouses that are currently within the site.  
 
The development proposal’s location is adjacent to a cluster of existing dwellings which are 
clearly visible from Hall Road/Holly Lane. Although the design details remain reserved, the 
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development proposal is unlikely to adversely affect the sense of place, as it will almost 
certainly be of a high-quality bespoke design due to its small size.   
 
The proposed dwellings will be in keeping with the surrounding styles – this is of individually 
designed and developed detached properties of a traditional vernacular. The development 
proposal will respect the local distinctiveness of the area, which is characterised by 
detached dwellings in relatively spacious semi-rural plots. The proposed layout and design 
will therefore be in keeping with the context of the existing housing on Hall Road. 
 
The existing context of the immediate area was used to inform the proposed development 
to ensure that it was in keeping with the character, scale, and spacing of the existing 
development context and therefore will not look out of place. 
 
In this setting, taking account of other dwellings nearby, the scheme would not have a 
significant adverse impact on the character and appearance of its surroundings. 
 
Reinforcing local distinctiveness 
Although design details remain reserved, as a small development, it is likely to be of a high-
quality bespoke, traditional design using local materials wherever possible.  
 
Blofield Heath as a whole and the immediate area around the development site do not 
appear to have any locally distinctive design features or elements, but this will be 
investigated in more detail and reflected through the design presented within the Reserved 
Matters application, if granted outline consent.  
 
Meeting the reasonable amenity needs of all potential future occupiers 
All of the dwellings provide more than sufficient internal and external living space, all of 
which exceed the minimum space standards. As a proposal comprised entirely of 
bungalows, there will be little opportunity for overlooking, overshadowing or loss of privacy 
to the existing and the proposed properties.   
 
Both of the affordable homes will be bungalows that meet Building Regulations Part M Level 
3 accessibility standards for wheelchair users, so will be highly suitable for older or disabled 
people on the housing register. The scheme also includes six market bungalows which will 
be designed to meet the Lifetime Homes standard, thus meeting the needs of occupants 
with different needs, including older or disabled people and allowing for the future 
adaptation of the dwelling to meet the changing needs of occupants over time.  
 
It is understood that there is an unmet need for disabled accessible affordable dwellings in 
the district and this proposal will help to meet that need. Furthermore, Paragraph 50 of the 
NPPF outlines that there is a specific need to provide housing for older and disabled people 
and the six market bungalows will help to meet this need.  
 
Considering the impact upon the amenity of the existing properties 
As a proposal comprised entirely of single storey bungalows, there will be little, if any 
opportunity for overlooking, overshadowing or loss of privacy to existing properties. 
Additionally, the standoff distances and retained screening to the side of the proposed 



Land South of Hall Road  Planning, Design & Access Statement 
Blofield Heath, NR13 4DB   June 2017 

 

 

 

 22 

 

development site between the existing dwellings and those proposed are sufficient to 
ensure that no adverse amenity impacts are likely to arise.  
 
Making efficient use of land and resources 
The proposed development site is previously developed land, currently hosting a series of 
glasshouses and polytunnels for a commercial nursery. The proposal therefore makes 
extremely efficient use of land resources by reusing previously developed land.  
 
The proposal is of a relatively low density at 10 dwellings per hectare. However, in the 
context of the setting and existing environment, this density is in keeping with the 
surrounding residential development and a higher density proposal would not have been in 
keeping with the character and appearance of the area. The density of the development 
proposal is therefore very appropriate when considered against the characteristics of the 
area. 
  
Being accessible to all via sustainable means including public transport 
As shown in the Transport and Access Analysis report, the proposed development site is 
quite well located to make use of sustainable modes of transport, including walking, cycling 
and public transport. 
 
Creating safe environments addressing crime prevision and community safety 
There will be no blind or enclosed areas within the proposed development site, with 
informal surveillance available throughout the site from windows within the dwellings. 
 
The creation of sustainable, inclusive and mixed communities 
The proposed two affordable housing units are well integrated with the market housing and 
the mix of dwelling sizes and tenure will ensure that the proposal provides an integrated 
and mixed community within the site. The shared driveway will create opportunities for 
people to meet both formally and informally.  
 
Minimising resources and energy consumption and houses it is located and designed to 
withstand the longer term impacts of climate change 
The proposal will meet current Building Regulations, thus ensuring that resources and 
energy consumption within the dwellings is minimised. The GOV.UK long-term flood risk 
information for the proposed development site shows that the site is not at risk of tidal, 
fluvial or surface water flooding.  
 
Regardless, in order to ensure that flood risks remain minimal in the longer-term, the 
Reserved Matters application will show the driveway to be constructed of permeable 
surfacing materials and sustainable drainage measures will also be proposed.  
 

5.2 Environment 

5.2.1 Policy EN1 - Biodiversity and Habitats 
As previously developed land, there is little current ecological value within the site. The 
hedgerow fronting Hall Road is unmanaged and overgrown, and ash dieback is present on 
individual tree specimens within the hedgerow and they are also entangled with the 
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telephone line, which has led to complaints from neighbouring properties. As a result, these 
trees are already planned for removal, regardless of the development proposal.  
 
Although landscaping details remain reserved, the frontage hedgerow will be removed and 
realigned as the frontage boundary with a mixed native species hedgerow. Internal plot 
boundaries will also be demarcated through mixed species native hedgerows.  
 
The proposed development does not encompass, nor is it near to, any international, 
national or local nature conservation designations, nor any known protected species or 
habitats.  
 
The proposed rear site boundary to Hall Road is currently well demarcated by well-spaced 
mature oaks, all of which will be retained. The individual plots will be separated by native 
species mixed hedgerow, which should bring about a habitat improvement within the site.  
 
The proposal also does not encompass, nor is it near to any water courses. As such, the 
proposal is highly unlikely to have any adverse effects on the water environment.  

5.2.2 Policy EN2 – Landscape  
The proposed development site is currently comprised of a series of glasshouses and 
polytunnels. The rear it is bounded by a mature belt of oak trees, which will be retained. To 
the west lies a cluster of houses, separated by a very mature hedgerow, which will also be 
retained. The front of the site is bounded by an overgrown and unmanaged hedgerow to 
Hall Road and to the east lays an operational commercial nursery business and its associated 
buildings and infrastructure.  
 
The current built development of glasshouses and polytunnels within the proposed 
development site cover some 4,532m2 of the development site, or more than 50% of the 
total land area. The reflective glass and aluminium framing on the buildings are 
predominant on the site. In contrast, the proposed built development will only comprise 
less than 20% of the site area and, as bungalows, will have low ridge heights, which will be 
less reflective and obtrusive in the wider landscape. The proposal will therefore represent 
an overall visual improvement in the immediate area and wider landscape.  
 
The site will be visible from Hall Road and from the townscape of Blofield Heath to the 
north, but is otherwise well-screened to the south by a tree belt and hedgerow to the west 
and is therefore well enclosed from any wider public views in the natural landscape. There 
are no public rights of way in the immediate area and the site cannot be seen from Holly 
Lane or Woodbastwick Road. As the proposed dwellings will be single storey and given the 
built development on either side of the proposed development site, no adverse impacts on 
the landscape setting or character is likely. The proposed dwellings are likely to be visually 
softer and less obtrusive in the landscape than the reflective glass roofs on the buildings 
currently within the site, likely leading to a benefit in terms of visual impact.    
 
Regardless, given that there is existing housing to the west of the site and commercial 
glasshouses to the east and that the site is already developed, the visual context of the site 
is already that of a built-up environment.    
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The proposed development will not adversely affect any: 

 Gaps between settlements; 

 Visually sensitive skylines, hillsides or valleys sides that are important to the setting 
of the Broads Area; 

 Nocturnal character, as no significant external lighting is proposed; 

 Heritage assets, including Conservation Areas, Scheduled Ancient Monuments, or 
Historic Parks and gardens; or 

 Green spaces, geology or other natural features, as the site is generally devoid of 
natural features other than the tree belt to the rear of the site and hedgerows to the 
front and west of the site, which are to be retained/realigned.  

 
The proposed development site lies within the Blofield Tributary Farmland (D4) landscape 
character area within the Broadland Landscape Character Assessment SPD (2013). The SPD 
identifies the overall strategy for the Tributary Farmland Landscape Character Type “to be to 
conserve and restore the hedgerow network; and conserve the tributary river corridors as 
important landscape and nature conservation features”. The proposed development site 
does not contain, nor is it near to any, tributary river corridors. However, the hedgerow 
fronting Hall Road is unmanaged, provides a low number of generally non-native species 
and ash dieback is present on individual tree specimens within the hedgerow, which are also 
entangled in the telephone lines. Although landscaping details remain reserved, this 
frontage hedgerow will be removed and realigned as the frontage boundary with a mixed 
native species hedgerow. Internal plot boundaries will also be demarcated through mixed 
species native hedgerows. In this way, the proposed development will is consistent with the 
strategy for this landscape character type and contributes towards meeting the overall 
management and enhancement objectives.  
 
The following landscape planning guidelines which apply to the D4 character area and their 
relevance to the development proposal is provided in Table 5 below. 
 

Table 5: Assessment of Proposal Against Planning Guidelines 
Landscape Planning Guidelines Assessment of Development Proposal  
Seek to conserve the simple, 
predominantly rural character; 

As previously developed commercial land with 
built structures, the proposal will not adversely 
affect the wider rural character of this landscape 
character area, and should be less obtrusive than 
the existing development in this semi-rural 
location.  

Seek to conserve the landscape setting 
of historic halls and churches; 

The site does not lie within the landscape setting 
of any historic halls or churches. 

Seek to conserve the pattern of isolated 
churches, historic halls and farmsteads; 

The proposal will not impact on any churches, 
historic halls or farmsteads, as there are none in 
the vicinity.  

Seek to conserve the landscape setting 
hamlets and villages; 

The proposal will not affect the landscape 
setting of any hamlets or villages, including 
Blofield Heath.  
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Landscape Planning Guidelines Assessment of Development Proposal  
Seek to promote use of local materials 
within villages; 

Design details remain reserved, but the 
dwellings are likely to be of a high-quality, 
bespoke traditional design, making use of 
prevalent local materials. 

Seek to conserve the recognisable sense 
of place; 

Blofield Heath is a relatively nucleated village 
predominantly developed in the 1960s/1970s. As 
such, it does not have an easily identifiable sense 
of place.     

Seek to conserve the relatively strong 
sense of tranquillity within central 
and northern parts of the area; 

The proposal is unlikely to affect tranquillity, 
particularly in comparison to the existing land 
use.   

Resist new development that would 
mask the area’s distinctive topography; 

The development will not adversely affect the 
area’s topography, as no topographical changes 
are proposed.   

Seek to ensure that new development 
does not reduce the vertical significance 
of important historical architectural 
features within the landscape, such as 
church towers. 

As a development of single-storey dwellings, the 
proposal is unlikely to affect the vertical 
significance of any important historical 
architectural features, of which none are present 
within the vicinity of the site.   

Seek to conserve and protect the 
tributary valleys for their biodiversity 
particularly the Witton Run, a tributary 
of the River Yare SSSI near Blofield. 

The proposed development site is more than 
3km away from the River Yare SSSI, so is highly 
unlikely to have any effect on the biodiversity of 
this designated site.  

 

5.2.3 Policy EN3 – Green Infrastructure 
The accompanying Draft Head of Terms for the Section 106 agreement covers any 
commuted sums and the formula for calculating these for the provision of green 
infrastructure.  

5.2.4 Policy EN4 – Pollution  
The site’s current use is as commercial glasshouses and polytunnels. There are a number of 
buildings on the site, which were erected in the 1980s.  
 
The Norfolk Historic Map explorer was used to consider the likely previous land uses, and 
indicates that the site has almost certainly been in arable agricultural use since at least the 
1840s to at least the 1970s, with no hard standings or buildings shown on any of the historic 
maps.  
 
There is no knowledge or evidence that the site has ever been used for fuel storage. The 
Environment Agency’s Historic Landfill mapping system shows no presence on or near to 
any current or historic waste disposal sites.   
 
As a result of the current and previous land uses, contamination appears to be extremely 
unlikely. This proposal is accompanied by a Sensitive End Use Questionnaire, which provides 
additional information on the current and historic land uses.  
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5.3 Recreation and Leisure  

5.3.1 Policy RL1  
The accompanying Draft Head of Terms for the Section 106 agreement covers any 
commuted sums and the formula for calculating these for the provision of recreational open 
space.  

5.4 Transport and Safety 

5.4.1 Policy TS1 – Protection of Land for Transport Improvements 
The proposed development does not conflict with any safeguarding of land for transport 
improvements.  

5.4.2 Policy TS2 – Travel Plans and Transport Assessments 
The proposal is not a major planning application and is therefore not required to be 
accompanied by a Transport Assessment or a Travel Plan. Furthermore, there are no other 
particular matters that would trigger the need for a Travel Plan or Statement, such as being 
within an Air Quality Management Area. 
 
Nevertheless, despite being a minor development, the accompanying Transport and Access 
Analysis report has gone into some detail with respect to access to services, and highway 
safety/traffic volumes. The Applicant had automatic traffic counters installed on Hall Road 
and Holly Lane North to measure traffic speeds and traffic volumes. This has helped to 
determine the best routes for pedestrians and cyclists, the appropriate visibility splays 
required for highway access, and the use of passing bays as the best way of managing 
opposing traffic movements on Hall Road. 

5.4.3 Policy TS3 – Highway Safety 
The policy requirements of TS3 are covered in the accompanying Transport and Access 
Analysis report.  

5.4.4 Policy TS 4 – Parking Guidelines  
It is proposed that the following parking provision will be made available: 
 

Plot No. of bedrooms Formal parking availability 

1 2 Two disabled spaces 

2 2 Two disabled spaces 

3 3 Three, including a double garage 

4 3 Three, including a double garage 

5 3 Three, including a double garage 

6 4 Four, Including a double garage 

7 4 Four, Including a double garage 

8 4 Four, including a double garage 

Total 25 25 

Average 3.1 3.1 

 
Although slightly higher than Norfolk County Council’s Parking Standards (2007), the 
Applicant believes the above is appropriate for residential development in Blofield Heath as 
it is in accordance with Policy HOU5 in the Blofield Neighbourhood Plan (see Section 6.1.5), 
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which seeks higher levels of parking at new developments. 
 
Furthermore, the site is large enough to accommodate sufficient space for vehicles to turn 
around and manoeuvre, and to provide additional temporary parking areas for visitors, 
thereby further reducing the risk of vehicles being parked on Hall Road itself. 
 

5.5 Community Services and Facilities  

5.5.1 Policy CSU5 – Provision of Waste Collection and recycling facilities within 
major development  

As shown on the accompanying Indicative Site Layout Plan, there is sufficient space around 
the dwellings to provide a standing area outside of the home for the storage of waste. 
Additionally, the end of the driveway intersecting with Hall Road provides a 7m wide by 1 
metre deep hardstanding area large enough to accommodate a bin for each house at the 
mouth of the access point, for collection by refuse vehicles directly from Hall Road.  
 
Furthermore, Drawing Number 03/002 (the Potential Highway Improvements plan) shows 
track runs for larger vehicles. This shows that larger vehicles such as refuse lorries, can enter 
and leave the site in a forward gear as there is room for them to turn around, if required. 

5.5.2 Policy CSU5 – Surface Water Drainage  
Surface water drainage measures will be detailed within the Reserved Matters application, if 
granted outline consent.    
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6 Blofield Parish Neighbourhood Plan 
 

6.1 Housing and the Built Environment  

6.1.1 HOU1: Local housing needs 
The proposal is for eight bungalows, of which two (25%) will be affordable housing.  
 
As bungalows, all of the proposed dwellings will be suitable for older and/or disabled 
people, in accordance with Policy HOU1. The two affordable bungalows will be designed to 
meet Building Regulations Part M Level 3 wheelchair user accessible standards. The six 
market bungalows will be designed to meet the Lifetime Homes standard, thus meeting the 
needs of occupants with different needs, including older or disabled people and allowing for 
the future adaptation of the dwelling to meet the changing needs of occupants over time.  

6.1.2 HOU2: Supported housing  
The proposed development is for bungalows, which should be suitable for older or disabled 
people to live comfortably, including with a carer. The Council’s housing enabling officer 
specifically requested that the affordable bungalows be two bedrooms, in order to provide 
potential accommodation for a carer. Ensuring that these two affordable units are Part M 
Level 3 wheelchair use accessible should also help to ensure that older or disabled people 
can live independently for longer.   

6.1.3 HOU3: Valued community assets 
The proposal will not impact on any of Parish’s valued community assets. 

6.1.4 HOU4: Rural image, heights and massing 
The proposal is for a small scale, low density housing development of eight houses only, 
equating to 10 dwellings per hectare. It was felt that this density was more representative of 
the village as a whole, and would help to retain the village feel. The buildings will all have 
generous separation distances and outdoor amenity space. As bungalows, the ridge heights 
will sit particularly low in the landscape.  

6.1.5 HOU5: Parking for new developments 
The proposal is that the following parking provision is likely to be made available: 
 

Plot No. of bedrooms Formal parking availability 

1 2 Two 

2 2 Two 

3 3 Three, including a double garage 

4 3 Three, including a double garage 

5 3 Three, including a double garage 

6 4 Four, Including a double garage 

7 4 Four, Including a double garage 

8 4 Four, including a double garage 

Total 25 25 

Average 3.1 3.1 

 
Although slightly higher than Norfolk County Council’s Parking Standards (2007), the 
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Applicant believes the above is appropriate for residential development in Blofield Heath 
and is in accordance with Policy HOU5. 
 
Furthermore, the site is large enough to accommodate sufficient space for vehicles to turn 
around and manoeuvre, and to provide additional temporary parking areas for visitors, 
thereby further reducing the risk of vehicles being parked on Hall Road itself. 
 

6.2 Environment  

6.2.1 ENV1: Allotment, orchard and green space 
The development proposal will not impact upon any important community greenspaces. As 
previously developed land, there is little current ecological value within the site, other than 
the oak tree belt to the rear of the site, which is to be retained. The hedgerow fronting Hall 
Road is unmanaged, provides a low number of generally non-native species and ash dieback 
is present on individual specimens within the hedgerow, which are also affecting the 
telephone lines. Although landscaping details remain reserved, this frontage hedgerow will 
be removed and realigned as the frontage boundary with a mixed native species hedgerow. 
The plot boundaries shown on the Indicative Site Layout Plan will be demarcated by native 
species mixed hedgerows, which should bring about a minor habitat improvement within 
the site.  

6.2.2 ENV2: Soft site boundaries and trees 
Although landscaping details remain reserved, the frontage hedgerow and tree group will be 
removed and realigned as the frontage boundary with a mixed native species hedgerow. 
The plot boundaries shown on the Indicative Site Layout Plan will be demarcated by native 
species mixed hedgerows, which should bring about a minor habitat improvement within 
the site. Therefore, all of the site boundaries, both internally and externally, will be 
comprised of “soft” natural boundary treatments.  

6.2.3 ENV3: Drainage 
The development site is very near to one of the areas identified in Policy ENV3 as having a 
surface water drainage issue during heavy rain events. It is understood from the landowner 
that during heavy rainfall, the drains cease to flow freely, resulting in water backing up onto 
the roads. The proposed improved visibility splay on Woodbastwick Road (see Drawing 
number 03/002 – Potential Highways Improvements) should remove some vegetation and 
thereby reduce leaf fall in the vicinity of the drains. 
 
However, it appears that there is a blockage further along the drainage system, somewhere 
in the region of Field Lane to the south-east along Woodbastwick Road. Given the distance 
of the cause of the problem from the proposed development site, it has not been possible 
to propose any improvements through this application, although this could be investigated 
in more detail during the Reserved Matters application, if granted outline consent. There 
might be other causes of the occasional flooding, such as the adequacy of the drainage 
ditches on Woodbastwick Road.  

6.2.4 ENV4: Agricultural land 
The proposed development site is classified as Grade 2 agricultural land. However, as 
previously developed land the site has not been agricultural use since at least the 1970s and 
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therefore no productive agricultural land will be lost as a result of the development 
proposal.  

6.2.5 ENV5: Dark skies 
The proposal does not include provision of any streetlights or commercial grade external 
lighting.   

6.2.6 ENV6: Distinct Villages 
The development proposal is of a sufficient distance from Blofield to ensure that Blofield 
and Blofield Heath remain physically separate and distinct villages.  

6.2.7 ENV7: Approaches to Blofield and Blofield Heath 
The Applicant supports the Parish Council’s vision to provide a village entrance or gateway 
treatment to the south of Blofield Heath on Woodbastwick Road (see Drawing number 
03/002 – Potential Highways Improvements). To that end, the accompanying Draft of Head 
Terms for the Section 106 agreement includes provision for a £10,000 financial contribution 
towards the delivery of a Blofield Heath village entrance, which is likely to entail an 
extension of the 30mph speed limit southward on Woodbastwick Road and a gateway 
treatment.   

6.2.8 ENV8: Important views and vistas 
The proposed development does not lie within the sightlines of, nor will it interfere with, 
any of the important views or vistas outlined in Policy ENV8.  
 

6.3 Community 

6.3.1 COM1: New land for community use 
The community land shown in Figure 17 of the Neighbourhood Plan was chosen in part 
because it is on the north side of Blofield and therefore reasonably easy to get to from 
Blofield Heath. The application site is on the south side of Blofield Heath and therefore 
closer to the planned community facilities than most of Blofield Heath, and so will enjoy 
good access to it. 
 

6.4 Services 

6.4.1 SER5: Internet connection 
Fast broadband is available in very close proximity to the site, as shown below. This will help 
to enable future occupiers to work from home, which in turn will reduce commuting 
journeys. 
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6.5 Transport and Connectivity 

6.5.1 TRA1: Local traffic generation 
Although the proposal for eight dwellings falls considerably short of the 100 dwellings 
threshold in the policy for a robust assessment of traffic and its impacts, this planning 
application is accompanied by a Transport and Access Analysis report which has gone into 
detail with regard to sustainable access to services and highway safety/traffic movements. 
 
The report explains how pedestrians and cyclists will be able to access local services along 
safe routes comprising either quiet rural lanes or on footways within the main village.  
 
It also explains how safe highway access will be achieved from the site for vehicles, whilst 
also setting out how the traffic generated by the development will be accommodated by the 
provision of two new passing bays on Hall Road. This will enable vehicles travelling in 
opposite directions to pass without undue delay. 
 
Section 6.1.5 of this Planning, Design and Access Statement shows the formal car parking 
that will be provided at each new dwelling. In addition to formal car parking, there will be 
sufficient space available on the site for informal parking for visitors to as to negate the risk 
of cars parking on Hall Road. 
 
In keeping with the spirit of the policy to deliver transport improvements, this application 
includes proposals to provide two new passing bays on Hall Road and an improved southern 
visibility splay on Woodbastwick Road at the junction with Hall Road. Furthermore, and 
although not directly related to the proposed development, this application will help to 
deliver additional transport improvements through the S106 agreement to contribute 
£10,000 to deliver speed management measures on Woodbastwick Road. These will be in 
the form of: 
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 A village entrance or gateway scheme on Woodbastwick Road near the junction with 
Hall Road (see Policy ENV7 in the Neighbourhood Plan; and 

 An extension of the 30mph limit southwards to the village gateway entrance on 
Woodbastwick Road. 

 
These are all shown on Drawing No. 03/002 the Potential Highway Improvements plan.  

6.5.2 TRA3: Walking and cycling 
The accompanying Transport and Access Analysis report explains the best route to be used 
by future occupiers walking or cycling to the local services and facilities in the village. The 
first stage of the route involves walking on quiet rural lanes, namely Hall Road for 100m and 
300m on Holly Lane North. Neither of these lanes have footways so pedestrians walk in the 
road, stepping onto the verge when necessary to allow for passing traffic. Automatic traffic 
counts have shown that the traffic volumes on each walking route to be extremely low, 
especially Holly Lane North, and traffic speeds are also very low.  
 
The development proposal is keen to encourage and enable walking and cycling into the 
village and, to encourage this, a separate pedestrian/cyclist access onto Hall Road from the 
development site will be provided as shown on the accompanying Indicative Site Layout 
Plan and it is believed this will help to highlight the potential of these sustainable transport 
options.  



Land South of Hall Road  Planning, Design & Access Statement 
Blofield Heath, NR13 4DB   June 2017 

 

 

 

 33 

 

7 The Planning Balance 
 

The various benefits and impacts were summarised at the beginning of this Planning, 
Design and Access Statement in Section 1. The table overleaf captures these impacts and 
demonstrates very clearly the balance of benefits versus adverse impacts. The absence of 
a five year housing land supply means that the tilted balance needs to be applied in that 
permission should be granted unless the adverse impacts significantly and demonstrably 
outweigh the benefits. 
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Planning Balance Sustainability Assessment  

Topic Area Description of effect Assessment Special 
weighting 

Reference 

Economic 
Economic growth, 
construction and 
Employment 

Good access to economic and employment opportunities in the Parish and 
further afield. The proposal will provide work and income to a number of 
local people and businesses, such as architects, builders and other 
tradespeople, construction suppliers etc. 

Beneficial 
Effect 

Ministerial 
statements on 
importance of 
house building to 
the economy 

Sections 3.1 
and 3.2 

Viability of local services The proposal will help to maintain the viability of local rural services. Beneficial 
Effect 

 Sections 
3.2.1 and 
3.4.2 

Small and medium sized 
builders 

As the proposal is for only eight dwellings it will be highly suited to small local 
builders rather than larger developers, another Government priority. 

Beneficial 
Effect 

Ministerial 
statements and 
Housing White 
Paper 

Section 
3.1.1 and 
2.4 

Supporting the expansion 
of a local business 

Achieving planning permission will allow the Applicant to expand his 
horticultural operations to a second site, creating additional jobs.  

Beneficial 
Effect 

 Section 
3.1.1 

Local finance Grant of New Homes Bonus and additional Council Tax. Section 70(2) of the 
Town and Country Planning Act 1990 (as amended) provides that a local 
planning authority must have regard to a local finance consideration as far as 
it is material.  

Beneficial 
Effect 

Legal 
requirement 

PPG 
Paragraph: 
011  

Social 
Housing Supply Eight additional dwellings in this area will help the Council to meet its housing 

supply requirements, a material consideration of significant weight. 
Beneficial 

Effect 
Significant 
weight: NPPF 47 

Sections 2.1 
and 2.2  

Affordable Housing Although not required to do so, the proposal provides affordable housing, 
aligned with local housing needs, in the form of two wheelchair accessible 
bungalows suitable for disabled and/or older people. 

Beneficial 
Effect 

Housing White 
Paper 

Sections 4.4, 
5.1.3, and 
6.1.2 

Housing for older and 
disabled people  

The proposal will provide eight bungalows suitable for older/disabled people - 2 
affordable bungalows meeting Building Regulations Part M Level 3 wheelchair 
user complaint, and 6 market bungalows which will be suitable for 

Beneficial 
Effect 

Housing White 
Paper, NPPF Para. 
50 

Sections 2.4. 
4.4 and 
6.1.1 
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Topic Area Description of effect Assessment Special 
weighting 

Reference 

older/disabled people.  

Townscape/Built 
Environment 

The site is slightly separated from the main village of Blofield Heath. This 
might be seen by the Council as an adverse impact. It is, however, adjacent to 
existing dwellings as well as large glasshouses, and will replace further large 
glasshouses. It is likely that the net impact will therefore not be significant. 
Furthermore, as this is related to the settlement boundaries and housing 
supply policies, this is of limited weight. 

No significant 
effect 

Limited or 
reduced weight 

Sections 4.7, 
4.8, 5.1.2 
and 6.1.4  

Design Being for eight dwellings only, the proposal would be highly suitable for a 
small builder. Small builders tend to build bespoke dwellings of high quality 
design, in contrast to the generic estate developments prevalent across the 
district. 

Beneficial 
Effect 

NPPF significant 
weight 

Sections 
3.5.1, 4.2, 
and 5.1.3 

Traffic Traffic generated by the development will be minimal as it is only for eight 
dwellings, and the sustainable transport options will reduce reliance on the 
car. There will be no significant safety or highway operational issues. 

No significant 
effect 

Reduced weight Transport 
and Access 
Analysis 
report, and 
Sections 
3.3.1, 5.4.4, 
and 6.5.1 

Residential Amenity  No adverse effects likely on neighbour amenity due to low ridge heights, 
standoff distances and screening between the proposal and existing housing.  

No effect  Section 5.1.3 

Land Use As a brownfield site in an area with a housing supply deficit, the proposed 
development will make the most efficient and effective use of previously 
developed land, thus avoiding the use of greenfield land elsewhere for 
housing.  

Beneficial 
Effect 

Housing White 
Paper 

Sections 2.4 
and 5.1.3 

Pollution, Health and Safety No effects likely, as no current or historic land uses would have led to 
contamination.   
 
 
 

No effect  Section 5.2.4 



 

 

 
Land West of Hall Road     Planning, Design & Access Statement 

Blofield Heath, NR13 4DB                       June 2017 
 

 

 

 36 

 

Topic Area Description of effect Assessment Special 
weighting 

Reference 

Environmental 

Water Resources No effects likely, as the proposal has a very low risk of flooding and as a 
residential development unlikely to adversely affect groundwater resources.   

No effect  Sections 
5.4.1 and 
4.3 

Landscape The site appears to encompass none of the key characteristics of the Blofield 
Tributary Farmland (D4) landscape character area, as outlined in the 
Landscape Character Assessment. The existing screening and enclosure is 
likely to render the development largely invisible from the wider landscape. 
The proposal has a much smaller built footprint than the existing 
development and therefore will integrate better into this semi-rural 
landscape and will soften the built appearance. The roof line will be improved 
by removing the white and reflecting roofing materials and using something 
that will weather down and be less obtrusive. 

Beneficial 
Effect 

Reduced weight Sections 
5.2.2. 4.8, 
6.2.2 and 
6.2.8 

Flora and Fauna The proposal is not within or near to any designated nature conservation sites 
or protected species/habitats. As a built brownfield site, there are no quality 
habitats within the site. The provision of new and additional mixed native 
species hedgerows should provide for a minor habitat enhancement within 
the site.  

Beneficial 
Effect 

 Sections 3.7, 
4.1, 5.2.1, 
and 6.2.1 

Soil As a brownfield site, no productive arable land will be lost.   No effect  Sections 3. 
And 6.2.4 

Flood Risk The development proposal is therefore entirely within Flood Risk Zone 1, 
meaning there is a low probability of flooding on the site and also that all uses 
of land, including residential development as proposed, are appropriate. 

No effect  Sections 3.6, 
4.1 and 
6.2.3 

Heritage assets  The proposed development does not contain, nor is it near to any, designated 
or known non-designated heritage assets.  

No effect  Section 3.8 

 
Assessment Key:  

Adverse Effect No Significant Effect Beneficial Effect No Effect 

8  


