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1. Introduction 
  

1.1 This Planning Statement has been prepared by One Planning Consultants on behalf of Mr Thomas Durrell & 

Mr Jamie Roseby. It is submitted in support of a full planning application for the erection of one dwelling to 

replace a storage building on land rear of 293a Drayton High Road, Norwich. 

 

1.2 This statement should be read in conjunction with proposed drawings prepared by Roger Adcock 

Architectural Design Ltd. 
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2. The application site  
  

The Site  
  

2.1 The application site (‘the site’) comprises a previously developed land between Drayton High Road and 

Falkland Close measuring 560 sqm and currently comprising a single storey double pitched storage building. 

The site is located within a well defined residential area of Hellesdon approximately 4km from Norwich City 

Centre. The host dwelling is located on Drayton High Road south west of the site. 

 

2.2 The site is bounded to the north west by a single storey residential property and an outbuilding, to the 

north east by a path and the gardens of the single storey dwellings on Falkland Close, to the south east by 

two mature trees and the rear garden of No. 291 Drayton High Road, and to the south west by cypress 

hedge and the rear gardens of Nos. 293a and 293 Drayton High Road. 

 

2.3 The site’s access is via a driveway off Drayon High Road which runs between properties at nos. 293a and 

291a. The driveway also serves the rear of these and the adjacent properties: nos. 291b, 291 and 293. 

 

2.4 The site sits within the settlement boundary of Hellesdon (south) and is not within a Conservation Area. 

 

2.5 The site is not liable to flooding from any source. 

  

   
  Figure 1: Site Location Plan 

  

Site Surroundings  

  

2.6 Drayton High Road is the main road transport route between Norwich, Drayton, Taverham and further 

beyond to Fakenham. This part of the road comprises mainly two storey detached and semi detached 

properties with extensive front gardens. The wider area comprises uniform, post war, low density 

residential areas to the north and east, with a new small residential development to the west, and open 

agricultural land further west. 

 

2.7 Approximately 100m to the south of the site there are bus stops along Drayton High Road with bus nos. 23 

28 and 29 providing frequent services (up to every 10 minutes at peak times) between Thorpe Mariott, 

Fakenham, Taverham and Norwich City Centre. There is a range of facilities within walking distance (1km or 

12mins walking), including a High School, Junior School, Hospital, Takeaway, and Veterinary Clinic.  
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Planning History  

  

2.8 The following planning history is considered relevant to this application: 

 

 An application was approved in June 1974 for access to No. 293A (ref 740255). 

 An application for a building for use as upholstery equipment was refused in October 1975 (ref 751871). 

 Planning application reference 760262 for the change of use for storage of electrical equipment was 

approved temporarily in April 1976. 

 An application for continued use for storage of electrical equipment was approved temporarily in May 

1977. 

 Outline planning application reference 882512 was refused in December 1988 for a dwelling . The reason 

for refusal referred to the sub-standard and unneighbourly form of development as a result of the 

inappropriate restricted access and lacking road frontage. An appeal made against the decision was 

dismissed. 

 Planning application for erection for a double garage (ref 20040608) was approved in June 2004. (This 

appears to never have been implemented) 
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3. The Proposal 
  

3.1 The description of the development is as follows:  

 

‘Demolition of existing storage building and erection of a new dwelling’ 

 

3.2 The applicant seeks full planning permission to replace a single storey commercial storage building on a 

previously developed plot with a three bedroom one and a half storey detached property to the rear 293a 

Drayton High Road, Norwich with access to the south west of the site. 

 

3.3 The proposed dwelling will be located 1.4m from the south western boundary with no. 293a, 5.9m to the 

north western no. 291b property, 6.35m to the back gardens of properties of Falkland Close, and 5.2m to 

the rear boundary. 

 

3.4 The proposed dwelling will have an eaves height of 3.8 metres and a ridge height of 7.5 metres. The 

proposed dwelling’s footprint of 94 sqm is largely rectangular replacing the larger 114 sqm footprint of the 

existing building. The internal layout will include a lounge, dining, kitchen and other utilities at ground floor, 

and three bedrooms and two bathrooms at the first floor. 

 

3.5 A high quality palette of materials would be used to create a cohesive development that will visually soften 

and integrate the development within the existing street scene.  Locally sourced materials would be used 

where possible. 

 

3.6 The proposed access to the site is provided via a private driveway off Drayton High Road between 

properties at nos. 291a and 293a. A gravel drive will provide access to the two car parking spaces to the 

north east of the dwelling. 

 

3.7 The demolition of the existing building and the construction of the proposed dwelling would retain and 

protect the adjacent trees including the Category C Monterrey cypress which overhangs south eastern 

corner of the site. There are no trees within the site. 

 

3.8 The site layout will also include landscaping to the front of the proposed house which includes a front porch 

and provide 147 sqm of private amenity space to the rear of the dwelling. 
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4. Planning Policy Considerations 
  

4.1 This section sets out the planning policy background to the proposed development in relation to national 

and local planning policy guidance.   

 

National  

   The National Planning Policy Framework (NPPF), February 2019 

   

4.2 The NPPF confirms that the planning system is plan‐led. Planning law requires that applications for planning 

permission must be determined in accordance with the development plan, unless material considerations 

indicate otherwise. The NPPF is a material consideration in planning decisions (Paragraph 2). The following 

relevant elements of this document are set out below:   

 

 Section 2: Achieving sustainable development 

 Section 4: Decision-making  

 Section 5: Delivering a sufficient supply of homes 

  Section 9: Promoting sustainable transport 

 Section 11: Making effective use of land 

 Section 12: Achieving well-designed places 

   

Local   

Joint Core Strategy for Broadland, Norwich and South Norfolk (2014) (JCS) 

 

4.3 The Joint Core Strategy for Broadland, Norwich and South Norfolk (JCS) sets out the long-term vision and 

objectives for the area, including strategic policies for steering and shaping development. It identifies broad 

locations for new housing and employment growth and changes to transport infrastructure and other 

supporting community facilities, as well as defining areas where development should be limited.  The 

following policies are relevant to the proposed development: 

 

Policy 1:  Addressing climate change and protecting environmental assets 

Policy 2:  Promoting good design 

Policy 4:  Housing delivery 

Policy 6:  Access and transportation 

Policy 9:  Strategy for growth in the Norwich Policy Area (NPA) 

Policy 12:  The reminder of the Norwich urban area, including the fringe parishes 

 

Broadland District Council Development Management DPD, Adopted August 2015 (DM DPD) 

 

4.4 This document includes more detailed local policies for the management of development. It is aimed at 

guiding decision-makers and applicants in order to achieve high standards of development which 

complement the valued attributes of Broadland district. The following policies are considered to be relevant 

to the proposed development: 

 

Policy GC1:  Presumption in favour of sustainable development 

Policy GC2:  Location of new development 
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Policy GC4:  Design 

Policy E2: Retention of employment sites 

Policy TS3:  Highway safety 

Policy TS4:  Parking guidelines 

  

 Hellesdon Neighbourhood Plan (NP) 

 

4.5 The document contains a series of policies developed by the community representatives with the aim of 

adding detail to more strategic documents such as the Joint Core Strategy and in doing so, address specific 

local issues. The following policies are relevant to the proposal: 

 

Policy 3:  High Quality Residential Neighbourhoods 

 

Other Material Considerations 

 

 Broadland Place Shaping Guide SPD, 2012; 

 The Housing and Planning Act 2016; 

 Planning Practice Guidance, last updated 2019 

 Planning and Compulsory Purchase Act 2004 

 2010 to 2015 Government Policy: Housebuilding, May 2015; 

 National Design Guide – Planning Practice Guide for Beautiful, Enduring and Successful Places, September 

2019  
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5. Planning Policy Assessment 
  

5.1 This section seeks to assess relevant national planning policies and guidance and local strategic and 

development control policies as identified in section 4 against the proposed development.    

  

The Principle of the Development  

   

5.2 As per Section 38(6) of the Planning and Compulsory Purchase Act 2004, paragraph 2 of the NPPF confirms 

that applications for planning permission must be determined in accordance with the development plan 

unless material considerations indicate otherwise and that the NPPF is a material consideration in planning 

decisions. 

 

5.3 Paragraph 84 of the NPPF states that ‘the use of previously developed land, and sites that are physically 

well-related to existing settlements, should be encouraged where suitable opportunities exist’. This is 

echoed by paragraph 117 which states that strategic policies should be supportive of making as much use as 

possible of previously developed land. Within the Glossary of the NPPF previously developed land is defined 

as ‘land which is or was occupied by a permanent structure, including the curtilage of the developed land 

(although it should not be assumed that the whole of the curtilage should be developed) and any associated 

fixed surface infrastructure.’ 

 

5.4 Paragraph 117 continues that planning decisions ‘should promote an effective use of land in meeting the 

need for homes and other uses, while safeguarding and improving the environment and ensuring safe and 

healthy living conditions’. Paragraph 118(d) states that planning decisions should ‘promote and support the 

development of under-utilised land and buildings, especially if this would help to meet identified needs for 

housing’. In light of the above and advice in Section 11 of the NPPF, the site has the capacity to 

accommodate this, and the proposed development would result in effective and efficient use of land which 

is supported strongly in the revised NPPF. 

 

5.5 Within the NPPF, section 2 promotes sustainable development and states within paragraph 11 that 

development proposals which accord with an up-to-date development plan should be approved ‘without 

delay’. This is echoed by Policy GC1 of the DM DPD which asserts that the Council should take a positive 

approach when considering planning applications reflecting the NPPF approach of the presumption in 

favour of sustainable development. 

 

5.6 Policy 1 of the JCS seeks to address climate change and promote sustainability and requires all development 

to be located and designed to use resources efficiently. In particular, development should make the most 

efficient appropriate use of land, with the density of development varying according to the characteristics of 

the area, with the highest densities in centres and on public transport routes. 

 

5.7 Policy 4 of the JCS seeks the delivery of approximately 33,820 dwellings between 2008 and 2026 within the 

JCS area; it continues that the delivery of new housing will be made according to the housing needs of the 

area to provide balanced communities through a mix of housing. Policy 9 identifies Hellesdon within the 

Norwich Policy Area (NPA), which is a focus for major growth and development. Hellesdon is defined as a 

the Norwich urban area by Policy 12 which seeks, among other things, to improve townscape and retain the 

best of local character and ,for small-scale developments, to increase densities particularly around district 

centres and on public transport routes where it can be demonstrated that it would result in an 

improvement to the townscape. Policy GC2 of the DM DPD promotes new development within the defined 

settlement limits. 
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5.8 Within settlement limits, Policy E2 of the DM DPD seeks to protect sites which are or were last in 

employment use to be retained unless the proposed new use will not result in any detrimental impact and 

that i) it has been demonstrated that continued employment use is not viable; or ii) there is a significant 

environmental or community gain from redevelopment and/or change of use which outweighs the 

employment benefits. 

 

5.9 The existing lawful use of the site is considered to be out of keeping with the residential character of the 

immediate and wider surrounding area. Given the limitations of the site in terms of vehicular access, its 

restricted nature , and its location to the rear of a number of residential properties, it is considered that its 

commercial value is very poor therefore the site does not constitute a viable continued employment use.  

 

5.10 Furthermore, if the site was operated at maximum capacity the activities associated with the existing lawful 

use would be detrimental to the amenities of the adjacent residential properties, especially in terms 

vehicular movements, noise and general disturbance. The proposal would replace the existing storage 

building, which can legitimately be considered a non-conforming use, with a dwelling which sits 

comfortably within the site relating well to its surroundings to the significant benefit of the neighbouring 

occupiers.  The loss of the employment use would be demonstrably outweighed by the proposed 

development on this site. 

 

5.11 In summary, the site includes a building with lawful use as storage and is located within the settlement limit 

of Hellesdon comprising a windfall site. Further, the site is located within 100m of bus stops on Drayton 

High Road which is a key public transport route between Norwich and Fakenham with frequent bus 

services. The proposal would replace an unviable employment site with a dwelling in a sustainable location, 

in keeping with the surrounding uses, to the benefit of the neighbouring properties. Consequently, the 

proposed development is considered acceptable in principle subject to satisfying the requirements within 

policies 4, 9 and 12 of the JCS, policies GC1, GC2 and E2 of the DM DPD, and relevant provisions within the 

NPPF. 

 

 Layout, scale and design  
 

5.12 The NPPF confirms that the government attaches great importance to the design of the built environment 

and that good design is a key aspect of sustainable development. Well-designed buildings and places can 

improve the lives of people and communities. 

 

5.13 Policy 1 of the JCS seeks to address climate change and promote sustainability and requires all development 

to be located and designed to use resources efficiently. In particular, development should make the most 

efficient appropriate use of land, with the density of development varying according to the characteristics 

of the area, with the highest densities in centres and on public transport routes. 

 

5.14 Policy 2 of the JCS seeks to achieve high-quality design of development and ensure that development 

proposals make positive improvements in the quality of the environment. Policy GC4 of the DM DPD 

reiterates the requirements of Policy 2 of the JCS and confirms that proposals should, amongst other things, 

reflect local context, reinforce local distinctiveness, and produce developments that have a satisfactory 

relationship with and successfully integrate into the surroundings. 

 

5.15 Hellesdon Neighbourhood Plan goes further with Policy 3 and affirms that new development should, 

amongst other things, achieve a high standard of design, sustainability and innovation including by 
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encouraging developments that respect the scale and character of existing neighbourhoods with generous 

plot sizes, houses set back from the street, grass verges and native species avenue tree planting. It is 

considered that this policy relates especially to proposals along the main roads of Hellesdon and not 

windfall sites at the rear existing properties and away from the streetscene. 

 

5.16 While generally, the built pattern along Drayton High Road can be described as consisting of dwellings on 

generous plot sizes; this is not the case along the section of the road between Hammond Road and 

Carrobreck Road, where the densities (dwellings/hectare) vary between 21 to 41 dw/ha as seen in the 

Figure 2 below. 

Figure 2: Housing density along Drayton High Road 

 

5.17 Furthermore, to the north east of the site, the properties along Falkland Close consist of even higher 

densities varying between 48 to 68 dw/ha, at least almost double than that of the proposed development 

as seen in Figure 3 below. 

 

Falkland Close No. 39 No. 41 No. 43 No. 45 No. 47 Application Site 

Footprint (sqm) 75 75 80 50 57 94 

Site area (sqm) 209 210 207 166 147 386 

Footprint % of the site area 35.89 35.71 38.65 30.12 38.78 24.35 

Density (dw/ha) 48 48 48 60 68 26 

Figure 3: Housing density along Falkland Close 

 

5.18 The proposed footprint is 94 sqm on a 560 sqm site, or 376 sqm when excluding the access. The density of 

the proposal would be 26 dw/ha, in keeping with the prevailing density within the vicinity. To the front, the 

site comprises a driveway with car parking at the side, and to the rear, grass and patio area to provide 

private amenity space for its future occupiers. 

 

5.19 The proposal consists of a one and a half storey dwelling with rear facing gable feature on the south east 

elevation. The proposed the eaves height is 3.8m and the ridge height is 7.5m. The main elevation would 

include a front porch to the main entrance door. 

 

5.20 As stated previously, the existing lawful use of the site as storage is incompatible with the surrounding 

residential character of the area. A dwelling on the site would improve the living conditions of adjacent 

occupiers and result in an enhancement to the immediate setting to the site , which would strengthen the 

residential character and appearance of the area. 

 

5.21 In conclusion, it is considered that the proposed development is acceptable in this location being 

compatible with the surrounding uses, considerate to the predominantly residential nature of the area, and 

integrate well with the character and appearance of the area thus complying with policies 1 and 2 of the 

JCS, policy GC4 of the DM DPD, policy 3 of the Hellesdon NP, and the relevant provisions within the NPPF. 

 

Drayton High Road 
No. 291 

No. 
291a 

No. 
291b 

No. 293a No. 293 Application Site 

Footprint (sqm) 95 63 82 67 72 94 

Site area (sqm) 311 275 241 472 389 386 

Footprint % of the site area 30.55 22.91 34.02 14.19 18.51 24.35 

Density (dw/ha) 32 36 41 21 26 26 
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Residential Amenity 
 

5.22 Section 12 of the NPPF promotes high quality development and seeks to ensure that development has a 

positive impact on communities. Policy GC4 (iv) of the DM DPD requires development to ensure a 

reasonable standard of amenity reflecting the character of the local area and to consider, amongst other 

things, the impact upon the amenity of existing properties. In all cases regard will be paid to avoiding 

overlooking and loss of private residential amenity space, loss of daylight, overshadowing and overbearing 

impact. 

 

5.23 The proposal will provide 147 sqm of garden in the form of patio and grassed area to the rear of the 

property. The Arboricultural Impact Assessment submitted with this application states that the proposed 

dwelling would experience shading cast by the two trees adjacent to the site. Both living spaces at ground 

floor level have windows facing away from the trees and therefore will not be impacted. Whilst it is 

acknowledged that the two first floor bedrooms would experience shadow casting from the two trees, it is 

considered that due to the orientation of the proposed development, this would happen during a limited 

part of the day and therefore there will be no significant material impact on amenities of the future 

occupiers of the new dwelling and, the proposed development would provide adequate private amenity 

space for its future occupiers in accordance with policy GC4 of the DM DPD. 

 

5.24 The proposed scheme includes first floor habitable room windows on the front and rear elevations, away 

from both the private gardens and habitable room windows of the neighbouring dwellings. In terms of 

daylight, the proposed dwelling is located 1.4m north west of the boundary of no. 293A and over 21m from 

the dwelling itself.  This is more than sufficient to maintain privacy for its occupiers.  Further, the proposed 

dwelling would be sited a significant distance away from the most readily utilised part of the garden and 

would not have a material adverse impact on the living conditions of the occupiers of that property as a 

result of loss of sunlight or daylight, due to the relative distance and orientation. 

 

5.25 To the north east of the site, there are the rear gardens of properties along Falkland Close, divided from the 

application site by a communal footpath.   The proposed dwelling will be situated at least 6.35m from the 

flank boundary, 8m from the nearest garden boundary and at least 15.7m from the rear of the closest 

dwellings themselves. This is considered sufficient to allow acceptable levels of privacy and outlook to be 

maintained by the properties along Falkland Close. It can therefore be seen that the proposed dwelling’s 

relationship with its surroundings is acceptable.  

 

5.26 Consequently, the proposal is considered to provide the right balance between making the 

most efficient use of the site and respecting the established character of area within the 

immediate vicinity as well as ensuring the proposal does not have any unacceptable impact upon the 

amenities of adjacent occupiers. 

 

5.27 In summary, the proposed development will not have any harmful impact in terms of living conditions, 

overlooking, overshadowing, noise or loss of privacy and will not appear overbearing or dominant to 

adjacent dwellings as required under Policy GC4 of the DM DPD and the relevant provisions within the 

NPPF. 

 

Trees 
 

5.28 The site does not contain any trees; however, there are 3 nos. trees and 1 no. tree group adjacent, to the 

south east of the site. An Arboricultural Impact Assessment (AIA) was submitted with this application. In 



  

             15  

summary the assessment states that except tree T1, a category B black poplar, the reminder of the trees 

adjacent to the site are category C. The assessment continues that the existing structure sits in close 

proximity to the Root Protection Areas (RPA) of two trees (T1 and T2), therefore, it suggests that demolition 

must be undertaken in a top-down, pull-back method ensuring that debris fall away from the trees and 

outside their RPAs 

 

5.29 The proposed dwelling has a 5% minor encroachment into the RPA of category C Leyland cypress group 

(G1). The AIA suggests a pre-emptive root pruning to be carried out to minimise damage caused to any 

roots. Furthermore, it proposes that temporary ground protection be used to minimise soil degradation and 

compaction where traffic is likely to be present during the construction process. 

 

5.30 The assessment acknowledges that, by virtue of the current branch spread of the Leyland cypress hedge 

(G1), there will be a need for pruning to provide clearance between the outer branches and the new 

building and provide clearance for construction works. These aspects are discussed in more details within 

the assessment. 

 

5.31 Overall, the AIA considers the proposed development acceptable in terms of impact on trees subject to 

implementation of a number of mitigation and protection measures, including a section of access drive to 

be constructed using no-dig surfacing, and the facilitation of pruning to Leyland cypress group (G1). 

 

 Highway Safety, Vehicular Access and Parking 
 

5.32 Planning Authorities should consider the highways impact of any proposed development in relation to the 

Government’s National Planning Policy Framework (NPPF). Policy TS3 of the DM DPD confirms that 

development that has a significant negative impact on highway safety or the satisfactory functioning of the 

highway network will not be permitted. 

 

5.33 Access to the proposed dwelling is provided via the existing driveway currently serving the commercial unit 

on site which runs between nos. 293 and 291 Drayton High Road.  The residential driveway will continue 

across the front of the proposed property to allow access to the two car parking spaces at the side (north 

east) of the proposed dwelling. 

 

5.34 The site will be well integrated with the existing surrounding development and future residents will have 

easy access to surrounding services and facilities, all within easy walking or cycling distance, with frequent 

and regular bus services from Drayton High Road bus stops (100m metres from the site) connecting the 

proposed scheme to Norwich and beyond. 

 

5.35 The proposal is considered to be acceptable in terms of highway safety and parking provision in accordance 

with national and local planning policies and no highway safety issues are anticipated from the proposed 

access point in accordance with policies TS3 and TS4 of the DM DPD and the NPPF. 
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6. Conclusions 
 

6.1 The application seeks full planning permission for the demolition of a storage building and erection of one 

detached one and a half storey dwelling on land to the rear of 293a Drayton High Road, Norwich.  It is 

considered that the application is acceptable in planning terms for the following reasons: 

 

 The scheme provides a high quality design dwelling to replace an unviable employment use to the benefit 

of the community complying by virtue of improving the amenities of neighbouring properties complying 

with Policy E2 of the DM DPD; 

 

 The proposal will make efficient use of previously developed land replacing a non-conforming use with a 

dwelling as encouraged by paragraphs 84, 117 and 118(d) of the NPPF; 

 

 The site forms a logical infill development and its relationship with existing development does not appear 

incongruous and would not detract from the established form and character of the surrounding area in line 

with policies 1 and 2 of the JCS, Policy GC4 of the DM DPD and Policy 3 of the Hellesdon NP; 

 

 The proposed layout is in keeping with the surrounding built form and offers adequate distances between 

habitable accommodation to ensure that reasonable living conditions are maintained for both the proposed 

and the existing dwellings complying with Policy GC4 of the DM DPD; 

 

 Subject to mitigation measures, the proposed development would not result in an unacceptable impact on 

the existing trees; and  

 

 The proposal would be acceptable in highway safety terms in accordance with policies TS3 and TS4 of the 

DM DPD. 

 

6.2 In conclusion, the proposal provides an acceptable form of development in planning terms and is 

considered to comply with the JCS, Local Plan, Hellesdon NP and the NPPF.  On this basis, planning 

permission should be granted for this development. 

  

    

 

 


	1. Introduction
	2. The application site
	The Site
	Site Surroundings
	Planning History

	3. The Proposal
	4. Planning Policy Considerations
	National
	Local

	5. Planning Policy Assessment
	The Principle of the Development
	Layout, scale and design
	Residential Amenity
	Trees
	Highway Safety, Vehicular Access and Parking

	6. Conclusions

