HINDRINGHAM PF/20/1345 — Construction of 12 no. dwellings with associated parking,
landscaping and infrastructure: Land South of Wells Road, Hindringham

Major Development

Target Date: 24.12.2020
Extension of Time: 10.09.2021
Case Officer: Tracey Meachen
Full Planning Permission

SITE CONSTRAINTS

Designated Area of Countryside within the adopted Core Strategy
Designated Tourism Asset Zone within the adopted Core Strategy
Within the Tributary Farmland Landscape Character Area

EA Risk of Flooding from Surface Water + CC

EA Risk of Flooding from Surface Water 1 in 100 andl1 in 1000
Areas Susceptible to Groundwater Flooding

Located on a C Category Road

Within a Mineral Safeguarding Area

Within an Area identified as Contaminated Land

RELEVANT PLANNING HISTORY

N/A

SITE AND SURROUNDINGS

Hindringham is a small village which has been designated by the Core Strategy (2008) as being
in Countryside and has access to a church and a primary school. Main facilities for day to day
living are located outside the village. Hindringham is located approximately 6 miles from the south
west of Holt, just over 2.5 miles to the north east of little Snoring, and 6-7 miles to the south east
of Wells.

The main thoroughfare through Hindringham is Thursford Road and The Street. Wells Road
forms part of the junction where these two main roads meet, and runs westward. The application
site is located on land adjacent the village boundary line to the south side of Wells Road and is
directly opposite the village Primary School. There is a footpath to the north of the road which
provides safe pedestrian access from the village to the school.

The application site is situated upon former agricultural land which would have been part of a
larger field, and used for access. With larger mechanised farming practices, the land has been
left as scrub land, the larger field being able to be accessed from Harvest Lane. The site is located
to the south side of Wells Road, and sits between a small back land development of 4 dwellings
with detached garages which is to the east of the site, and dwellings which form a linear pattern
of development along Wells Road to the west of the application site, and which are mainly
bungalows. There are houses to the north side of Wells Road alongside the primary school which
is located immediately to the north of the site. Back land developments along Wells Road to the
east of the site are a well-established pattern of development.



The scrubland forming the application site is screened from Wells Road by a raised bank with a
well-established and maintained hedge. There are also a number of trees which appear to have
been planted to form a secondary hedge, but has been left to grow.

The 4 dwellings to the east have been built to a high standard with red pantiled roofs, knap flint
walls and red brick quoins. To the east, the bungalows are constructed of red brick and brown
interlocking roof tiles. The two storey houses are also constructed of red brick, some flint knapp,
and some render. Roofs are a combination of red pantile and brown interlocking tiles.

THIS APPLICATION

Seeks full permission for the erection of 12 dwellings with associated access road from Wells
Road which includes an access road, landscaping and parking. The proposed development
comprises of the following mix:

2 x 1 bed bungalow (affordable rent)

4 x 2 bed bungalow (3 for affordable rent and 1 shared ownership)
2 x 3 bed two storey house (affordable rent)

4 x 3 bed two storey houses (market sale)

REASON FOR REFERRAL TO COMMITTEE

Councillor Richard Kershaw considers the application to be locally contentious and is of high
profile status due to the condition of the existing local drainage system, especially in terms of foul
sewerage issues which need further investigation and clarification, and also in respect of
perceived flood risk further along Wells Road.

CONSULTATION RESPONSES

There have been two rounds of consultation for this application. The first round of consultation
took place for a period of 21 days between 25/09/20 to 16/10/20. The second round of
consultations were for a shorter period of 7 days between 19/04/21 to 26/04/21, although
responses received after this date would be accepted.

Amended plans were received in response to the constructive comments made by both the
Landscape Officer due to the loss of a well-established hedge, and Highways with regard to the
road width at the point of access.

Following the first round of consultations, amendments included revised layout plans which
showed three layout scenarios to explore the hedgerow loss or gain in relation to highways
requirements. These amendments were then consulted on with Highways and Landscaping only.
The application was therefore finalised to address the comments made by both landscaping and
highways, and to address other layout issues identified.

The main amendments are as follows:

Stepping back of plots 1-4 from Wells Road;

¢ Plot 1 has been rotated 90 degrees to face plot 2;
Plots 3 and 4 elevations have been altered so the front elevations are no longer symmetrical
or traditional in appearance;



o Plot 3 now only has part flint to the front elevation instead of full flint with brick detailing,
Plot 4 is now a brick frontage with the loss of the flint frontage;

e The provision of a defined place for pedestrians to stand before crossing the road which will
be located to the east of the main site access;

¢ Reduction in the Gross Internal Floor Area of Plots 3 & 4, from 102sgm to 84sgm and garages
omitted;

e Addition of false chimneys to Plots 3, 4, 9 & 10, to deliver a more varied roofline;

e The southern elevation of Plots 9 &10 has been reworked to enhance the appearance of these
semi-detached dwellings in long distance views across open fields to the south:

¢ Plot 11’s kitchen and living room windows have been rearranged to eliminate any risk of
overlooking onto/from Plot 10

Hindringham Parish Council — Objection

Commented on 16/10/20:

1. Foul Drainage

This development will be linked to the foul drainage in the village which has been inadequate for
years. Raw sewage overflows to nearby farmland. Following this application and Anglian Water’s
response of 13.10.20, the Parish Council met with Anglian Water where serious blockages with
root systems breaking through the system have led to leaking underground causing the above
ground overflows. Anglian Water are urgently carrying out a camera check of the system and we
would ask that the planning department defer their decision until this check is available.

2. Traffic

The proposed alterations to the junction of Well Road and The Street indicates there will be a
noticeable increase in traffic with 27 car parking spaces available on the site. As the development
will also be opposite the School, at dropping off and leaving times, this will increase congestion.

3. Infrastructure

Facilities and services available in Hindringham are:

- buses at 6.08am and 10.48am from Hindringham to Holt and one back at 1.02pm. Any other
services are for Schools. There is no direct bus service to Fakenham.

- The pub is volunteer run and open at limited times only.

- There is a mobile Post Office once a week.

- The school currently has 16 pupils on the roll, down from 72 in previous years.

- The only two (small) employers in the village have no vacancies in the foreseeable future.

4. Need

Although the Parish Council very much supports the principle of affordable housing for local
people and suffers from its own problems with a high number of second homes, but it would like
to comment on this particular application as follows.

Tenants will be drawn from Hindringham and surrounding parishes, but as some tenants in other
housing association properties in the village would like to move to a town due to the lack of
facilities in Hindringham, if they are successful, there will be vacancies in existing properties.

If there are no tenants on the waiting list from surrounding parishes, tenants may be brought in
from urban areas who would not be happy living in a rural area. Isolation may lead to discontent,
leading to problems such as vandalism.

The Parish Council considers there are already enough housing association properties in the
village for local need.



5. Market Housing

Itis disappointing that the market housing will no doubt be sold to second home owners and would
prefer a covenant imposed to restrict occupation, although implications of this in terms of value
and the cost implications for the development are understood.

Additional comments made 25/04/21:

Still objects to this application but acknowledges the new drawings/proposal for the market value
properties may make those properties more affordable to local residents and improves the
conservation and environmental aspect of the development. However, the comments on
sewerage problems, infrastructure and traffic still stand.

Anglian Water — No objections / comments provided

Comments made 13/10/20:

Assets Affected - There are assets owned by Anglian Water or those subject to an adoption
agreement within or close to the development boundary that may affect the layout of the site. The
site layout either needs to take these into account, or the sewers would need to be diverted at the
developers cost under Section 185 of the Water Industry Act 1991, and should normally be
completed before development can commence.

Wastewater Treatment - The foul drainage from this development is in the catchment of Langham
(Norfolk) Water Recycling Centre that will have available capacity for these flows.

Used Water Network - Based on the submitted Flood Risk Assessment & drainage strategy, the
sewerage system at present has available capacity for these flows. The developer should serve
notice under Section 106 of the Water Industry Act 1991 if connection is to be via this sewerage
network.

Surface Water Disposal - The preferred method of surface water disposal would be to a
sustainable drainage system (SuDS) with connection to sewer seen as the last option. The
surface water drainage hierarchy considers infiltration on site as the preferred disposal option,
followed by discharge to a watercourse followed by connection to a sewer.

From the details submitted to support the planning application the proposed method of surface
water management does not relate to Anglian Water operated assets.

Comments made on 17/06/2021

Anglian Water is aware of the sewer that crosses the fields within the catchment area. This sewer
is in need of cleaning and some maintenance works. Our operations team have tried to carry out
these works earlier in the year but the wet weather and poor access prevent us from continue
with this work. There are plans to return to the area around July/August time when crops are
coming off the fields and the area should be much dryer. This work will be to clean the sewer and
carry out some CCTV surveys.

We can confirm that these works are not prompted by and are not related to network capacity.

Conservation and Design (NNDC) — no objections subject to conditions
From a pure C&D perspective, there is nothing which would lead to the conclusion that the
scheme would not be compliant under policies EN 4 and EN 8 of the LDF Core Strategy.

Revisions made to the scheme are considered to be beneficial and the proposed materials
schedule remains acceptable, but prior agreement is required for the design of the chimney stacks
which can be secured via condition.



Environmental Protection (North Norfolk District Council) — no objections

Comment made on 15/12/2020:

Contaminated Land — Contamination records show no potential contamination. In light of the
Phase 1 Geo-Environmental appraisal submitted as part of this application, there are no concerns
regarding land contamination and it is considered that further contamination investigation is not
warranted.

Nuisance - Residential occupation is generally unlikely to give rise to significant levels of noise,
light, odour, dust/fumes or other such detriment to the amenity of the area.

Lighting - Lighting units are proposed to the front and rear elevations of all properties. The
proposed make and model to be employed on each property is stated as the Ansell ADU50 Dugas
50-Watt wall light. The luminaire efficacy would constitute a medium level of brightness and is
unlikely to give rise to ‘statutory nuisance’ to neighbouring residents in respect of light and the
proposed light model should be installed in a downward orientation and if possible activated by a
motion sensor to prevent extended periods of illumination.

Air Source Heat Pumps - Air Source Heat Pump (ASHP) will be installed at each property, namely
the Vaillant aroTHERM plus. The exact power rating of the model to be employed has not been
specified, however assuming that the highest power rating Vaillant aroTHERM plus 12kW is
installed, the associated noise when in operation will have a corresponding Sound Pressure Level
(SPL) of 52 dB(A) at a distance of 1 metre as measured from the front of the unit. This reduces
to 42 dB(A) at a distance of 3 metres, and 38 dB(A) at 5 metres.

Given an assessment of the proximity of dwellings to Air Source Heat Pumps it is considered that
this would be unlikely to lead to a ‘statutory nuisance’.

Refuse Collection - A dedicated area for the storage of three 240 litre refuse bins will be provided
at each property, as indicated on Drawing number PL-003, and these will be stored discretely at
the rear of the properties and screened by boundary treatments as far as possible. As the
dwellings will be used for residential occupation, any waste generated will be collected according
to standard local authority arrangements, and this will ensure that all waste is disposed of
responsibly in accordance with the Environmental Protection Act 1990.

Foul Drainage - Environmental Health raise the comments made by Anglian Water and the Parish
Council and request that the approval of the development be contingent a foul sewerage solution.

Surface Water Drainage- A meeting was held with the planning officer and a member of the LLFA
on 17th November 2020 to discuss the site, and based on that meeting it is my understanding
that there would generally be no concerns providing that the infiltration test half-drain time was
less than 24 hours. The submitted ‘Flood Risk Assessment & Drainage Strategy’ document states
that the half-drain time (time taken to empty blanket to half volume) at this location was measured
as 7 hours 19 minutes 49 seconds.

The submitted Drainage Strategy states that there is to be no surface water leaving the site, and
that all surface water is to be captured, cleaned and discharged in accordance with the CIRIA
SuDS manual, local guidance and other relevant design guidance. The report therefore concludes
that there will be no increase in surface water flows to the local drainage network. As any surface
water arising on the existing site is not attenuated, the use of soakaways and attenuation systems



in the proposed development may actually result in an improvement upon existing surface water
runoff levels.

The drainage plan provided as Appendix E to the ‘Flood Risk Assessment & Drainage Strategy’
indicates that surface water will be dealt with through a combination of soakaways and — where it
is not possible to comply with Building Regulation requirements for a soakaway to be situated 5
metres from the property and 2.5 metres from a boundary — through the use of permeable
surfacing which will cover a significant proportion of the site.

It is stated that during the conducted site investigation, infiltration testing was undertaken in
accordance with BRE 365, and the obtained results of 1.1 x 10-5 m/s, 8.6 x 10-6 m/s, and 7.2 x
10-6 m/s represent an acceptable infiltration rate for the use of soakaways. The drainage
calculations presented in Appendix F appear to confirm that the size of the soakaways proposed
would be sufficient to deal with a 1 in 100 year rainfall flooding event +40% increase on account
of anticipated climate change. A calculation has also been provided in Part 2 of the ‘Flood Risk
Assessment & Drainage Strategy’ which indicates that the proposed permeable surfacing area
should be sufficient provided that a sub-base of 540mm thickness is utilised.

Environmental Health recommend a condition in regard to permeable surfacing maintenance.

Historic Environment Officer (Norfolk County Council) — no objection

Comment made on 21/05/21

Do not require any conditioned archaeological mitigation for the application, and having received
the final copies of the trenching report, no requirement for any further archaeological works.

Landscape and Ecology Officer (North Norfolk District Council) — No Objection subject to
compliance with the stated criteria within comments made on 18/05/21

Comments made on 06/11/20.

Initially objected to the proposal on grounds of non-compliance with Local Plan policy EN2, EN4
and ENO.

Comments made on 18/05/21:

Setting plots 1-4 back from the road improves the streetscene and patrtially retains the rear section
of the front boundary hedge.

1. Future appropriate maintenance and retention of existing vegetation and habitat needs clearly
setting out, and not apportioned to individual plots.

2. The section of soft landscape adjacent to the south boundary (labelled as ‘new habitat
planting’) needs to be identified as part of the front garden of Plot 8, or as an area of public realm.
3. The new southern and eastern boundary hedge should be managed as one landscape feature
and be allowed to mature into a rich field boundary hedge at least 1.8m in height to provide any
functioning habitat.

4. Proportionate habitat compensation and enhancement in the form of off-site mitigation should
be sought elsewhere within the village through engagement with the Parish Council and could
ideally include pond restoration or tree planting in the village to comply with Local Plan Policy EN
9 Biodiversity and Geology.

Lead Local Flood Authority (LLFA) (Norfolk County Council) — No comment made
The site falls below the threshold for formal LLFA comments




Although there was no formal consultation response from the North Norfolk County Council Lead
Local Flood Authority (LLFA), there was a meeting between an LLFA Officer, the Case Officer
and an Environment Protection Officer on the 17th November 2020 to discuss the site. It was
concluded that, because infiltration test half-drain times were recorded as under 24 hours, there
would be no concerns.

Norfolk County Council — Highway Authority— No objection subject to conditions

Initial objection made on 4/12/2020:
Comments made 21/05/21:

Although the Highways Authority have withdrawn their objection, they still raise concerns over the
specific location, the number of dwellings proposed opposite the village school and the siting of
the main access siting. They would have preferred a better scheme.

The scheme is essentially the same as that originally submitted. The main means of access to
the site is proposed at the narrowest point on the frontage, and whilst it is not directly opposite
the school gates, it is very close. As we previously agreed, the location of the existing field
entrance would have been a better location for the main entrance, both in highway terms as the
road is wider at that point, and would have involved less hedge removal. Wells Road is less than
two- way vehicle width at the eastern end of the site and there is currently notable overrunning of
the verge along the site frontage as a result. A single point of access to the site, located towards
the eastern end of the frontage would be the most appropriate.

The scheme now includes for principally a verge along the majority of the site frontage. Providing
that the verge is levelled to provide a safe walking route for most, as per the verge to the east of
the application site, this would suffice. At the main entrance to the site a short safe standing area
is provided however, this will need to be long enough for residents to easily cross the road to the
footway on the north site of Wells Road. No vision splays are shown from the site entrances and
it Is not depicted as to how wide the verge along the frontage will be.

There are still some concerns in relation to the numbers of properties that are proposed at this
location opposite the village school, together with a lack of continuous footways within the village.
With the current highway situation, the scheme is considered to be overdevelopment for the
reasons previously given. In addition, our guidelines recommend that a maximum of 9 dwellings
should be served from a single point of access unless an estate road to adoptable standard is
provided. Although if the access road is to be wholly owned and maintained by a Housing
Association then that would be acceptable.

Planning Policy (North Norfolk District Council) — Comments made

The proposal appears well related to the settlement. From a policy point of view, the main
compliance issue relates to the number of market housing which would be considered by housing
colleagues. Therefore, there are no comments to make, unless specifically requested

Strategic Housing (North Norfolk District Council) — No objection subject to the delivery of
affordable housing

Comments made on 07/10/20

The site is on land designated as countryside in the current local plan. Planning Policy HO3 allows
for the development of affordable housing providing there is evidence of local housing need. An



element of market housing is allowed provided this is the minimum necessary to cross subsidise
the affordable housing.

Housing Need

The council’s housing list provides evidence of housing need. For affordable housing in the
Countryside we consider applicants with a local connection to Hindringham and the adjoining
parishes. As at 7th October 2020 there are 87 households on the council’s housing list with a
local connection to Hindringham, of these 66 households are in Bands A — C which are the
households with the strongest local connections. In terms of household type there are:

. 27 Single person households.

. 15 Couples.
. 34 Small families (up to two children).
. 11 Large families (three or more children).

There are 24 households age 60+ and six households which include a wheelchair user.
Proposed Property Mix

Broadland Development Services plan to develop 12 homes on the site. There will be four market
homes and eight affordable homes, seven for affordable rent and one for shared ownership.

Viability Consultant (North Norfolk District Council) — No objection to the assumptions made
within the Viability Assessment

The applicant has submitted information regarding the split of 7 affordable rented units, 1 shared
ownership unit and the erection of 4 open market units and no open space contributions.

The Viability Consultant supports the calculations made within the viability report and confirm that
4 open market units are the minimum number required to support the delivery of 8 affordable units
proposed.

Further, the only way the open space contributions of £48,253 could be made would be at the
expense of one affordable dwelling in exchange for a market dwelling or a change in the tenure
mix of the affordable dwellings from affordable rent to intermediate tenure.

REPRESENTATIONS

There were two periods of public consultation. The first was for a period of 21 days between
25/09/20 to 16/10/20, and the second was for a period of 15 days between 20/04/21 to 04/05/21.

During the first public consultation period a total of 7 representations were made. 1 was a
comment while 6 were objections.

The key points raised in OBJECTION are as follows:

- Unsustainable location with few amenities and no local employment. The pub is part-time,
the post office a mobile unit and bus service may be regular but only a few trips per weekday.

- Will result in a loss of view and privacy for some and will overshadow or overlook others.

- Heat pumps proposed will cause noise disturbance

- Density proposed is too high,

- All frontage properties should be constructed of brick and flint like plots 2,3 and 4 to be in
keeping with the cottages opposite and the conservation area a short distance to the west.

- Frontage properties should be bungalows rather than houses,



- Rear gardens too small for rural location.

- The number of dwellings will likely cause increased traffic noise, spoiling the rural peace,

- Nowhere for visitors to park, and parking on Wells Road will block others access,

- The road is too narrow for increased traffic flow with road safety issues caused by the speed
of traffic along Wells Road, and proximity to the entrance to the school during school hours,

- lack of clear visibility when entering Wells Road from some properties,

- Will cause flooding due to extent of non-permeable or semi-permeable surfaces, and high
water table, especially to the west of the site where properties are on lower land levels,

- Flooding occurs annually due to heavy rain which blocks the road as ditches can’t cope,

- Inadequate sewage system with sewage backup on existing properties,

- Semi-permeable car parking spaces could cause oil pollution, etc from faulty cars,

- watercourses, drains and ditches are unlikely to be adequately maintained,

- Road often floods due to surface water in heavy rain. The proposal will increase flooding,
contrary to 155-165 of NPPF,

- A comprehensive drainage survey is needed to confirm the current system is adequate.

- Will harm biodiversity and wildlife due to loss of habitat, eg wild grasses, rough vegetation and
the hedge and harm due to traffic.

- If the impact on the Highway is negligible, why do they need to improve the junction with The
Street,

- Development too cramped to encourage wildlife in bird boxes, etc,

- lighting in the estate will cause light pollution in countryside,

- There is the option to turn right out of the new development and head towards various villages
and Fakenham which would potentially impact on the conservation area which is close to the
development.

- Social housing needs questioned due the large council area on Wells road.

The key points raised through the comment are as follows:

- Facilities in village are overstated,

- Happy that he number of driveways have been reduced in number,

- If no impact on Wells Road / The Street, why is it being modified? Should modify speed of
drivers in the area,

- In favour of affordable housing but no need for it in the village,

- Transport costs too much of a burden on young families with a budget,

- Hope affordable housing numbers can be delivered.

During the second public consultation period no further representations were made.

LOCAL MEMBER CONTACT

Councillor Richard Kershaw commented that the drainage was a contentious matter, and that no
real solution has been seen from Anglian Water.

| do have grave concerns regarding the issue of drainage in Hindringham. | have been sent videos
of flood water and effluent pouring out on manhole covers into nearby streams and onto farmland.
The Parish council and parishioners are extremely concerned regarding the existing situation
which has shown no sign of being resolved and has been ongoing for years. The thought of
another development being sited on Wells road and using this drain system seems to them
irresponsible. They have had no reassurance from Anglian Water other than to hear from them
that the system is adequate which seems very strange when it is constantly overflowing. No



remedial work has been undertaken to my knowledge.

Human Rights Implications

It is considered that the proposed development may raise issues relevant to

. Article 8: The Right to respect for private and family life.

. Article 1 of the First Protocol: The right to peaceful enjoyment of possessions.

Having considered the likely impact on an individual's Human Rights, and the general interest of
the public, approval of this application as recommended is considered to be justified,
proportionate and in accordance with planning law.

Crime and Disorder Act 1998 - Section 17
The application raises no significant crime and disorder issues.

RELEVANT POLICIES

North Norfolk Core Strategy Policies 2008:

SS 1 - Spatial Strategy for North Norfolk

SS 2 — Development in the Countryside

SS 3 - Housing

SS 4 — Environment

SS 6 — Access and Infrastructure

HO 1 — Dwelling mix and type

HO 2 — Provision of Affordable Housing

HO 3 — Affordable Housing the Countryside

HO 7 — Making the most efficient use of land (Housing density)
EN 2 — Protection and enhancement of landscape and settlement character
EN 4 — Design

EN 6 — Sustainable construction and energy efficiency

EN 8 — Protecting and enhancing the historic environment
EN 9 — Biodiversity and geology

EN10 — Flood risk

EN 11 — Coastal Erosion

EN 13 — Pollution and hazard prevention and minimisation
CT1 - Open Space Designations

CT 2 — Development contributions

CT 5 — The transport impact of new development

CT 6 — Parking provision

MATERIAL CONSIDERATIONS

Supplementary Planning Documents (SPDs):

North Norfolk Landscape Character Assessment 2021
North Norfolk Design Guide 2008

National Planning Policy Framework (NPPF):

Section 2 — Achieving sustainable development
Section 5 — Delivering a sufficient supply of homes



Section 8: Promoting Safe and Healthy Communities

Section 9 — Promoting sustainable transport

Section 11 — Making effective use of land

Section 12 - Achieving well-designed places

Section 14 — Meeting the challenge of climate change, flooding and coastal change
Section 15 — Conserving and enhancing the natural environment

OFFICER ASSESSMENT

Main Issues to consider:

1 Principle of development
2 Housing Mix and Type
3 High Quality Design

4, Residential Amenity

5. Historic Environment
6 Landscape

7 Ecology and Habitats Regulation Assessment

8 Highways and Parking

9. Open Space

10. Coastal Erosion, Flood Risk and Drainage

11. Sustainable Construction and Energy Efficiency

12. Other considerations (Refuse Storage and External lighting)
13. Planning Obligations

14. The Planning Balance

1. Principle of Development

In accordance with Section 38(6) of the Town and Country Planning Compulsory Purchase Act
2004, planning applications must be determined in accordance with the Development Plan unless
material considerations indicate otherwise. The Council can also demonstrate a Five Year
Housing Land Supply and the Development Plan is considered to be up-to-date.

The application site is a non-allocated site of approximately 0.43 hectares in size. The current
use of the land is as an agricultural field to the south of the settlement of Hindringham, which is
identified within policy SS 1 of the adopted North Norfolk Core Strategy as being in a countryside
location where development will be restricted to particular types of development including meeting
affordable housing need.

The proposed development will be erecting 12 dwelling houses, 8 of which will be affordable
housing, and homes will be adapted to minimise energy usage for basic heating, lighting and
ventilation needs, reducing the carbon footprint.

Policy SS2 restricts the development of market housing in the countryside to prevent dispersed
dwellings and unsustainable development. It is, however, supportive of the delivery of affordable
housing where an unmet need is being met and subject to the further criteria as set out within
Policy HO 3.

Policy HO 3 seeks to permit affordable housing development within the countryside provided that:

o the proposal would help to meet a proven local housing need for affordable housing as
demonstrated in the Strategic Housing Market Assessment and waiting list information, and



o the affordable housing provided is made available to people in local housing need at an
affordable cost for the life of the property (the Council will ensure that any planning permission
granted is subject to appropriate conditions and/or planning obligations to secure its
affordability in perpetuity).

o for schemes of 10 or more dwellings the site is situated within 100m of the boundary of a
Principal or Secondary Settlement or one of the defined Service Villages or Coastal Service
Villages, and

e for schemes of 10 dwellings or fewer the site adjoins an existing group of ten or more
dwellings;

There is an identified need for affordable homes within Hindringham; there are currently 66
households which have strong local connections. In addition, there are 24 households with an
age group on or above 60 years of age and six households which include a wheelchair user. The
housing proposed can be secured in perpetuity in order to help meet the needs of the parish.

In regard to the site location, the proposal for 12 dwellings would not meet this requirement of the
policy as, the site is over 2 miles from the service villages of Walsingham or Little Snoring, which
are the closest defined settlements. Both are therefore over the 100 metre requirement outlined
within Policy HO 3.

Given the Countryside location a development in this location is expected to be fully affordable in
order to be considered acceptable. In this case 4 market homes have been included within the
proposed scheme in order to make the 8 affordable houses viable. This is supported by a Viability
Assessment, to which the Council’s independent viability assessor concluded with the overall
viability of the scheme and the delivery of 4 market homes to support the delivery of 8 affordable
units.

Whilst the proposals cannot be considered to be fully compliant with Policies SS 2 and HO 3 as
although this meets an unmet need in the Parish it is not in strict accordance with the requirements
of Policy HO 3 in regard to location to a higher order settlement and due to the proposal requiring
4no.market dwellings to support the delivery of the affordable units.

Notwithstanding this, the proposal is situated within a location that does have some services and
facilities and is situated within close proximity to the school. Furthermore, the viability report
submitted with this application offers adequate justification for the inclusion of a number of market
dwellings when based on the principles within the NPPF.

Paragraph 77 of the NPPF does state that in rural areas local planning authorities are required to
be responsive to local circumstances and plan housing development to reflect local needs. This
includes the inclusion of some market housing, if required, in order to facilitate the provision of
significant additional affordable housing to meet local needs.

In order to justify a departure from the Development Plan the material considerations will need to
be considered as part of the planning balance. This is carried out within Section 14 of this report.

2. Housing mix and Type

The Core Strategy has identified, within section 3, a deficit of smaller starter homes of one or two
bedrooms in size. Policy HO 1 ‘Dwelling Mix and Type’ therefore expects schemes of more than
five dwellings to have at least 40% with a floor space of 70 sqm or less, and only one or two
bedrooms. In addition, 20% of the dwellings shall be suitable or easily adaptable for occupation



by the elderly, infirm or disabled. Where calculations result in a part dwelling required, the figure
will be rounded upwards.

For a scheme of 12 dwellings, Policy HO1 would require a minimum of 5 dwellings of two
bedrooms or less and 5 with 70sgm or less floor space to provide suitable starter homes. Also,
3 dwellings should be either suitable or easily adaptable for occupation by the elderly, infirm or
disabled (calculations rounded up as per policy requirements).

Plots 5-8 and 11-12 are bungalows which have either 1or 2 bedrooms and are also within the
guideline of 70sgm or less floorspace. This exceeds the 40% required. These six bungalows are
also ideal for the elderly or infirm as they have a bath and walk-in shower, and no stairs.
Therefore, the application is fully compliant with Policy HO 1 of the adopted North Norfolk Core
Strategy.

3. High Quality Design

Policy EN 4 seeks to ensure development is of high quality design which respects local context
and preserves or enhances the character and quality of an area. Proposals should also respect
the residential amenity of nearby occupiers and new dwellings should provide acceptable
residential amenity.

Density

Core Strategy Policy HO7 requires that housing developments in designated service villages
should have an indicative density of not less than 30 dwellings per hectare. The application site
area is outside designated settlement areas, and classed as being in countryside. Policy HO 7 of
the Core Strategy therefore does not provide a minimum density. The NPPF also seeks to avoid
homes being built at low densities due to land shortages which can undermine the meeting of
identified housing needs. However, paragraphs 122 - 123 of the NPPF also advises that policies
should optimise the use of land and should use minimum density standards to reflect the
accessibility and potential of an area. Therefore, lower densities can be applied if strong reasons
can be made as to why a high density would be inappropriate. The NPPF also takes into account
the ‘desirability of maintaining an area’s prevailing character and setting’ and the ‘importance of
securing well-designed, attractive and healthy places’.

A number of objections have been made pointing out that the site represents an overdevelopment
and is being built to too high a density. The site is 0.43 ha. With 12 dwellings proposed on this
site, the density would be 28 dwellings per hectare which is close to the required density of a
service village. Although the adjacent site to the east is only 13 dwellings per hectare in
comparison, which appears to be a typical density for this part of the village, the neighbouring site
was for larger scale development consisting of four large detached houses, with detached double
garages. The proposed site therefore integrates a larger number of homes into the site by
introducing a smaller scale of housing, including 1-2 bed bungalows with no constructed garages
and which rely on car parking spaces. The site also utilises semi-detached and terraced forms of
development rather than just detached houses to increase the density potential of the site.

Policy HO 7 advises that ‘In assessing what density is appropriate priority will be given to ensuring
that making efficient use of land does not result in development that detracts from the character
of the area. The precise density will therefore be determined having regard to the sites immediate
context, on-site constraints, the type of development proposed and the need to provide an



appropriate mix of house types and sizes to meet the community’s needs’.

The 4 market houses which are proposed to front the proposed development are of a similar
overall site width as the four dwellings immediately to the west, although it is acknowledged these
dwellings do have larger gardens than those now proposed. The two properties which front the
adjacent site to the east have also been built to a similar scale.

The development proposed to the rear of the site would have a greater density than the frontage
market dwellings. However, the density only states the number of dwellings to a hectare, and
does not consider the size of each dwelling. The smaller dwellings proposed would allow a
greater density on the application site with a similar built mass as the existing site to the east
which also has a large frontage area given over to an access road, with no front gardens. The
proposed development would therefore visually fit in with the adjacent developments being of a
similar scale of development, despite being of a greater overall site density.

It is therefore considered that the proposed development does make an appropriate use of land,
satisfying Policies EN 4 and HO 7 of the North Norfolk Core Strategy and the National Planning
Policy Framework.

Scale

The amendments to the scheme includes turning plots 1 and 2 ninety degrees so that the end
gables face the highway. This serves to reduce the visual impact against the adjacent bungalow
to the west of the site, and would accommodate landscape improvements. In addition, this would
also provide a greater separation distance between the two scales of development. However, on
viewing the proposed estate on the approach from the west, the bungalows would be seen against
the backdrop of the proposed two storey dwellings fronting the application site.

The site section