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SHIPDHAM
Land to the East of Mill Road

D D Dodd & Son
The Old Waggon & Horses Chapel Street

ADM Architectural
Flint Cottage Shropham Road

Erection of  8 detached houses with garages including highway improvements 

Outline

3PL/2011/0182/O

N

N

In Settlemnt Bndry

P P for Residential

Y

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA:

TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

1. Previous site history
2. Residential amenity
3. Design
4. Highway safety
5. Protection of Great Crested Newts on site

 KEY ISSUES

The application seeks outline planning permission (including access and layout) for the erection of
8 dwellings.  The submitted layout illustrates that the dwellings would be detached with either
detached or attached garages.  It should be noted that this application is tied to another
application (3PL/2011/0189 included on this agenda with Conservation Area Consent
3PL/2011/0187) by a Section 106 agreement for the conversion of the former school buildings to
6 affordable housing units.

The application site is located within the Settlement Boundary of Shipdham, to the east of Mill
Road.  Historic uses of the site include gravel extraction, use as a timber yard and as a tip for
builders. The area is generally characterised by residential development of various designs,
although to the north and east of the site is open grassy land with some mature vegetation.
There is a pond in the north-east corner of the site which contains Great Crested Newts.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: James Stone
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Outline planning permission was granted in 2004 for the erection of five dwellings on land to the
rear of Molecatchers Cottage.
Planning permission was sought in January 2006 for the development of the site for 42 dwellings.
The application was subsequently withdrawn.
Planning permission was refused in 2007 for the demolition of one dwelling and the construction
of 24.  The subsequent appeal was dismissed.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

CP.10
CP.11

DC.1
DC.11
DC.12
DC.13
DC.16
DC.17
DC.19
DC.2
DC.4
PPG13
PPS1

PPS25
PPS3
PPS5

PPS7

PPS9

SS1

Natural Environment
Protection and Enhancement of
the Landscape
Protection of Amenity
Open Space
Trees and Landscape
Flood Risk
Design
Historic Environment
Parking Provision
Principles of New Housing
Affordable Housing Principles
Transport
Delivering Sustainable
Development
Development and Flood Risk
Housing
Planning for the Historic
Environment
Sustainable Development in
Rural Areas
Biodiversity and Geological
Conservation
Spatial Strategy

The following National Planning Guidance and the Breckland Adopted Core Strategy and
Development Control Policies have been taken into consideration in the determination of this
application:

SHIPDHAM P C -   

No

 EIA REQUIRED
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GILBERT ADDISON - TREE & COUNTRYSIDE OFFICER    

NORFOLK COUNTY COUNCIL    

CONTAMINATED LAND OFFICER    

KEITH BECKETT  ARCHITECTURAL LIAISON/CRIME    

NORFOLK LANDSCAPE ARCHAEOLOGY    

Application considered contrary to Policies CP10, CP11 and DC12.
Track and enclosing banks are a valuable wildlife corridor and historic landscape feature and
should be retained as part of bounding landscape. Objection to the loss of track and banks.
A beech tree on the track is the subject of a Tree Preservation order.
The relationship between the proposed properties and other protected trees, on and beyond the
boundary is accepted as unlikely to be detrimental to the roots of those trees and the trees, in
terms of shading and perception, should not be detrimental to the amenity of any future
occupants. 
The pond in the north east of the site has been demonstrated to contain a breeding population of
Great Crested Newts.  Habitats Regulations require three sequential tests - can effect be
avoided; can effect be mitigated for; can satisfactory compensation be given?  These tests are
the same as apply to an application for a license from Natural England.
In consideration of both the Habitats Regs and Policy CP10 the disturbance could be avoided by
development fewer houses (a previous outline consent gave consent for 5 dwellings).  Mitigation
might be considered that retained the pond with appropriate fringing habitat but this would
preclude landfill and a dwelling in close proximity.  A compensatory translocation of the newts to
a site north of the village would remove them from the natural corridor of the stream and might
isolate them in the midst of intensive agriculture. 
Objection to the principle of translocation of Great Crested Newts.  

No objection subject to conditions

Recommends conditions in respect of site investigation/remediation and unexpected
contamination with informative.
Issues raised in respect of submitted desk study/site investigation.  Advice to contact
Environment Agency in respect of contamination of controlled waters.

No indication relating to measures taken to deter crime and disorder.  General advice offered.

Potential for heritage assets with archaeological interest.  Further information and a heritage
statement is required. 

In light of additional information received, earlier comments withdrawn.  No archaeological work
will be required

Not a planning issue we know but this will open Mill Road up to further development if the road
junction to A1075 is altered.
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One letter of objection has been received regarding surface water drainage.

 REPRESENTATIONS

*  The application is referred to the Planning Committee at the request of a Ward Member.
*  The application site is located within the Settlement Boundary of Shipdham and, as such, the
principle of residential development is acceptable. Furthermore, outline planning permission was
granted in 2004 for the erection of 5 dwellings.
*  The site is considered to be of a sufficient size to accommodate eight detached dwellings
without detracting from the character of the area.  Whilst the proposed layout indicates a scheme
of a fairly low density, it is in keeping with the pattern of development in the area which is
characterised by spacious plots. Furthermore, the majority of the existing mature vegetation
around the boundary of the site will be preserved as part of the proposal, given the large amount
of space available on the site.  The Tree and Countryside Officer has objected to the loss of the
track and enclosing banks.
*  The submitted layout illustrates that the proposed dwellings would be located at a significant
distance from neighbouring properties to avoid issues with regard to loss of sunlight, overlooking
and overdominance.  The proposed access to the site is also considered to be located at an
acceptable distance from Mole  Catchers Cottage to avoid problems of noise disturbance.
*  The proposed access to the site is considered acceptable by the Highway Authority and the site
layout illustrates that sufficient parking, at least two cars per dwelling, could be provided on the
site.
*  There have been concerns raised with regard to surface water drainage and flooding at the site
but the Environment Agency have not objected to the proposal following the receipt of a revised
Flood Risk Assessment.
*  Surveys for Great Crested Newts in 2007 and 2010 identified a small population around a pond
in the north-east corner of the site, in the garden of proposed plot 6.  The scheme would retain
the pond within the development but the majority of the terrestrial habitat to the south would be
removed as part of the development.  In order to mitigate against any potential impacts a Section
106 agreement will ensure that all amphibians are caught within the potential terrestrial habitat
and relocated to an area to the north of the village.  The location of the receptor site should allow
the newts to spread into adjacent areas.  The Tree and Countryside Officer has objected to the
translocation of the Great Crested Newts.

 ASSESSMENT NOTES

ENVIRONMENT AGENCY (CLAIRE BRINDLE)    

ENVIRONMENTAL HEALTH OFFICER - POOR DRAINAGE    

Following receipt of additional information and a Flood Risk Assessment, no objections subject to
conditions.

No objection subject to conditions in relation to foul water disposal, surface water disposal and
construction of system.

ANGLIAN WATER SERVICE -  No Comments Received 
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Outline Planning Permission

3005
3058
3060
3046
3104
3402
3740
3740
3740
3740
3740
3740
3740
3740
3920
3920
3920
3920
3920
3414
3994
3994
3994
3994
3998
3996

Outline Time Limit (3 years)
Standard Outline Condition
Standard outline landscaping condition
In accordance with submitted plans
External materials to be approved
Boundary screening to be agreed
Any highway conditions: SHC20
Any highway conditions: SHC24
Any highway conditions: SHC29A
Any highway conditions:SHC29B
Any highway conditions: SHC30A
Any highway conditions: SHC30B
Any highway conditions: SHC39A
Any highway conditions: SHC39B
EA condition
EA condition
EA condition
EA condition
EA condition
Fencing protection for existing trees
Arboricultural Note
Amphibian & Reptile Survey
Relocation of Great Crested Newts
Norfolk Constabulary Note
NOTE: Reasons for Approval
Note - Discharge of Conditions

 RECOMMENDATION

 CONDITIONS

*  The proposed development site is located in the valley of a small watercourse within the
medieval settlement of Shipdham. Excavations adjacent to this watercourse to the west of Mill
Road revealed important archaeological remains of prehistoric and Late Saxon date. However, a
report submitted by the applicants clearly demonstrates that the western part of the proposed
development site has also been quarried and consequently no archaeological remains are likely
to survive. In view of this Norfolk Landscape Archaeology withdrew their objection and
recommended that no archaeological work will be required at this site. 
*  Finally, the site will be linked by a Section 106 agreement to planning permission
3PL/2011/0189/F, (subject to Committee approval) with the associated Conservation Area
Consent (included on this agenda) for the conversion of the former school building to six
affordable units.  The provision of six affordable units satisfies the Council's policy of providing at
least 40% affordable housing.  There have been no objections from the Council's housing team to
the proposal.
*  The application is recommended for approval subject to conditions and unilateral and Section
106 agreements.
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4000 Variation of approved plans
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SHIPDHAM
The Old School House
Chapel Street

D D Dodd & Son
The Old Waggon & Horses Chapel Street

ADM Architectural
Flint Cottage Shropham Road

Conversion of former school buildings to 6 affordable housing units inc. some
demolition

Conserv.Area
Consent

3PL/2011/0187/CA

Y

N

In Settlemnt Bndry

No Allocation

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA:

TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Protecting the character of the Conservation Area.

 KEY ISSUES

The application, as amended, seeks Conservation Area Consent for the change of use of the
former school from retail use to six affordable housing units. As part of the scheme a parking area
will be provided on site which will result in the demolition of the rear section of the former school
building.  The proposal will also lead to the demolition of the outbuildings and some single-storey
additions to the school.  

The application site is located to the south of Chapel Street and is within the Settlement Boundary
and Conservation Area of Shipdham.  The existing building is located on a fairly prominent site as
it is next to the Village Green.  Recently the building has been used in part as a printing works, a
part time cafe/meeting room whilst the former school house has remained as a dwelling
throughout.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: James Stone

No

 EIA REQUIRED
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Conservation Area Consent RECOMMENDATION

Permission was granted for the change of use from a shop to a Christian charity café under ref:
3PL/2003/0930/CU.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

A letter of concern has been received regarding parking.

 REPRESENTATIONS

* The application is referred to the Planning Committee at the request of a Ward Member.  It is
accompanied by application 3PL/2011/0189/F (included on this agenda) which seeks full planning
permission for the conversion of the former school building to six affordable units.
* The proposed alterations and demolitions on the site are considered to make a positive
contribution to the Conservation Area.  The proposed conversion will result in the loss of
structures, namely the rear section of the former school building, outbuildings and some single-
storey additions to the school, that do not make a valuable contribution to the character of the
Conservation Area.  The Historic Buildings Officer is supportive of the proposal.
* The issue of parking was raised by one resident.  Parking was one of the issues considered as
part of the accompanying full application. 
* The application is recommended for approval.

 ASSESSMENT NOTES

ANDREW GAYTON - HISTORIC BUILDINGS OFFICER    
No objection to principle; previous discussion/s during applications 3PL/2009/0109 and
3PL/2008/0168 resolved any outstanding issues from my perspective. I have no objection to the
current proposal to remove the rear wing to facilitate parking provision.

 CONSULTATIONS

DC.16
DC.17
PPS5

Design
Historic Environment
Planning for the Historic
Environment

The following National Planning Guidance and the Breckland Adopted Core Strategy and
Development Control Policies have been taken into consideration in the determination of this
application:

SHIPDHAM P C -   
Could there be a 106 agreement to allow Shipdham people on the housing waiting list to have
first refusal to rent, could construction vehicles not use village green parking during construction.
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3011
3046
3998
4000
3996

Conservation Area Consent - Time Limit (3 years)
In accordance with submitted plans
NOTE: Reasons for Approval
Variation of approved plans
Note - Discharge of Conditions

 CONDITIONS
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SHIPDHAM
The Old School House
Chapel Street

D D Dodd & Son
The Old Waggon & Horses Chapel Street

ADM Architectural
Flint Cottage Shropham Road

Conversion of former school buildings to 6 affordable housing units inc. some
demolition

Full

3PL/2011/0189/F

Y

N

In Settlemnt Bndry

No Allocation

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA:

TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

1. Provision of affordable housing
2. Impact on the character of the Conservation Area
3. Residential amenity
4. Parking and highway safety

 KEY ISSUES

The application, as amended, seeks full planning permission for the change of use of the former
school from retail use to six affordable housing units. As part of the scheme a parking area will be
provided on site which will result in the demolition of the rear section of the former school building.
 The proposal will also lead to the demolition of the outbuildings and some single storey additions
to the school.  The wrought iron railings on the Chapel Street frontage and along the southern
boundary will be removed, restored and re-erected on new coping stones.

The application site is located to the south of Chapel Street and is within the Settlement Boundary
and Conservation Area of Shipdham.  The existing building is located on a fairly prominent site as
it is next to the Village Green.  Recently the building has been used in part as a printing works, a
part time cafe/meeting room whilst the former school house has remained as a dwelling
throughout.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: James Stone
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Permission was granted for the change of use from a shop to a Christian charity café under ref:
3PL/2003/0930/CU.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

NORFOLK COUNTY COUNCIL    

GILBERT ADDISON - TREE & COUNTRYSIDE OFFICER    

No objections to revised scheme subject to conditions

No comment.

 CONSULTATIONS

CP.14
DC.1
DC.11
DC.16
DC.17
DC.19
DC.2
DC.4
PPG13
PPS1

PPS3
PPS5

PPS7

SS1

Sustainable Rural Communities
Protection of Amenity
Open Space
Design
Historic Environment
Parking Provision
Principles of New Housing
Affordable Housing Principles
Transport
Delivering Sustainable
Development
Housing
Planning for the Historic
Environment
Sustainable Development in
Rural Areas
Spatial Strategy

The following National Planning Guidance and the Breckland Adopted Core Strategy and
Development Control Policies have been taken into consideration in the determination of this
application:

SHIPDHAM P C -   
Could there be a 106 agreement to allow Shipdham people on the housing waiting list to have
first refusal to rent, could construction vehicles not use village green parking during construction.

No

 EIA REQUIRED
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The Parish asked if there could there be a s106 agreement to allow Shipdham people on the
housing waiting list to have first refusal to rent and that construction vehicles do not use village
green parking during construction.

 REPRESENTATIONS

* The application is referred to the Planning Committee at the request of a Ward Member.  Any
approval will be linked by a Section 106 agreement to permission 3PL/2011/0182/O (subject to
Committee approval) which seeks outline planning permission for market housing consisting of
eight dwellings.  Details are included on this agenda.
* The application site is located within the Settlement Boundary of Shipdham, is not within a
defined town centre and, as such, the principle of a conversion to residential is acceptable.  
* The proposed alterations and demolitions on the site are considered to make a positive
contribution to the Conservation Area.  Alterations were carried out to the school building around
60 years ago and resulted in the slated roof being replaced with concrete interlocking tiles and
redundant chimneys reduced in height.  More recent modifications involved the enlargement of
the original window openings overlooking The Green and the addition of new glazed entrance
doors.  These alterations are considered to have had a detrimental impact on the buildings'
appearance.  The proposed conversion will result in a restoration of a slate roof throughout and
the re-pointing of the brickwork whilst all window frames will be replaced with softwood.  The
Historic Buildings Officer is supportive of the proposal.
* The conversion is not considered to be detrimental to the residential amenity of the area and the

 ASSESSMENT NOTES

ANDREW GAYTON - HISTORIC BUILDINGS OFFICER    

DARRYL SMITH - HOUSING    

KEITH BECKETT  ARCHITECTURAL LIAISON/CRIME    

No objection to principle; previous discussion/s during applications 3PL/2009/0109 and
3PL/2008/0168 resolved any outstanding issues from my perspective. I have no objection to the
current proposal to remove the rear wing to facilitate parking provision.

The application for the conversion of the old school into self contained dwelling units for
affordable housing has been discussed with the strategic housing team and a number of required
alterations have been made to the application. These discussions have taken place with a
Registered Provider who have inputted into the scheme. To facilitate the development of both the
school and the Mill Road applications, the housing team agreed to allow the Mill Road affordable
housing contribution to be supplied at the school site. 
There is an identified housing need in Shipdham and the provision of these units will assist in
meeting these needs. 
We will expect the units to at least meet the HCA's minimum design standards and to be
delivered free from grant.

Comments.

MR P J HEWETT -  No Comments Received 

CONTAMINATED LAND OFFICER -  No Comments Received 
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Planning Permission

3007
3046
3106
3131
3402
3408
3214
3740
3740
3740
3740
3740
3995
3992
3994
3737
3998
4000
3996

Full Permission Time Limit (3 years)
In accordance with submitted plans
External materials and samples to be approved
Window details to be agreed
Boundary screening to be agreed
Landscaping - details and implementation
Obscure glass
Highway condition SHC08 - vehicular access
Highway condition SHC14  - removal pd gates/etc
Highway condition SHC19 - visibility
Highway condition SHC19 - visibility
Highway condition SHC24 - car parking/turning/
NOTE - Unilateral undertakings
Non-standard note re: S106
Notes by Norfolk Constabulary
Highway Note:Inf 2
NOTE: Reasons for Approval
Variation of approved plans
Note - Discharge of Conditions

 RECOMMENDATION

 CONDITIONS

only first floor windows that will be in close proximity to a boundary with residential properties,
those along the southern elevation, will be obscurely glazed.
* The Council's Housing Officer has stated that there is an identified housing need in Shipdham
and the provision of these units will assist in meeting these needs.
* The Highways Officer has not objected to the proposal with regard to highway safety and
parking provision, subject to conditions.
* The application is recommended for approval.
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ATTLEBOROUGH
Oak Tree Park
Norwich Road

Tingdene Group
c/o agent 

Savills (L&P) Ltd
Furzton Lake 23 Shirwell Crescent

Change of use of land to mobile home park  

Change of Use

3PL/2011/0398/CU

N

N

In Settlemnt Bndry

No Allocation

Y

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA:

TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

1. Policy
2. Local character/amenity

 KEY ISSUES

Planning permission is sought for the change of use of land for the standing of residential mobile
homes.  The development would form an extension to an existing mobile home park, known as
Oak Tree Caravan Park.  A total of 49 additional mobile homes would be accommodated in two
parcels of land.  Occupation of the mobile homes would be limited to the over 50s.  Access to the
proposed development would be via the existing caravan park entrance and roads.

The application is supported by various technical reports, including a Planning Statement, Design
& Access Statement, Flood Risk Assessment and Transport Statement.  A draft Section 106
agreement has been prepared providing for contributions towards affordable housing, recreation
and library provision.

The application site is located within a residential area, approximately 0.9 km to the east of
Attleborough town centre.  The site comprises two parcels of land which adjoin an established
caravan park.  One of the parcels is used as a holiday touring caravan site and the other is
presently unused.  In total the site extends to 1.8 hectares.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

 RELEVANT SITE HISTORY

CASE OFFICER: Nick Moys

No

 EIA REQUIRED
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No relevant site history

 POLICY CONSIDERATIONS

ENVIRONMENT AGENCY (CLAIRE BRINDLE)    

KEITH BECKETT  ARCHITECTURAL LIAISON/CRIME    

NORFOLK COUNTY COUNCIL    

The proposed development is acceptable in principle.  Any planning permission granted should
be subject to a condition requiring surface water drainage works to be agreed. 

Anglian Water Services Ltd. should be consulted by the Local Planning Authority and be
requested to demonstrate that the sewerage and sewage disposal systems serving the
development have sufficient capacity to accommodate the additional flows, generated as a result
of the development, without causing pollution or flooding. If there is not capacity in either of the
sewers, we must be reconsulted with alternative methods of disposal.  

No objection in principle.  Advisory comments on access routes, landscaping and lighting.

No objection subject to a planning condition requiring the provision of a visibility splay.  

 CONSULTATIONS

DC.1
DC.11
DC.12
DC.14
DC.16
DC.19
DC.2
PPS3

Protection of Amenity
Open Space
Trees and Landscape
Energy Efficiency
Design
Parking Provision
Principles of New Housing
Housing

The following National Planning Guidance and the Breckland Adopted Core Strategy and
Development Control Policies have been taken into consideration in the determination of this
application:

ATTLEBOROUGH TC -   
No objection. Comments: The burden on infrastructure is noted for which appropriate targeted
S106 contributions are needed. Minor concerns regarding access into the site from a
traffic/highways perspective. 
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A number of objections to the application have been received from local residents.  Concerns
raised include the impact of the proposal on the amenity of neighbours, including loss of privacy
and disturbance, and increased traffic.  More general objections have also been raised about the
impact of development on local infrastructure.  It is argued that development approved ahead of
the Attleborough & Snetterton Heath Area Action Plan would fail to address the wider
infrastructure needs of the town.

 REPRESENTATIONS

*  The application is referred to the Planning Committee as it is a major application.
*  The application site is located within an established residential area and falls within the defined
Settlement Boundary for Attleborough.  It is considered that the site is suitable in principle for use
as an extension to the existing mobile home park.  
*  The proposal would accord with relevant local and national housing planning policies.  The
development would be compatible with the established residential character of the area, and
would be located with easy reach of local services and facilities. The density of development
(albeit of mobile homes rather than permanent dwellings) would be comparable with surrounding

 ASSESSMENT NOTES

GILBERT ADDISON - TREE & COUNTRYSIDE OFFICER    

ENVIRONMENTAL PLANNING    

CONTAMINATED LAND OFFICER    

There is one protected oak tree on the southern edge of the northern site and three protected
oaks and one field maple on the eastern boundary of the southern site and many additional trees
without statutory protection bordering the site. No information is attached to the application that
enables an assessment of the impact of the proposal on these trees. An arboricultural Impact
Assessment taking into account, in particular, the provision of services to the proposed homes
and possible perceived threat from the trees should now be forthcoming.

Further comments will be reported verbally.

Overall there are no policy objections to the principle of development, including mix, density and
106 agreements, however, it is suggested that the case officer address the shortfall in energy
generation (DC14) and parking provision (DC19) for the site.  

No objection.  

NORFOLK WILDLIFE TRUST -  No Comments Received 

STEVE FAULKNER -  No Comments Received 

DARRYL SMITH - HOUSING -  No Comments Received 

STREETSCENE -  No Comments Received 

ANGLIAN WATER SERVICE -  No Comments Received 
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Planning Permission

3920 Conditions to be confirmed

 RECOMMENDATION

 CONDITIONS

development.  The general requirements of Core Strategy Policy DC2, which permits new
residential development in locations like this, would be met. 
*  No affordable housing is proposed as part of the development.  Instead, a financial contribution
of £175,000 towards affordable housing elsewhere in the locality is proposed through a section
106 agreement.  Although on-site provision is generally preferred, in this case, given the nature of
the housing proposed, it is considered that a financial contribution would be appropriate, and
would satisfy the requirements of Policy DC4. Recreation contributions of £39,200, as required by
Policy DC11, would also be secured. A contribution of £2,940 has also been offered towards
library services.
*  It is considered that the proposed development would have only a limited impact on the
character of the surrounding area.  The development would be generally screened from public
viewpoints by existing development.  Whilst it would be visible from adjoining residential
properties, it is not considered that the development would give rise to any significant effects due
to its general scale and nature.
*  In response to concerns raised about impact on trees on the site boundary, an Arboricultural
Assessment has been submitted.  This is currently under consideration and a further update will
be provided verbally.
*  Satisfactory access can be provided to the development.  Subject to the maintenance of
visibility splays from the site entrance, safe access onto Norwich Road can be secured.  It is not
considered that the level of traffic likely to be generated by the proposed development would
have a material impact on traffic conditions on the local road network.
*  The application is recommended for approval subject to conditions and a Section 106
agreement
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OLD BUCKENHAM
The Shrublands

Mr John Alston
Besthorpe Hall Attleborough

Cowen Consulting
Chiara Mere Road Stow Bedon

Demolition of mid 20C bungalows, Conversion of barns to 8 dwellings & erection
of 15 dwellings

Full

3PL/2011/0440/F

N

N

Out Settlemnt Bndry

No Allocation

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA:

TPO:

LB GRADE:

 

 RECOMMENDATION : REFUSAL 

1. Policy justification for the development
2. Sustainability
3. Impact upon the character and appearance of the countryside
4. Impact upon neighbour amenity
5. Highway safety
6. Land Contamination

 KEY ISSUES

The application seeks full planning permission for the following:
- conversion of redundant barns into 8 residential dwellings; 
- demolition of 4 existing bungalows and an existing large commercial/agricultural building; 
- the erection of 15 new dwellings consisting of 2 x 5 bed two storey dwellings; 4 x 3 bed two
storey dwellings; 1 x 2/3 bed single storey dwelling; 1 x 2 bed single storey dwelling; 4 x 2 bed
flats and 1 x 1/2 bed single storey dwelling.
The site is accessed at two points from the adjacent Attleborough Road.

The site is a large parcel of land located within the countryside between Attleborough and New
Buckenham and is located adjacent to the western side of Attleborough Road which provides
access to the site.  The south-eastern part of the site consists of two pairs of semi-detached
single storey dwellings; in the eastern part of the site, immediately adjacent to the Attleborough
Road carriageway is a collection of redundant traditional agricultural buildings; in the northern part

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Chris Raine
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of the site is a further group of traditional farm buildings and the western part of the contains a
large modern agricultural building.  With regard to adjacent land uses there is an existing
detached two storey dwelling with extensive curtilage to the north. 

No relevant site history

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

CP.1
CP.11

CP.14
DC.1
DC.11
DC.14
DC.16
DC.17
DC.2
DC.20

DC.3

DC.4
PPS1

PPS3
PPS5

PPS7

PPS9

Housing
Protection and Enhancement of
the Landscape
Sustainable Rural Communities
Protection of Amenity
Open Space
Energy Efficiency
Design
Historic Environment
Principles of New Housing
Conversion of buildings in the
countryside
Replacement Dwellings and
Extensions in the Countryside
Affordable Housing Principles
Delivering Sustainable
Development
Housing
Planning for the Historic
Environment
Sustainable Development in
Rural Areas
Biodiversity and Geological
Conservation

The following National Planning Guidance and the Breckland Adopted Core Strategy and
Development Control Policies have been taken into consideration in the determination of this
application:

OLD BUCKENHAM P C -   

No

 EIA REQUIRED



BRECKLAND COUNCIL - PLANNING COMMITTEE - 08-08-2011

DC131_new

KEITH BECKETT  ARCHITECTURAL LIAISON/CRIME    

ENVIRONMENT AGENCY (CLAIRE BRINDLE)    

NORFOLK LANDSCAPE ARCHAEOLOGY    

NORFOLK COUNTY COUNCIL    

ANDREW GAYTON - HISTORIC BUILDINGS OFFICER    

CONTAMINATED LAND OFFICER    

ENVIRONMENTAL PLANNING    

General advice regarding "Secured by Design". comment re Section 106 funding

No objection subject to conditions in respect of contamination, a verification report in relation to
remediation, no infiltration of surface water drainage into the ground, scheme of foul and surface
water drainage to be submitted.  

We suggest that the following condition be imposed:-

No development shall take place within the site until the applicant, or their agents or successors
in title, has secured the implementation of a programme of historic building recording in
accordance with a written scheme of investigation which has been submitted by the applicant and
approved in writing by the local planning authority. 

In this instance the programme of historic building recording will comprise a photographic survey
of the structures by a historic buildings specialist for which a brief can be obtained from Norfolk
County Council Historic Environment Service, Union House, Gressenhall, Dereham, NR20 4DR,
01362 869293. 

Sustainability related objections.  No technical objection raised

General support for appropriate adaptive re-use of the historic farm building complex subject to
amendments to Barn B and submission of a schedule of work.

Recommends conditions in respect of site investigation/remediation, unexpected contamination
and informative.

The application seeks the demolition of 20C bungalows, the conversion of barns to 8 dwellings
and the erection of 15 dwellings.  The application site is set in approximately 3.2 ha of land, within
a working farm complex.  The site is located within the Parish of Old Buckenham along the
B1077 approximately 1.5 miles from Attleborough town centre and 1 mile from Old Buckenham
town green.   

Policies CP11 (Protection and Enhancement of the Landscape), CP14 (Sustainable Rural
Communities), DC1 (Protection of Amenity), DC3 (Replacement Dwellings), DC4 (Affordable

The development is outside the settlement boundary. Concerns over access to the development.
No exception criteria is valid for the proposed development.



BRECKLAND COUNCIL - PLANNING COMMITTEE - 08-08-2011

DC131_new

Housing Principles), DC11 (Open Space), DC14 (Energy Generation), DC20 (Conversion of the
Buildings in the Countryside) are particularly relevant to this proposal along with the provisions of
National Policy contained within PPS1 (Delivering Sustainable Development), PPS3 (Housing)
and PPS7 (Sustainable Development in Rural Areas).   

Firstly, the issue of conformity within the provision of National Policy should be considered.    The
core principle of both PPS1 and PPS7 is sustainable development which advocates the strict
control of new development in the wider countryside away from existing settlements.  PPS7 goes
further to state that regard should be had to the protection and enhancement of the wider
countryside and landscape.   Policy SS.1 "Spatial Strategy" of the adopted Core Strategy seeks
to distribute growth in such a way to reduce carbon dioxide emissions through travel and
enhance self containment.  This is to be balanced with the protection of the natural environment
and the need to deliver sustainable communities.  New development should be focused in or
adjacent to towns or local service centres, close to services and facilities - an approach which
has been endorsed within the policy approach throughout the adopted Core Strategy.  

DC 2 (Principles of new Housing)

Proposed new development away from existing settlements, or outside areas allocated for
development in DPD's, should be strictly controlled.  This is endorsed within Policy DC2 of the
adopted Core Strategy which only permits new development within existing settlement
boundaries as defined on the Proposals Map unless exceptions apply.  PPS7 requires proposals
for new housing in the countryside to provide special justification. The applications is devoid of
evidence to support agricultural, forestry or other occupational dwellings as identified in Annex A
of this with PPS7.

This application is made on the auspices of "windfall" development.  Housing which gains the
benefit of planning approval which has not been identified as an allocated site through the
adopted Core Strategy DPD and Proposals Map is classified as a "windfall site".  The estimated
3,000 windfall units referred to in the supporting text of adopted Policy CP1 have been identified
through provision within the settlement boundaries of towns, local service centres and other
villages over the plan period.   Policy CP1 makes no allowance for "windfall" sites that do not
accord with the Policy as this would conflict with policy DC2 and other policies within the
document. The proposal is therefore contrary to Policy DC2.

DC3 (Replacement Dwellings)

The principle of replacement dwellings is acceptable providing that a number of criteria are met.
In this instance, the existing dwellings are two semi detached, mid twentieth century dwellings of
a single storey nature.    The application proposes, as part of the proposed redevelopment of this
site, to increase the number units with a design and scale disproportionate to that of the existing
dwellings. This is contrary to the provisions of Policy DC3. 

DC4 (Affordable Housing Principles)

Notwithstanding the principle of housing in this location, there is a net gain of 19 dwellings on this
site; therefore, a total of 7.6 of these dwellings should be affordable to accord with the 40%
requirements as part of Policy DC4.  The application states that 4 dwellings will be affordable and
it would appear that there have been discussions to provide commuted sums as opposed to
direct on-site provision.  Whilst this may a suitable solution in certain circumstances, no
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information has been provided within the application to clarify this situation and as such, I have
concerns that the application is currently contrary to Policy DC4. 

DC11 (Open Space)

Notwithstanding the principle of housing in this location, the application makes no reference to
open space provision as a result of the proposed development.  All new development is expected
to provide open space contributions as part of any development scheme. Therefore, as the site is
below 25 units (although maybe over 0.8ha), appropriate contributions or open space on site
should be secured in order to comply with the Council's policy. At present, the proposal is
contrary to DC11.

DC20 (Conversion of Buildings in the Countryside) 

The proposal fulfils the principle of Policy CP14 of the adopted Core Strategy, in that it involves
the re-use of a rural building, however, for market housing to be considered acceptable outside of
a defined settlement boundary, the proposal should be assessed against Policy DC20 which
allows for the conversion of outbuildings to residential use, providing that commercial uses have
been considered and discounted through the application process.    

The application is accompanied by evidence of a marketing exercise over a 12 month period, the
outcome of which concludes that a commercial use appears unviable.  However, whilst a
structural report confirms the suitability converting the outbuildings, given the details within the
structural engineers report, I would question the significant amount of re-build required to enable
parts of the barns to be habitable?   Whilst the traffic statement provided within the application
does not raise concerns with visibility in to, and out of the site, or the increase in the number of
traffic movements, it does however make reference to the sites isolated location with no
immediate services and facilities and no regular bus service.  This is contrary to the provisions of
criterion b within the policy justification.

DC16 (Design)

There are a number of design issues that raise concerns.   One particular observation is the
opening in the roof for the central courtyard of barn B.  I am of the opinion that this detail
compromises the character of the farm building by interrupting the existing unbroken roof profile -
characteristic of historic, agricultural buildings.   

DC14 (energy generation) and CP11 (Protection and Enhancement of the Landscape)

Any residential scheme will also need to ensure that 10% of the energy on site is provided
through on site and/or renewable sources.  Furthermore, the application should be assessed as
to its impact within the wider landscape given is rural location away from existing settlements. 

Conclusion

There are a number of concerns with this application.  The application is contrary to the
provisions of National Policy contained within PPS1, PPS3 and PPS7 in terms of the
sustainability of the proposal. Furthermore, the application is contrary to policies DC2, DC3, DC4
and DC11 of the adopted Core Strategy.  It is also noted that whist the engineers report states
that the barns are capable of conversion, there is a significant amount of rebuilding proposed
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which would question the issue of rebuild over conversion principles.   

Therefore, application should be recommended for refusal on the above grounds due to
significant conflict with local and national policy.  

20th July 2011

Whilst the application has been amended to address concerns relating to affordable housing and
open space provision (Policies DC4 & DC11) the application is still contrary to the provisions of
National Policy contained within PPS1, PPS3 and PPS7 and furthermore contrary to policies
SS1, DC2 and DC3, for reason already stated.   

I would however like to expand on the reasons to recommend refusal when applying Policy DC3
(Replacement Dwellings).  Whilst it is accepted that the replacement of 4 units on a "like for like"
basis may be acceptable (in accordance with criterions a-d of policy DC3), criterion (e) of Policy
DC3 states that "there is no increase in the number of units".  The application proposes both an
increase in the number of units combined with the location of the dwellings sited outside of a
settlement boundary within the wider countryside.    I therefore reaffirm the objection on the
grounds that the application would be contrary to the provisions of both DC2 and DC3. 

Whilst the consultation response of the 20th of June in respect of this application provides a
robust synopsis of the key concerns when applying this application against National and local
policy, I would like to draw further attention to the principles of Policy SS1 of the adopted Core
Strategy. Policy SS1 promotes sustainability and directs growth and/or allows development to
towns and villages that contain both a settlement boundary and a level of services and facilities.
Policy SS1 goes on to say that nominal housing growth will provide where capacity allows within
these rural settlements.   This site in question does not conform to the spatial strategy as detailed
within Policy SS1 given its detached location in the wider countryside away from an existing
settlement. 

Furthermore, it is noted that the application is made on the auspices of windfall.  I reiterate my
previous comments:-

Housing which gains the benefit of planning approval which has not been identified as an
allocated site through the adopted Core Strategy DPD and Proposals Map is classified as a
"windfall site".  The estimated 3,000 windfall units referred to in the supporting text of adopted
Policy CP1 have been identified through provision within the settlement boundaries of towns,
local service centres and other villages over the plan period.  Additional windfall in rural areas
may also be delivered through criteria (a-f) of CP14.   Policy CP1 makes no allowance for
"windfall" sites that do not accord with Policies SS1 & CP14 as this would conflict with policy DC2
and other policies within the document. The proposal is therefore contrary to Policies SS1 and
DC2.

NORFOLK WILDLIFE TRUST -  No Comments Received 

STEVE FAULKNER -  No Comments Received 
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A number of representations have been received, a summary of which is as follows:
Objections on the grounds of it should be considered as part of the Attleborough and Snetterton
Heath Action Plan;  it will not benefit the people of Attleborugh; concerns regarding the capacity
of existing wastewater processing systems; fails to acknowledge traffic capacity issues
highlighted in NCC transport study 2008; infrastructure shortfalls have not been addressed;
existing services and utilities are at capacity; decision should not be made until Attleborough
Expansion Plan has been finalised; it would set a precedent for other sites outside of the
Settlement Boundary; the road is dangerous with a history of accidents; the site is outside of any
Settlement Boundary; no special circumstances exist to justify the development; flood risk issues.
Representations have been received which express no concerns at the conversion of the existing
buildings and the re-development of the existing bungalows.

 REPRESENTATIONS

* The application is referred to the Planning Committee as it is a major application.
* The site is located outside of any Settlement Boundary and, as such, proposals for new
residential dwellings need special justification to be considered acceptable.  
* In this instance, the applicant acknowledges that the site is outside of any Settlement Boundary,
however it is suggested that the site is acceptable in planning terms as it qualifies as a "windfall
site" under CP1 of the Adopted Core Strategy.  It is evident within Policy CP1 that to be a
"windfall site" the application site must be within an existing settlement and not in a countryside
location (outside of a Settlement Boundary).  On this basis the site cannot be considered a
"windfall site" in planning terms.
* In policy terms, it is evident that the site is outside of any Settlement Boundary and, as such,
Policy DC2 of the Adopted Core Strategy seeks to restrict dwellings outside of Settlement
Boundaries.  This presumption against residential development in areas outside of Settlement
Boundaries is entirely consistent with national planning policy (PPS1 and PPS7) which requires
developments to be sustainable.  The application puts forward no other compelling reason/s to
justify why new residential dwellings should be permitted on this site.
* The application would require an affordable housing contribution.  Discussions have taken place
with the Housing Team and it has been agreed, in principle, that a commuted sum be provided.
At this point in time, the applicant has agreed to provide the requested amount and negotiations
are ongoing with regard to this.  The necessary legal agreement has not yet been formalised.
This legal agreement would also include the payment of the necessary recreation contributions as
required by Policy DC11 of the Adopted Core Strategy, which the applicant is agreeable to. 
* As part of the proposed scheme, the application seeks to create 8 dwellings through the
conversion of existing rural buildings.  This type of development can be an exception to the
general theme of preventing new dwellings within the countryside and the acceptability of any
such scheme is assessed against Policy DC20 of the Core Strategy. 
*  This part of the scheme is assessed as follows: 
* Criterion A of DC20 requires the assessment of the proposal in relation to the impact upon the
character and appearance of the rural landscape and requires it to make a positive contribution to
the appearance of the locality.  In this instance it is considered that the conversions are

 ASSESSMENT NOTES

GILBERT ADDISON - TREE & COUNTRYSIDE OFFICER -  No Comments Received 

STREETSCENE -  No Comments Received 

DARRYL SMITH - HOUSING -  No Comments Received 



BRECKLAND COUNCIL - PLANNING COMMITTEE - 08-08-2011

DC131_new

Refusal of Planning Permission

9900 Unacceptable development by virtue of additional units

 RECOMMENDATION

 REASON(S) FOR REFUSAL

sufficiently sympathetic to the traditional nature and appearance of the buildings.  The Historic
Buildings Officer agrees with this conclusion. 
* Criterion B requires residential conversions to have reasonable access to local key services and
facilities.  In this instance the site is a significant distance from local services and facilities.
However, Policy DC17 of the Adopted Core Strategy allows for the conversion of buildings in
locations where they would not normally be considered acceptable if the buildings exhibit
particular historic or architectural merits.  In this instance the group of buildings are an attractive
collection, some of which occupy prominent public views and they are recognised by Norfolk
Landscape Archaeology as a priority in regional research framework for archaeology as a
disappearing building type.  On the basis of these factors it is considered appropriate to forego
the sustainability concerns relating to the conversion of the buildings and, as such, not raise a
concern in relation to Criterion B.  
* Criterion C requires developments to have appropriate access to the highway network and for
the local highway network to be capable of dealing with the demands of the development
proposed.  It is considered that the conversion would comply with this requirement.
* Criterion D requires the building/s scheduled for residential conversion to be substantially intact
and capable of conversion without significant extension or re-building.  In this instance, it is
evident, as demonstrated in the application, that the buildings are capable of conversion and do
not require significant extensions.  
* It is considered that the conversion element of the proposal is acceptable in planning terms.
* The scheme also proposes the demolition of four existing dwellings as part of the re-
development.  On this basis Policy DC3 of the Adopted Core Strategy would allow for 4
replacement dwellings on the site subject to 5 criterion being met.  On this basis it could argued
that the four dwellings (House types t3a -d) would be acceptable on the basis of this policy.
* There has been significant concern expressed at the highway safety implications of the scheme.
 The Highway Authority has objected on the grounds of the development failing to provide
sufficient off-site facilities for pedestrians, cyclists and people with disabilities to link with existing
local services; the proposal does not have adequate access to public transport provision and the
site is in unsustainable location.  However, there is no objection on technical grounds eg visibility
etc.    
* Policy DC14 of the Adopted Core Strategy requires developments of this size to provide at least
10% of the energy they require from on-site and/or decentralised renewable sources.  It is
considered appropriate to use a planning * The Environment Agency and Contaminated Land
Officer have requested that planning conditions be attached to any subsequent approval.
* In conclusion, the proposal as submitted, by virtue of the additional units, represents an
unacceptable development in planning terms and is, therefore, recommended for refusal.
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ATTLEBOROUGH
Land off Whitehorse Lane

Mr Steve Becker
E W Becker & Son Properties Stonebarn

Nigel Hurrell
N H Building Design 18 Plassett Drive

Pair of semi-detached dwellings & re-surface entrance road to site
(Resubmission)

Full

3PL/2011/0449/F

Y

N

In Settlemnt Bndry

N

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA:

TPO:

LB GRADE:

 

 RECOMMENDATION : REFUSAL 

1. Comparison with previous applications
2. Impact upon the character and appearance of the locality
3. Impact upon neighbour amenity
4. Highway safety

 KEY ISSUES

This application seeks full planning permission to construct a pair of semi detached houses on
former garden land off Whitehorse Lane in Attleborough.  The dwellings would be constructed in
render and tiles and would each comprise of three bedrooms, a lounge/diner, kitchen and
bathrooms.  Each dwelling would be served by its own parking and garden areas. 
The dwellings would be served by a shared access off an unmade road known as Whitehorse
Lane.

The site lies within the designated Settlement Boundary for Attleborough, as well as within the
Conservation Area.  The development in the surrounding area is characterised predominantly by
residential development of various ages and styles.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Chris Raine

No

 EIA REQUIRED
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3PL/2010/1254/F - Pair of semi-detached dwellings - Withdrawn
3PL/2006/1589/F - Pair of semi-detached dwellings - Refused

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

Objections have been received in respect of the following issues:-
Concern at access arrangements; White Horse Lane unsuitable for further development; too

 REPRESENTATIONS

ANDREW GAYTON - HISTORIC BUILDINGS OFFICER    

GILBERT ADDISON - TREE & COUNTRYSIDE OFFICER    

CONTAMINATED LAND OFFICER    

NORFOLK COUNTY COUNCIL    

No comment.

The small trees on site should not be seen as a material constraint.

No objection.

No objection subject to the imposition of conditions.

 CONSULTATIONS

DC.1
DC.11
DC.16
DC.17
DC.2
PPS1

PPS3
PPS5

Protection of Amenity
Open Space
Design
Historic Environment
Principles of New Housing
Delivering Sustainable
Development
Housing
Planning for the Historic
Environment

The following National Planning Guidance and the Breckland Adopted Core Strategy and
Development Control Policies have been taken into consideration in the determination of this
application:

ATTLEBOROUGH TC -   
No Objections. Comments: concerns remain in respect to highways access to site.



BRECKLAND COUNCIL - PLANNING COMMITTEE - 08-08-2011

DC131_new

Refusal of Planning Permission

9900
9900
9900

PPS3 Housing, DC1, DC16 - backland development
DC1 Amenity - overbearing, overlooking, loss of light
DC11 - Open Space contributions

 RECOMMENDATION

 REASON(S) FOR REFUSAL

many refuse bins; parking problems and a previous application was rejected. 

* This application is referred to the Planning Committee at the request of the Local Ward
Member.
* This application seeks full planning permission to construct a pair of semi-detached houses on
former garden land off Whitehorse Lane in Attleborough.
* The site lies within the Attleborough Settlement Boundary where the principle of new residential
development is considered acceptable in terms of Policy DC2.
* Planning permission for an almost identical scheme to construct a pair of semi-detached
dwellings on the site was refused in 2007 (ref: 3PL/2006/1589/F).
* It is evident that the relationship of the proposal with the surrounding properties, and in
particular, the small separation distances to the neighbouring properties on three sides (east,
south and west) would result in the unacceptable loss of light, outlook and privacy.  Furthermore,
the position of the proposed driveway in very close proximity to the existing dwelling would result
in an unacceptable level of noise and disturbance.
* The proposed dwellings are located behind an existing terrace of properties and, as such, result
in a "backland" development which fails to reflect the form and character of the existing
development in the immediate locality, contrary to the requirements of Policy DC1.
* In terms of highway safety, no objection has been raised by the Highways Authority in respect
of highway safety, subject to the imposition of conditions.
* Whilst the site is within the Conservation Area, the Historic Buildings Officer does not raise
objection to the scheme.
* The applicant has provided incorrect information in respect of the provision of open space as
required by Policy DC11 of the Breckland Core Strategy.  In the absence of correct details, this
would represent a reason for refusal. 
* Both the Contaminated Land Officer and Tree and Countryside Officer have no objections.
* In summary, the application is considered unacceptable and recommended for refusal on the
grounds of Polices DC1, DC11 and DC16 of the Breckland Core Strategy.

 ASSESSMENT NOTES
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ROCKLANDS
Holly Cottage
Chapel Street

Mr David Batch
Holly Cottage Chapel Street

Paul Took
60  Neatherd Road Dereham

C/U of extg office & new extension to create single dwelling plus the demolition
& replacement of double garage

Full

3PL/2011/0482/F

N

N

Part In Set Bndry

No Allocation

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA:

TPO:

LB GRADE:

Rockland St Peter 

 RECOMMENDATION : APPROVAL

1. Impact upon the character and appearance of the area
2. Impact upon neighbour amenity
3. Highway safety
4. Planning history (previous refusal and appeal dismissal)

 KEY ISSUES

The application seeks full planning permission for the conversion and extension of an existing
outbuilding/office associated with an existing dwelling into a separate dwellinghouse.  The
proposal requires the removal of an existing garage in order to access the development, this is
achieved via St Peters Close.  As a consequence of the demolition of the garage a replacement
double garage is proposed and this is to be used by both the occupiers of the barn conversion
and  St Peters Close.

The application site consists of part of the gardens associated with Holly Cottage and 4 St Peters
Close.  Holly Cottage is a detached two storey cottage with a substantial rear garden and
associated outbuilding/office (this is the subject of this application) and 4 St Peters Close is a
detached two storey dwelling with associated detached double garage.  To the east of the site are
neighbouring residential dwellings, to the south is open countryside and to the west is the garden
to a neighbouring property.  

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Chris Raine
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3PL/2006/0805/F - Extension to rear to form new family room, kitchen, bedroom and shower.
Reposition of stair - Approved 20/7/2006
3PL/2007/1628/CU - Change of use of garden room to office (retrospective) - Temporary
permission 19/12/2007
3PL/2009/0341/F - Erection of two dwellings & garages, conversion of existing office to
residential, demolition of existing garage and erect new - Refused 4/8/2009 - Appeal dismissed

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

Objections have been received, a summary of which is as follows:

 REPRESENTATIONS

NORFOLK COUNTY COUNCIL    

CONTAMINATED LAND OFFICER    

The site is accessed off St Peters Close, a private drive that already serves 6 No. dwellings.  I
note there are no changes proposed to the junction of St Peters Close with the adjacent highway
(Chapel Street), where adequate visibility in both directions is already achieved.   I would not wish
to restrict the grant of planning permission in this instance.

No objections.

 CONSULTATIONS

DC.1
DC.11
DC.16
DC.2
PPS1

PPS3

Protection of Amenity
Open Space
Design
Principles of New Housing
Delivering Sustainable
Development
Housing

The following National Planning Guidance and the Breckland Adopted Core Strategy and
Development Control Policies have been taken into consideration in the determination of this
application:

ROCKLANDS P C -  No Comments Received 

No

 EIA REQUIRED
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Planning Permission

3007 Full Permission Time Limit (3 years)

 RECOMMENDATION

 CONDITIONS

The proposal would not reduce vehicle movements as suggested; increased noise and
disturbance; the development could set a precedent for other similar applications; out of
character with the locality; backland development; density is too high; highway safety concerns;
the same objections from the previous appeal remain as the application is very similar;
insufficient parking to serve the proposed conversion and No.4 St Peters Close; there is no mains
sewer as suggested in the application; the extension proposed should be reduced; and
overdevelopment.

* The application is referred to the Planning Committee at the request of the Ward
Representative.
* The site is within the Settlement Boundary and, as such, the general principle of new residential
development is acceptable in planning terms.  The following is an assessment of the specific
merits of the scheme, including an assessment against the previous refusal and appeal dismissal
at the site (3PL/2009/0341/F).
* In visual terms, the appeal decision indicated concern at the negative impact upon the character
and appearance of the area as a result of the sub-division of the plot, the addition of two new
houses  and the related garaging, parking and access areas.  It is evident that the two proposed
houses have been removed from the current application and the amount of parking and turning
substantially reduced.  Consequently, it is considered that the conversion and associated parking
and turning areas would not substantially harm the character and appearance of the area.  
* The appeal suggests that the conversion, with its small garden and close proximity of the
access road to its western elevation, leads to a cramped appearance.  In response to these
concerns the current application has a significantly increased accompanying garden and the
access road and associated turning and parking is now further away.  It is considered that this
concern has been adequately addressed.
* In terms of the impact upon neighbour amenity, the appeal acknowledged that the proposal
would cause some harm to local residents in terms of noise and disturbance and glare from
headlights, however, these would not be sufficient in isolation to substantiate an objection but
added to the overall unacceptable nature of the scheme.  It is evident that the proposed scheme
is much reduced in that it proposes two less units than the previous scheme.  The proposed
conversion and extension is positioned so as to not result in any significant loss of light, outlook
or privacy.  Consequently, it is considered that an objection on amenity grounds could not be
substantiated.
* In terms of highway safety, the Highway Authority has assessed the proposal and confirmed
that it has no objection on highway safety grounds.  It should be noted that the appeal concluded
that there would be no material harm caused in relation to highway safety.
* In conclusion, the proposal is considered to be acceptable in planning terms and is, therefore,
recommended for approval.

 ASSESSMENT NOTES
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3046
3106
3450
3802
3804
3995
3998
4000
3996

In accordance with submitted plans
External materials and samples to be approved
Boundary treatment
Precise details of surface water disposal
Precise details of foul water disposal
NOTE - Unilateral undertakings
NOTE: Reasons for Approval
Variation of approved plans
Note - Discharge of Conditions
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ATTLEBOROUGH
Hamilton Acorn Ltd
Halford Road

Hamilton Acorn Ltd
Halford Road Attleborough

Bidwells
16 Upper King Street Norwich

Demolition of factory/ buildings, Erection of 86 dwellings, public open space &
associated infrastructure

Outline

3PL/2011/0489/O

N

N

In Settlemnt Bndry

No Allocation

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA:

TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

1. Planning Policy
2. Local character/amenity
3. Traffic
4. Infrastructure

 KEY ISSUES

Outline planning permission is sought for the redevelopment of a redundant factory site close to
Attleborough town centre.  It is proposed to demolish existing commercial buildings and erect 86
dwellings.  All matters are reserved for future approval, but an outline master plan has been
provided, together with indicative plans showing building heights, densities and layouts.  The
application is supported by various technical reports including a Planning Statement, Design &
Access Statement, Transport Statement, Travel Plan Statement, Flood Risk Assessment,
Arboricultural Assessment, Renewable Energy Report, Servicing Report, Ecology Report,
Archaeology Report, Ground Investigation, Noise Report and Statement of Community
Involvement.  A section 106 agreement is being drafted covering affordable housing, public open
space and contributions towards schools and libraries.

The site is located on the southern edge of Attleborough town centre and extends to around 2.5
hectares.  The site includes a former paint brush factory, together with an area of overgrown open
land.  Existing factory buildings are largely disused, although some administrative functions are
carried out from the site by the applicant.  The site is adjoined on three sides by housing
development and the fourth by the railway line, with industrial development beyond that.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Nick Moys

 EIA REQUIRED
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No relevant site history

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

ENVIRONMENT AGENCY (CLAIRE BRINDLE)    

KEITH BECKETT  ARCHITECTURAL LIAISON/CRIME    

We have no objection to the proposed development, subject to the following 7 conditions being
added to any subsequent planning permission. 
1.  Flood Risk - drainage scheme to be agreed.
2.  Land Contamination - site investigation/remediation.
3.  Land Contamination - verification of remediation.
4.  Land contamination - contamination found during development. 
5.  Surface water infiltration
6.  No piled foundations
7.  Foul drainage - details to be agreed.

.

No objections have been raised in principle.  Advisory comments have been made in relation to
access routes, car parking, landscaping and lighting.

 CONSULTATIONS

DC.1
DC.11
DC.12
DC.14
DC.16
DC.2
DC.4
PPS3

Protection of Amenity
Open Space
Trees and Landscape
Energy Efficiency
Design
Principles of New Housing
Affordable Housing Principles
Housing

The following National Planning Guidance and the Breckland Adopted Core Strategy and
Development Control Policies have been taken into consideration in the determination of this
application:

ATTLEBOROUGH TC -   
No Objection. Comments: Specific allocations under S106 to the benefit of the town are required
to meet infrastructure challenge and the site needs to be included in the Attleborough Masterplan.

No
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NETWORK RAIL    

NORFOLK COUNTY COUNCIL - HIGHWAYS    

Network Rail has no objection in principle against the application however it has several
comments to make regarding landscaping, lighting and noise and vibration and would wish to see
these comments implemented as conditions within the decision notice. 

 

Notwithstanding the number of dwellings already serving via Halford Road and the sub-standard
natrure of the junction with Leys Lane, a development of 86 dwellings would generate less
vehicular traffic in the peak hours than the existing factory. The site is also in a highly sustainable
location on the edge of the town centre, more suitable to residential development than the
existing use. Therefore, with reference to the application relating to the above devlopment, in
relation to highways issues only, notice is hereby given that Norfolk County Council does not
which to raise a highway objection to the proposed development of up to 86 dwellings. I would
however make the followig comments:

1. The transport statement is heavily reliant on the footpath/cyclepath link from the northern
boundary to Edenside Drive. This link is not a public right of way and therefore needs to be
included within the red application boundary. As an emergency access it should also be widened
to 3.7m. 

2. Due to the number of dwellings already served by Halford Road, the redevelopment of this site
will result in excess of 200 dwellings served by a single point of access. Therefore the opportunity
should be used to create a loop road by connecting the new estate road to Halford Close. This
will also require an amendment to the red application boundary, as the end of Halford Close is
not currently highway. 

3. The new estate road should be constructed in accordance with Norfolk Residential Design
Guide, providing adequate traffic calming to maintain vehicle speeds below 20mph. This would
normally be achieved through the horizontal alignment of the road, not by using road
humps/speed tables.

4. The applicant should be aware that 4/5 bedroom dwellings should be provided with 3 parking
spaces and that any garages should have minimum internal dimensions measuring 3.0m x 6.0.

5. The off-site highway improvement at the Leys Lanes/Hargham Road junction will require a
completed Safety Audit as part of any future submission. From intial discussions it has been
suggested that a splitter island maybe beneficial and I would also expect the buildout to be part of
the footway, not overrunable.

Notwithstanding the above should the District Council deem the application to be acceptable I
would recommend that any permission which they may give shall include the conditions listed
below:

SHC 05 Prior to the commencement of the development hereby permitted full details (in the form
of scaled plans and/or written specifications) shall be submitted to and approved in writing by the
Local Planning Authority in consultation with the Highway Authority to illustrate the following:
i) Roads, footways, cycleways, foul and on-site water drainage
ii) Visibility splays
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STEVE FAULKNER - NCC    

GILBERT ADDISON - TREE & COUNTRYSIDE OFFICER    

ENVIRONMENTAL PLANNING    

iii) Access arrangements from Halford Road and Halford Close
iv) Parking provision in accordance with adopted standard
v) Turning areas
vi) Emergency access to Edenside Drive

SHC 39A Notwithstanding the details indicated on the submitted drawings no works shall
commence on site until a detailed scheme for the off-site highway improvements works as
indicated on Drawing number 41836/C/SK01 have been submitted to and approved in writing by
the Local Planning Authority in consultation with the Highway Authority

SHC 39B Prior to the first occupation of the development hereby permitted the off-site highway
improvement works referred to in part A of this condition shall be completed to the written
satisfaction of the LPA in consultation with the Highway Authority.

Financial contributions required towards local school and library services.  
Education: £2,994 per dwelling for High School and Sixth Form provision, plus £2,958 for Primary
provision (with the first 63 dwellings exempt).
Libraries: £310 per dwelling.

There are no overriding conservation constraints to the development of this site. Detailed plans to
a full application need a method statement describing the minimising of residual risks to wildlife
and how opportunities to enhance biodiversity will be incorporated into the new development.

The site is defined as brownfield by virtue of the existing and previous uses and is located within
the settlement boundary for the town. The site is also well-related to services and facilities in the
town centre.  As this is an outline application, there are no details included other than indicative
parameter plans.

The adopted Core Strategy identifies Attleborough for a significant expansion of 4,000 homes
and 1,500-2,000 new jobs to 2026. The Council is currently preparing an Area Action Plan for
Attleborough and Snetterton Heath which will identify the areas of land for release. An 'Issues
and Options' consultation document was published between November 2010-January 2011 which
identified a number of consultation questions about the potential future uses of the site. However,
it should be noted that limited weight can be attached to that document at this time due to the
early stage of preparation. 

In terms of the status of this application, the Council has in other areas of the district considered
unidentified sites within the settlement boundaries to be classed as 'windfall' and that is the case
in respect of this proposal. Breckland Council cannot currently demonstrate a 5 year supply of
housing land as national policy in PPS3 expects As such, the redevelopment of a brownfield site
within the development boundary would, in the round, make a positive contribution to housing
land supply.
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However, in strategic terms the release of land for housing in Attleborough is constrained by
infrastructure deficits, in particular relating to waste water treatment capacity and ability of the
local highway network to accommodate additional traffic. Therefore, in order to facilitate the
major growth planned for at Attleborough, Policy CP4 of the adopted Core Strategy refers to the
construction and occupation of new housing south of the railway being phased depending on
delivery of a new link road between the B1077 and the A11.

Although this site is within the urban area of Attleborough, it is clear that there is likely to be a
cumulative effect in terms of the overall numbers of housing that can be accommodated in
Attleborough before a distributor road is constructed, particularly as traffic cannot avoid using the
existing gyratory routes through the town. As such, developments prior to the eventual
construction of this link road are likely to cumulatively absorb any remaining capacity in the local
highway network. It is noted that the County Council as highway authority have not requested a
full Transport Assessment for this proposal, however a 'transport statement' has been provided.
Although the site has been actively used for commercial purposes, the redevelopment for
residential use will undoubtedly change the type of traffic and the likely timing of movements into
and out the site. However, based on the existing uses and potential occupiers of the existing
units, it appears that the site is likely to be acceptable in highway terms. 

Attleborough has recognised waste water treatment capacity constraints. However, as this
proposal is for the redevelopment of an existing commercial business, it may be that the
proposed development can be accommodated without detriment to waste water treatment
capacity as existing discharge can be taken into account. Therefore, the redevelopment is less
likely to result in capacity concerns than net new development, although comments from Anglian
Water and the Environment Agency will be important in this regard. 

The proposal will be expected to provide 10% of the energy used to come from decentralised and
renewable sources as required by Policy DC14 of the adopted Core Strategy DPD. As this is an
outline application, it is expected that this requirement can reasonably be secured through a
suitable condition. 

In terms of housing policy, the applicant appears to indicate that 40% affordable housing will be
provided on site. However, paragraph 10.2 of the Bidwells planning statement qualifies this by
stating affordable housing provision will be dependant on scheme viability. If the applicant does
not wish to comply with the Council's policy, then an 'open book' approach should be pursued
and an independent assessor considered. Therefore, at present, the proposal may be contrary to
Policy DC4 although confirmation of the 40% provision would remove this concern.

The Bidwells Planning Statement refers to the proposal complying with 'NCC parking standards'.
The proposal should in fact be compliant with Breckland Council's local parking standards as
expressed in the adopted Core Strategy DPD. 

The applicant has indicated that open space will be provided in accordance with adopted Policy
DC11 of the Core Strategy which is welcomed.

Conclusions:
No objection, subject to satisfactory confirmation that the proposal will provide affordable housing
in accordance with adopted policy. 
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None

 REPRESENTATIONS

*  The application is referred to the Planning Committee as it is a major application.
*  Policy
It is considered that the redevelopment of the site for housing would accord in general terms with
national and local planning policy, as set out in PPS 3 and Core Strategy Policy DC2.  The
development of the site for residential purposes would be consistent with the established pattern
of development in the area.  The site is well located, being close to the town centre and within
easy reach of local services and facilities.  The density of development proposed (34 DPH) would
fall within the range envisaged by policy for locations such as this.  Policy DC4 requires the
provision of 40% of the development as affordable housing.  Discussions are currently on-going
in relation to this, having regard to viability considerations.  A verbal update on the progress of
these discussions will be provided.  The requirements of Policy DC11 relating to recreation would
be met by a combination of on-site open space and a financial contribution towards improved
local facilities.  It is recommended that a planning condition be imposed to secure compliance
with the requirement of Policy DC14 to provide at least 10% of the development's energy
requirements from renewable sources.
*  Local character
Although in outline form, the indicative details submitted demonstrate that the site could be
developed in a manner that would be consistent with the character and appearance of the
surrounding area.  The indicative site master plan shows a layout of mainly terraced dwellings
arranged to create a clear pattern of streets and mews courts.  A central open space,
incorporating a number of existing trees, would provide an attractive focal point for the scheme. 
*  Amenity
It is not considered that the proposals would result in significant adverse effects on local amenity.
Based on the indicative master plan layout, adequate separation distances to neighbours would
be maintained. Any impact from additional residential traffic would be offset by the removal of
existing commercial uses and associated traffic.  A landscaped buffer would be provided adjacent
to the railway line to ensure that new residents are not unduly affected by noise from passing
trains.

 ASSESSMENT NOTES

CONTAMINATED LAND OFFICER    
Our records indicate that elevated levels of contamination have been detected on site during the
initial site investigation. Therefore we recommend applying conditions requiring further site
investigation/remediation.  

NORFOLK LANDSCAPE ARCHAEOLOGY -  No Comments Received 

DARRYL SMITH - HOUSING -  No Comments Received 

STREETSCENE -  No Comments Received 

ASSET MANAGEMENT -  No Comments Received 

ENVIRONMENTAL HEALTH OFFICERS -  No Comments Received 

ANGLIAN WATER SERVICE -  No Comments Received 
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Outline Planning Permission

3920 Conditions to be confirmed

 RECOMMENDATION

 CONDITIONS

*  Traffic
It is considered that the proposal is acceptable in highway safety terms.  The Highway Authority
has raised no objection to the application subject to conditions.  Whilst the road network leading
to the site is substandard in places (Leys Lane/Hargham Road junction), it is considered that the
proposed residential development would result in a reduction on traffic compared to the use of
the site for industrial purposes.  Improvements are nevetheless proposed to the layout of the
Leys Lane/Hargham Road junction to improve visibility in view of the increase in pedestrian/cyclist
movements likely to result from the development.  Improvements are also proposed to the
footway link to Edenside Drive to provide a convenient pedestrian route to the town centre.
*  Other matters
Concerns have been raised locally about the impact of the proposal on local infrastructure.
Subject to the satisfactory completion of discussions on section 106 matters, it is considered that
the proposal would address satisfactorily existing policy requirements relating to social
infrastructure.  In terms of physical infrastructure, it is not anticipated that impacts on the local
road and sewer networks would be any greater (and probably less) than those that could be
expected from the continued use of the site for industrial purposes.
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GRESSENHALL
Smithy House
The Green

G T Bunning & Sons
Smithy House The Green

Sketcher Partnership Ltd
First House Quebec Street

Proposed new workshop building together with mess facilities and toilets 

Full

3PL/2011/0509/F

N

N

Out Settlemnt Bndry

No Allocation

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA:

TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

1. Impact upon the character and appearance of the area
2. Impact upon neighbour amenity
3. Impact upon highway safety
4. Drainage
5. Development outside General Employment Areas 

 KEY ISSUES

The application seeks full planning permission for the erection of a new workshop building at G T
Bunning and Sons in Gressenhall.  The building has pitched roofs and is constructed using a steel
frame with plastic coated steel cladding to the exterior walls and blockwork with the roof clad with
plastic coated steel cladding.  The building provides a main workshop, assembly area, paint and
shot booth and mess room and toilets.

The application site consists of a large commercial site with a collection of associated traditional
and modern type buildings.  The site is accessed via the carriageway to the east which is
adjacent to the Village Green.  To the north of the site is The Swan Public House and Litcham
Road, to the west is open land and to the south are the rear gardens of adjacent properties and
open land.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Chris Raine

 EIA REQUIRED
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Various applications have been approved for buildings and offices in connection with the business
which has been established on the site for many years.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

NORFOLK COUNTY COUNCIL    

ENVIRONMENT AGENCY (CLAIRE BRINDLE)    

ENVIRONMENTAL HEALTH OFFICERS    

On balance, given the existing use of the site and the limited number of additional vehicle
movements likely to be generated by this application I consider adverse comment to this proposal
is likely to be difficult to substantiate.  I would however recommend the re-surfacing of the access
be conditioned as well as the layout of the all parking & turning facilities.  

Comments are awaited on the amended plan.

No objection subject to conditions in respect of foul water disposal, no generator, compressor etc
to be installed without consent, hours of working

 CONSULTATIONS

DC.1
DC.16
DC.7

PPS1

PPS4

Protection of Amenity
Design
Employment Development
Outside of General Employment
Area
Delivering Sustainable
Development
Planning for Sustainable
Economic Growth

The following National Planning Guidance and the Breckland Adopted Core Strategy and
Development Control Policies have been taken into consideration in the determination of this
application:

GRESSENHALL P C -   
The Parish Council have no objections to this application.

No
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Planning Permission

3007
3046

Full Permission Time Limit (3 years)
In accordance with submitted plans

 RECOMMENDATION

 CONDITIONS

None received.

 REPRESENTATIONS

* The application is referred to the Planning Committee as it is a major application.
* The site is an established commercial site, however, it is not a General Employment Area or
Allocated Site and as such DC7 of the Adopted Core Strategy is directly relevant.
* Policy DC7 requires proposals outside of the aforementioned areas to demonstrate why there
are reasons for the development not being located on an established or allocated employment
site including, inter alia, the expansion of an existing business.
* It is evident that this site has been used for a considerable period of time for commercial
operations by the applicant and the new building can be provided within the current site and, as
such, it would be unreasonable to request that they move part of their operation to an alternative
site some distance away.
* In visual terms, the building is sited within close proximity to the existing buildings and, as such,
continues the characteristic of having a tight grouping of buildings within the site.  The overall
height and mass of the building is consistent with the existing buildings as are the external
treatments proposed.  
* In terms of the impact upon amenity, the Environmental Health Officer has confirmed that they
have no objection subject to the imposition of conditions relating to no generators, compressors,
chiller units or cooling fans being installed without consent and a restriction on hours.  
* It is evident that the building is sufficiently distanced from neighbours so as to prevent any
significant loss of light, outlook or privacy.
* The applicant has amended the drainage system associated with the development so as to
satisfy the Environment Agency's desire to see the development connected to the mains system.
* The Highway Authority has assessed the proposal and confirmed that they have no objection to
the proposal subject to a condition requiring the re-surfacing of the access and layout of parking
and turning facilities.
* In conclusion, the proposal is considered to be acceptable on planning grounds and, as such, is
recommended for approval.

 ASSESSMENT NOTES

CONTAMINATED LAND OFFICER    
No objection subject to condition in respect of unexpected contamination

NORFOLK WILDLIFE TRUST -  No Comments Received 
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3946
3920
3920
3920
3920
3740
3740
3998
4000
3996

Contaminated Land - Unexpected Contamination
Foul water disposal
No generator, compressor, chilling unit, or cooling fan
Hours of working
External materials as submitted
Access to be re-surfaced
Layout of parking/turning
NOTE: Reasons for Approval
Variation of approved plans
Note - Discharge of Conditions
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ATTLEBOROUGH
Land off Stony Lane
Crows Hall Farm

SS Agriservices & P J Southgate Ltd
c/o agent 

CH4 Power
Moat Farm Moat Road

Minor material amendment to pp 3PL/2009/1143/F in respect of plant & layout
changes & removal of open lagoon

Full

3PL/2011/0560/F

N

N

Out Settlemnt Bndry

No Allocation

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA:

TPO:

LB GRADE:

Stony Lane 

 RECOMMENDATION : APPROVAL

1. Landscape impact 
2. Residential amenity

 KEY ISSUES

Approval is sought for a material minor amendment to a proposed Anaerobic Digestion (AD) plant
on the edge of Attleborough.  The changes proposed to the approved development concern the
type and layout of plant and equipment within the AD plant compound.  All other aspects of the
proposal, including site location, access, feedstock, etc, would remain unchanged. 
The AD Plant as now proposed would include two main digester/gas storage tanks (instead of
one), and an additional gas storage tank.  An amended silage clamp layout is also proposed,
together with a sealed storage bag tank for the liquid digestate rather than an open lagoon. Other
minor changes are proposed to the arrangement of associated plant and equipment.  
The application is supported by an addendum to the original Design & Access Statement and
updated Odour, Noise and Landscape Impact Assessments.

The application site is located within an area of generally open countryside just to the north of
Attleborough. The site is immediately adjacent to a poultry farm.  Other development in the
locality includes residential properties, farms and business premises.  St Luke's Hospital (formerly
Wayland Hospital) is located to the north-west.  The application site is separated from the
northern built up outskirts of Attleborough by farmland and the A11 bypass.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Nick Moys

No

 EIA REQUIRED
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Planning permission was granted for an Anaerobic Digestion Plant in April 2010.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

HEALTH & SAFETY EXECUTIVE    

NATURAL ENGLAND    

HSE does not advise, on safety grounds, against the granting of planning permission in this case.
     

The proposed amendments to the original application relate largely to the plant & layout changes
& removal of open lagoon, and are unlikely to have significantly different impacts on the natural
environment than the original proposal.

 CONSULTATIONS

CP.11

DC.1
DC.12
DC.15
PPS1

PPS22
PPS23
PPS7

Protection and Enhancement of
the Landscape
Protection of Amenity
Trees and Landscape
Renewable Energy
Delivering Sustainable
Development
Renewable Energy
Planning and Pollution Control
Sustainable Development in
Rural Areas

The following National Planning Guidance and the Breckland Adopted Core Strategy and
Development Control Policies have been taken into consideration in the determination of this
application:

ATTLEBOROUGH TC -   

GREAT ELLINGHAM P C -   

 
23/11.1) 3PL/2011/0560/F  Applicant:  SS Agreservices & PJ Southgate Ltd    Location:  Land off
Stony Lane, Crows Hall Farm, Stony Lane ¿ Minor material amendment to pp 3PL/2009/1143/F in
respect of plant & layout changes & removal of open lagoon. No Objection, Comment: Minor
concern regarding site access
 

At Great Ellingham Parish Council Meeting on 20 July Councillors objected to the proposal as a
whole on the grounds of odour release, traffic, noise pollution and increased traffic flow. The
Council wish it to be known that they objected to the original outline planning permission but
concede that the minor material amendments which they have been asked to comment on are a
slight approval on the original plans.
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Concerns have been raised locally about the impact of the proposal.

 REPRESENTATIONS

*  The application is referred to the Planning Committee as the original scheme was considered
by that Committee.
*  Landscape impact
Core Strategy Policy DC15 supports renewable energy projects subject to certain criteria,
including landscape impact.  Policy CP11 requires rural landscapes to be protected in order to
maintain their appearance and ecological/historic value.  The landscape on the northern fringe of
Attleborough has been identified as being of moderate sensitivity in the Council's Landscape
Character Assessment Settlement Fringe Study (2007). 
*  The proposed anaerobic digester would be located in part of a large arable field set within a
gently undulating rural landscape.  From the south and west, the proposed development would be
well screened by existing trees/hedgerows and by adjacent existing poultry farm buildings.  From
the north and east, the development would be more exposed, although the impact would be
offset to some extent by distance, the local topography and by proposals for additional
landscaping.  The proposed plant would be located in a relatively low point in the landscape and
would be partly set in the slope of the land.  The proposed development would be located
approximately 200 metres from the nearest public road.  New field boundary hedging and two
small copses are proposed to help assimilate the development into the landscape and promote
biodiversity.  
*  The revised layout of plant and equipment proposed is considered to be acceptable in
landscape terms. When compared to the approved scheme, the current proposals would not
result in any significant additional visual impact. Whilst the main digester tank would be taller than
the approved unit, much of its visual bulk would be lost visually due to it being set partially below
ground level.  The domed shape of the membrane cover would also help to assimilate the plant
into the landscape. 
*  Local amenity
Core Strategy Policy DC15 supports renewable energy projects provided that they would not
have a significantly adverse effect on local amenity.  The nature of the proposed development is

 ASSESSMENT NOTES

GILBERT ADDISON - TREE & COUNTRYSIDE OFFICER    

ENVIRONMENTAL PLANNING    

ENVIRONMENTAL HEALTH OFFICERS    

This would not appear to significantly alter ecological or landscape issues.

No comment. 

The changes proposed do not appear to result in any significant change to odour and noise and
suggests that the conditions imposed by condition 7 (noise limits) of planning permission
3PL/2009/1143/F will be readily achieved. Providing that the conditions imposed to alleviate
environmental concern for pp 3PL/2009/1143/F, conditions 4 through to 9 are retained I have no
objections.

ENVIRONMENT AGENCY -  No Comments Received 
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Planning Permission

3920 Conditions to be confirmed

 RECOMMENDATION

 CONDITIONS

such that it has the potential to impact on local residents due to increased smells.  Previous
planning applications have given rise to a significant level of local concern, particularly in relation
to potential odour problems.  
*  Although anaerobic digestion is essentially a sealed process, there are a number of associated
operations which have the potential to generate odours.  The principle source of potential sources
is the handling of feedstocks, and to a lesser extent the storage of liquid/solid digestate.  A range
of measures is proposed to minimise odour emissions.  It is considered that these measures,
which would be secured by planning condition, would be effective in minimising potential odour
emissions.  It is not considered that the proposed changes to the approved AD Plant would result
in an increased risk of odour problems.  
*  In terms of noise, evidence submitted with the application shows that anticipated noise levels
from fixed plant would below existing background levels.  Conditions relating to noise levels and
delivery times are recommended, in line with the previous permission, to ensure that local effects
are minimised.
*  The application is recommended for approval subject to conditions.
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BEETLEY
Woodlands
East Bilney

Mr B Gardner
Woodlands East Bilney

Sketcher Partnership Ltd
First House Quebec Street

Proposed residential conversion of part of rural workshop 

Full

3PL/2011/0564/F

N

N

Out Settlemnt Bndry

No Allocation

Y

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA:

TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Part conversion of a building for residential use in the countryside.

 KEY ISSUES

The application seeks full planning permission for the conversion of part of an existing workshop
to one-bedroomed residential accommodation.  The proposal includes minor alterations to the
existing building such as the installation of new windows and the erection of a chimney stack.

The application site currently comprises an existing joinery workshop building and surrounding
grassy land.  The site is located in an area defined as 'countryside' and is situated over 1600m
from a Local Service Centre. 

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

3PL/2004/0962/CU granted permission for the change of use of former stables to a rural
workshop.

 RELEVANT SITE HISTORY

CASE OFFICER: James Stone

No

 EIA REQUIRED
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 POLICY CONSIDERATIONS

ENVIRONMENTAL HEALTH OFFICER - POOR DRAINAGE    

NORFOLK COUNTY COUNCIL    

NORFOLK LANDSCAPE ARCHAEOLOGY    

No objection subject to conditions in relation to occupation of the dwelling in connection with the
workshop; details of foul water disposal to be submitted.

No objection subject to condition in relation to on site parking

No objection subject to a programme of historic building recording

 CONSULTATIONS

CP.14
DC.1
DC.11
DC.13
DC.16
DC.19
DC.2
DC.20

DC7

PPG13
PPS1

PPS25
PPS3
PPS7

PPS9

SS1

Sustainable Rural Communities
Protection of Amenity
Open Space
Flood Risk
Design
Parking Provision
Principles of New Housing
Conversion of buildings in the
countryside
Employment development
outside General loyment Areas
Transport
Delivering Sustainable
Development
Development and Flood Risk
Housing
Sustainable Development in
Rural Areas
Biodiversity and Geological
Conservation
Spatial Strategy

The following National Planning Guidance and the Breckland Adopted Core Strategy and
Development Control Policies have been taken into consideration in the determination of this
application:

BEETLEY P C -   
The Parish Council still feels that as this development is outside the settlement boundary it should
be refused. There is no justification in any of the policies in the current LDF for this development
and should therefore be refused permission.
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Planning Permission

3007
3046
3920
3300
3302
3304
3306
3402
3740

Full Permission Time Limit (3 years)
In accordance with submitted plans
Materials to match
No P.D. for fences, walls etc
No P.D. for extensions, roof alterations, porches
No P.D. rights for extensions, sheds, etc
No P.D. rights for garages
Boundary screening to be agreed
On site car parking laid out and retained

 RECOMMENDATION

 CONDITIONS

None received

 REPRESENTATIONS

*  The application is referred to the Planning Committee at the request of the Ward
Representative.
*  The application seeks permission for the conversion of part of an existing rural workshop to
residential use and as such Policy DC20: Conversion of Buildings in the Countryside of the
Adopted Core Strategy is of particular importance.  A marketing campaign was carried out by the
applicant which illustrates that the building could not be sold as a workshop whilst it should also
be taken into account that a significant portion of the building will remain for use as a workshop. 
*  The proposed minor alterations to the external appearance of the building would not detract
from the character of the area.  Furthermore, the building could be converted without significant
extension or rebuilding, as explained in the accompanying structural survey.
*  Whilst it is accepted that the building is not located in close proximity to any services it is
recognised that the presence of the building is a matter of fact and that its previous use is likely to
have engendered some degree of vehicle movements. The proposed change of use to
residential, which will be conditioned to be used in accordance with the workshop, is, therefore,
not considered to significantly increase the number of journeys from the site.  The Highways
Officer had some concerns regarding the suitability of the junction of the private access road with
Fakenham Road but given the negligible increase in car journeys from that at present this was
not considered a strong enough reason for refusal.
*  With regard to protected species, a bat and owl survey has been carried out explaining that
providing mitigation efforts are carried out in accordance with the report, there will be no
detrimental impact on bats at the site.  There was no evidence of owls using the barn.
*  Finally, the conversion of the building is not considered to be detrimental to the residential
amenity of the area with regard to loss of sunlight, overdominance or loss of privacy. 

 ASSESSMENT NOTES

GILBERT ADDISON - TREE & COUNTRYSIDE OFFICER -  No Comments Received 

NATIONAL GRID -  No Comments Received 
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3920
3920
3920
3920
3920
3995
3998
4000
3996

Occupation in connection with workshop
No increase in floor area for residential use
In accordance with Bat & Owl survey
Details of foul water drainage
Archaeological work
NOTES - Unilateral undertakings
NOTE: Reasons for Approval
Variation of approved plans
Note - Discharge of Conditions
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HARLING
Grigsons Wood
School Lane

Breckland Council
Elizabeth House Walpole Loke

Daniel Connal Partnership
The Glasshouse Kings Lane

Demolish part boundary wall Lower ground levels to side of Grigsons Wood &
reconstruction in facing brickwork

Full

3PL/2011/0576/F

Y

N

In Settlemnt Bndry

No Allocation

Y

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA:

TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

1.  Preservation or enhancement of the character or appearance of the Conservation Area
2.  Materials appropriate to the historic wall and its siting within the Conservation Area.
3.  Impact on trees
4.  Impact on amenity 

 KEY ISSUES

The application relates to the demolition of a section of a wall which runs along the shared
boundary between Acanthus House, a residential dwelling, and an area of open woodland owned
by Breckland Council and re-building to the same height as the original.  The existing wall extends
over a distance of 66m, of which approximately 21.5m of wall has collapsed.  A further length of
16.5m of wall is considered unsafe and will be demolished.  A total length of 38m of new wall will
be built.  Whilst being rebuilt to the same height as the original, the new section will be slightly
thicker to allow a structural core to be incorporated to improve its structural stability.  The original
wall incorporated flint with brick quoins.  The current proposal is for brickwork to match as closely
as possible the brick features of the original.  The new section will incorporate a head detail,
comprising a course of red bricks with a plinth brick above, all laid stretcher bond, matching as
closely as possible the existing detail.  The brick quoin detail will be repeated at each end of the
existing section of wall to tie the existing with the new.
Some changes to the ground levels are proposed to allow the provision of stepped foundations.
Four trees are to be removed with shrubbery and saplings to avoid any impact on the new wall.  A
tree within the curtilage of Acanthus House will also be cut back.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Heather Burlingham
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The site is that of an area of public woodland, owned by Breckland Council, which runs to the
south of School Lane up to a residential area known as Grigsons Wood and to the boundary with
Acanthus House to the east.  The wall lies on this shared boundary between the woodland and
the residential dwelling.  The site lies within the Conservation Area and is the subject of a Tree
Preservation Order. A public footpath runs through the site.  

3PL/2010/0731/CA - Part demolition of flint boundary wall and reconstruction - Conservation Area
Consent granted 7th September, 2010

 RELEVANT SITE HISTORY

PPS1:  Sustainable Development
PPS5:  Planning for the Historic Environment
DC1:   Amenity
DC12:  Trees and Landscape
DC16:  Design
DC17:  Historic Environment

 POLICY CONSIDERATIONS

ANDREW GAYTON - HISTORIC BUILDINGS OFFICER    

ENVIRONMENTAL HEALTH OFFICER - POOR DRAINAGE    

RAMBLERS ASSOCIATION:  NORFOLK AREA    

GILBERT ADDISON - TREE & COUNTRYSIDE OFFICER    

No objection; as per extensive pre app discussion.

No objection

Thank you for letting us know about this application. From the plans we do not think that it would
affect the nearby Footpath 3. In checking up however, it has enabled us to verify where the
footpath runs around Grigsons Wood.

No objection - there is no point in retaining trees that would only prejudice this new wall in the

 CONSULTATIONS

The following National Planning Guidance and the Breckland Adopted Core Strategy and
Development Control Policies have been taken into consideration in the determination of this
application:

HARLING P C -   
No objection

No

 EIA REQUIRED
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Planning Permission

3007
3046
3150

Full Permission Time Limit (3 years)
In accordance with submitted plans
Details of brick, mortar and copings to be agreed

 RECOMMENDATION

 CONDITIONS

None received to date

 REPRESENTATIONS

*  The application is referred to the Planning Committee as the land is owned by Breckland
Council.
*  A large section of this historic wall has already collapsed and a further section is leaning and is
considered to be unsafe.  As such, the proposal is to rebuild over the 38m length in the interests
of public safety, the amenities of the adjacent residents and the character and appearance of the
Conservation Area.
 *  The principle of the demolition of the wall has been established through an earlier application
for Conservation Area Consent.  That application indicated the wall rebuilt with flint.  The current
application proposes brickwork to match as closely as possible the appearance and colour of
bricks within the existing wall.  The head detail will also match the existing ensuring continuity in
the finish.  A condition will require details of materials to be submitted and approved.  The
addition of a structural core to the new wall will increase its thickness slightly but this is not
considered to be significant in the context of the wider site.
*  The costs associated with the rebuilding of the wall with flint have been considered in the
preparation of the current scheme.  In the light of the wall's limited amenity value in respect of the
historic street scene, the use of brickwork is considered an acceptable alternative for this
secluded site, with limited public views, adjacent a residential dwelling.
*  Changes to the ground level within the site will allow stepped foundations, avoiding deep
foundations.
*  Whilst the work will result in the loss of four trees, within the wider setting of the woodland, this
is not considered to have a significant detrimental impact.  The removal of the trees and clearing
of shrubbery will prevent subsequent damage to the re-built wall. 
*  The scheme is considered acceptable in terms of its scale, design and materials and will not
have a detrimental impact on the character or appearance of the Conservation Area.  The section
of wall adjacent to Acanthus House will secure that site and is not considered likely to impact
unduly on the amenities of that property. 
*  The application is recommended for approval subject to a condition in relation to details of
materials, mortar and copings.

 ASSESSMENT NOTES

near future.

ASSET MANAGEMENT -  No Comments Received 



BRECKLAND COUNCIL - PLANNING COMMITTEE - 08-08-2011

DC131_new

3998
4000
3996

NOTE: Reasons for Approval
Variation of approved plans
Note - Discharge of Conditions
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WHINBURGH/WESTFIELD
Land to the West of Shop Street

Mr & Mrs R W Key
Rysa Lodge School Road

Mr A Irvine
52 Merton Road Norwich

Erection of detached dwelling with garage & new access  

Full

3PL/2011/0616/F

N

N

Out Settlemnt Bndry

N

Y

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA:

TPO:

LB GRADE:

 

 RECOMMENDATION : REFUSAL 

Residential development in the countryside.

 KEY ISSUES

The application seeks full planning permission for the erection of a detached, two-storey dwelling
and detached garage.  The proposal also includes the creation of a new access way to the site.

The site is located outside of a Settlement Boundary but is surrounded by residential development
to the north, east and south and is located in an area that is defined by the existence of detached
dwellings with large plots of land. It should also be noted that the site suffers from poor drainage.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

No relevant site history

 RELEVANT SITE HISTORY

CASE OFFICER: James Stone

No

 EIA REQUIRED
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 POLICY CONSIDERATIONS

 CONSULTATIONS

CP.11

CP.14
DC.1
DC.11
DC.12
DC.13
DC.16
DC.19
DC.2
PPG13
PPS1

PPS25
PPS3
PPS7

PPS9

SS1

Protection and Enhancement of
the Landscape
Sustainable Rural Communities
Protection of Amenity
Open Space
Trees and Landscape
Flood Risk
Design
Parking Provision
Principles of New Housing
Transport
Delivering Sustainable
Development
Development and Flood Risk
Housing
Sustainable Development in
Rural Areas
Biodiversity and Geological
Conservation
Spatial Strategy

The following National Planning Guidance and the Breckland Adopted Core Strategy and
Development Control Policies have been taken into consideration in the determination of this
application:

WHINBURGH & WESTFIELD P C -   
Comments of Whinburgh & Westfield Parish Council
** Objection
** Comments:
My Council was again surprised to see yet another similar application for development of this plot.
The situation has not changed, and so I a instructed to repeat the previous objections,
strengthening the first.
1. Against policy. 
1.1. Whinburgh is not a village identified for a specific level of growth as in Policy CP 14.
1.2. Policy CP 14 states that for those villages ¿residential development will only be permitted
where:-
1.2.1. - There are suitable sites available inside the limits of a defined settlement boundary. - This
application is outside the established settlement boundary. As part of the Settlement Boundary
Review, the conclusion for Whinburgh was: "Delete Settlement Boundary. Whinburgh is a small
village which lacks any essential services or facilities. The deletion of the settlement boundary
would restrict inappropriate infill or back land development and furthermore protect the form and
character of the village. The village is not a designated Local Service Centre, or is one of the
larger villages with a reasonable level of services and its deletion would control uncertainty and
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 REPRESENTATIONS

NORFOLK COUNTY COUNCIL    

NORFOLK COUNTY COUNCIL    

ENVIRONMENTAL HEALTH OFFICER - POOR DRAINAGE    

Concerns re sustainability of site.  Requests amendments in respect of reduction in width of
access, parking and turning arrangements

Comments in respect of amended plan.  No objection subject to conditions

This application is in an area of poor drainage.  There is no objection in principle subject to
conditions in respect of surface water disposal, use and details of sewage treatment plant 

aid in sustainability objectives of the Core Strategy as a whole".
1.2.2. The other circumstances where "residential permission will only be permitted" are for:
1.2.2.1. - an affordable housing scheme for local needs. - The proposal is for one very substantial
5-bedroom dwelling;
1.2.2.2. - Appropriate re-use of a rural building. - This is a green field site;
1.2.2.3. - a site for gypsy and travellers. - See 1.2.2.1;
1.2.2.4. - a dwelling required in association with existing rural enterprises. -  See 1.2.2.1.
1.2.2.5. - a replacement of an existing dwelling. - See 1.2.2.1.
1.3. The proposal is, therefore, clearly contrary to Policy CP 14.
1.4. My Council has previously stated its opposition to development in the open countryside. This
site is outside the settlement boundary, and it sees no reason to change this policy.
1.5. It is concerned, given the time spent on the Settlement Boundary Review, and the emphasis
given at that time to the requirements of the parish, to learn that the Planning Officer is
considering recommending that permission is given contrary to this policy, and in the face of the
previously stated views of the elected representatives of the parish.
2. Drainage. The area in Shop Street is subject to regular surface water flooding problems as it
stands. The addition of a new dwelling and the covering of part of the existing field will
presumably make these problems worse. It is acknowledged that the applicant has recently
cleared some ditches and enlarged drainage pipes in and about the parish, including on this site,
but in doing this he is simply fulfilling his existing obligations..
3. Highways. Shop Street is a single track road, and is suffering from usage despite the recent
surface dressing undertaken by Norfolk County Council. The proposed development would
worsen the situation. If permission were to be given the existing road would be further damaged
by the building process, and extensive remedial work would be necessary.
4. Environment. The site is the only remaining open area (excepting private gardens) along this
part of Shop Street, and much used by wildlife (deer, bats, etc.). It has been mentioned that the
ponds on the site may be inhabited by crested newts, and the application makes no reference to
this.
5. Water. The mains water supply to houses adjacent to the site is not good at the moment. The
large additional dwelling would make this worse.
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No representations had been received at the time of writing the report. Any future comments
received will be reported verbally at the meeting

* The application is referred to the Planning Committee because of the contentious nature of the
proposal.  The application is being recommended for refusal because it is contrary to policy,
representing residential development outside of the Settlement Boundary, but is currently
adjacent to the boundary and there are deemed to be no other reasons for refusal.
 * The application site is located within the countryside and as such special justification, in normal
circumstances, would be required for the erection of a dwelling.  However, it is considered that
since the application site is surrounded by residential development, the erection of a new dwelling
would be in keeping with the character of the area and the proposal would not represent
residential encroachment into the countryside.  Furthermore, the erection of one dwelling is not
considered to have a significant impact with regard to sustainability because the application site is
located on the opposite side of the road (Shop Street) from the existing Settlement Boundary for
Whinburgh.  It should be noted, however, that significant weight should be given to the fact that
the Settlement Boundary for Whinburgh will be removed as part of the LDF Site Specifics process
but at present it remains in existence.
* The site is of a size that would result in a density of development that is similar to surrounding
plots and would not be out of character with the surrounding area. Furthermore, the design of the
proposed dwelling is sympathetic to the appearance of surrounding dwellings, the majority of
which are also two storey in height.
* The dwelling would be located at a significant distance from neighbouring properties to avoid
issues with regard to loss of sunlight, overlooking and overdominance.
* As part of the application, a new accessway to the site would be required and the Highways
Officer has not objected to the proposal as suitable amendments to the scheme have now been
submitted.
* All significant vegetation on the site is located around the site boundaries and there is an
existing Tree Preservation Order (TPO) on an oak tree along the Eastern boundary.  However,
the arboricultural report submitted with the application has stated that the proposal would only
require the removal of one small oak tree along this boundary, which would be replaced as part of
any permission.
* The Tree and Countryside Officer commented on a previous application for a dwelling at the site
(which was withdrawn) and stated that an ecological survey was required to assess the impact of
the proposal on Great Crested Newts.  The submitted survey with this application illustrates that
there are six ponds within 500m of the site but only 'Pond 2' was classified as having a pond
suitability of 'average'  The rest of the ponds were classified as being of 'below average' or 'poor'
suitability for Great Crested Newts.  It should be taken into account, with regard to 'Pond 2', that
whilst the newts could forage within the development site the majority of newts stay within 50m of
the pond.  Pond 2 is located 122m from the development site and so the erection of a dwelling is
not considered to have a detrimental impact on the Great Crested Newts. The Tree and
Countryside Officer has not objected to the proposal.
* Finally, the site is located within an area that suffers from poor drainage but the Council's
Environmental Health Officer does not feel that this is an obstacle to development providing a
scheme to ensure adequate surface water drainage is implemented.
* In summary, notwithstanding those positive aspects of the scheme outlined above, the
application is recommended for refusal because of the proposed location of the dwelling outside
of the Settlement Boundary.

 ASSESSMENT NOTES
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Refusal of Planning Permission

9900
9900
9900

Reason for refusal - DC2 "Principles of New Housing"
Policy DC2 Cont.
No special justification

 RECOMMENDATION

 REASON(S) FOR REFUSAL
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HARDINGHAM
Oak Lodge
Nordelph Corner

Mr & Mrs A J Townshend
Oak Lodge Nordelph Corner

Mr Alan Irvine
52 Merton Road Norwich

Conversion of garage to dwelling  

Full

3PL/2011/0618/F

N

N

Out Settlemnt Bndry

No Allocation

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA:

TPO:

LB GRADE:

 

 RECOMMENDATION : REFUSAL 

Provision of residential accommodation in the countryside by conversion of an existing building.

 KEY ISSUES

The application seeks full planning permission for the conversion of an existing garage to provide
a two-bedroom residential unit.  External alterations are fairly minor and include the provision of a
dormer window on both the east and west elevations and a new ground floor window on the south
elevation.  The existing driveway, that serves the garage and dwelling at present, will be used as
the accessway for the garage conversion.

The application site comprises a residential double garage that is used in connection with a
dwelling, known as 'Oak Lodge' to the west of the garage.  The site is located in the countryside
and is not in close proximity (not within 1600m) of a Settlement Boundary.  The majority of the site
is surrounded by open fields but to the south-east is existing residential development.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

No relevant site history

 RELEVANT SITE HISTORY

CASE OFFICER: James Stone

No

 EIA REQUIRED
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 POLICY CONSIDERATIONS

NORFOLK COUNTY COUNCIL    

ENVIRONMENTAL PLANNING    

CONTAMINATED LAND OFFICER    

Concerns re sustainability of site.  No objection subject to condition re. hard surfacing

Objection - This application is contrary to CP14 and DC20 of the adopted Core Strategy and
national policies PPS3 and PPS7

I recommend that a vulnerable development questionnaire is completed to confirm all former
uses of the garage to be converted and provide details of the items and containers located in the
soft landscape areas.

 CONSULTATIONS

CP.11

CP.14
DC.1
DC.11
DC.12
DC.16
DC.19
DC.20

PPG13
PPS1

PPS3
PPS7

SS1

Protection and Enhancement of
the Landscape
Sustainable Rural Communities
Protection of Amenity
Open Space
Trees and Landscape
Design
Parking Provision
Conversion of buildings in the
countryside
Transport
Delivering Sustainable
Development
Housing
Sustainable Development in
Rural Areas
Spatial Strategy

The following National Planning Guidance and the Breckland Adopted Core Strategy and
Development Control Policies have been taken into consideration in the determination of this
application:

HARDINGHAM P C -   
No objection
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Refusal of Planning Permission RECOMMENDATION

 REASON(S) FOR REFUSAL

Numerous letters of support have been received with regard to:
- lack of housing in the area
- desirability of infilling
- good foul water infrastructure
- design

 REPRESENTATIONS

* The application is referred to the Planning Committee at the request of the Ward
Representative
* This site is located outside of the Settlement Boundary, in an area designated as 'countryside'
within the planning system and, as such, the conversion of buildings to residential dwellings is
restricted. Policy CP14 Sustainable Rural Communities of the adopted Core Strategy and
Development Control Policies DPD and PPS7 Sustainable Development in Rural Areas provide
the criteria for assessing this application. This application has not provided any evidence of need
for the dwelling in this location, which would either satisfy the criterion in CP14 or the
requirements of PPS7.  As such the application is contrary
to both of these policies.
* Further to the above, Policy DC20 within the Core Strategy refers to the conversion of buildings
in the countryside to residential.  The proposal is also contrary to this policy because it has not
been demonstrated that the conversion of the garage for economic purposes is unviable.
Furthermore, whilst the garage is substantially intact, to be converted without significant
extension or rebuilding, it is not considered to be of great value to the landscape. 
* The Design and Access Statement accompanying this application makes reference to the
development aiding housing land supply within the District. Individual new dwellings in areas not
designated for growth cannot be considered to aid land supply as envisaged within PPS3
Housing. Paragraph 69 of PPS3 refers to permissions being considered favourably if they are in
line with the Spatial Vision for an area, due to a District not having a five year supply of
deliverable land. Breckland's spatial strategy classifies Hardingham as a rural settlement, which is
not expected to see growth over the plan period. As such, the application does not meet the
criteria contained within paragraph 69.
* The conversion of the garage is not considered to be detrimental to the amenity enjoyed by
neighbouring residents with regard to overlooking, overdominance and loss of sunlight.  
* Finally, Sandy Lane is limited in width and passing places are generally limited to informal areas
of verge over-run or private access. However, it is recognised that the highway network
surrounding the site is very lightly trafficked and the Highways Officer considers an objection in
this instance could be difficult to substantiate.
* The application is, therefore, recommended for refusal on the basis that there is no special
need for residential accommodation in this countryside location, the economic viability of the
building has not been addressed, the garage is not of great value to the landscape and is not
situated in a sustainable location.

 ASSESSMENT NOTES
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9900 Contrary to CP14 and DC20
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GRESSENHALL
1 Park Farm Cottages
Longham Road

Mr & Mrs E Poole
1 Park Farm Cottages Longham Road

Jonathan W Burton
12 Park Road Dereham

Rebuild & extension of existing two storey extension & single storey link between
dwelling & outbuilding

Full

3PL/2011/0651/F

N

N

Out Settlemnt Bndry

No Allocation

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA:

TPO:

LB GRADE:

Sparrow Green 

 RECOMMENDATION : REFUSAL 

1.  Design 
2.  Scale disproportionate to property and rural location

 KEY ISSUES

This application proposes rebuilding and extending a two storey extension to form an entrance
hall, shower room and lounge with bedrooms above at the rear and side of this terraced property.
There is currently a small 2 storey extension to the side of the dwelling.
A single storey link between the dwelling and an outbuilding is also proposed at the front, the link
will form a dining room and the outbuilding to the front will take the form of a family room and
utility room.

1 Park Farm Cottages is an end terrace property located in a countryside location outside the
Settlement Boundary at Sparrow Green, Gressenhall. The terrace takes the form of a row of 3; all
three have been altered in some way.  No. 2 has a 2 storey rear extension which was granted
planning permission in 2005. 

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

 RELEVANT SITE HISTORY

CASE OFFICER: Lisa Hendry

No

 EIA REQUIRED
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This same application was submitted under reference 3PL/2011/0410/F in April 2011 and
subsequently withdrawn.  There are no changes to the scheme since the previous submission. 

 POLICY CONSIDERATIONS

An objection has been received from the adjoining neighbours at No. 2 Park Farm Cottages in
respect of loss of light to their kitchen from the proposed single storey front extension.  They
have carried out a similar front extension and would like to see the ridge lowered to the same
height as their own extension which they amended to alleviate neighbour concerns.   

 REPRESENTATIONS

* This application is referred to Planning Committee at the request of the Ward Representative. 
* The application seeks permission for the erection of a large 2-storey side and rear extension
together with a single storey link between the dwelling and an outbuilding at the front.
* 1 Park Farm Cottages is an end terrace located in a rural location outside the Settlement
Boundary at Gressenhall. 
* The main consideration for this proposal is the design of the extension and the scale which is
considered disproportionate to this terraced property and this countryside location. 
* Policy DC16 requires new development to achieve high standards of design through, amongst
other things, consideration of form and character, density, height, massing and scale.  In addition,
PPS1 Para 34 states:- "Good design should contribute positively to making places better for
people.  Design which is inappropriate in its context, or which fails to take the opportunities
available for improving the character and quality of an area and the way it functions, should not
be accepted". 
* The design of the proposed 2 storey extension is not considered to be subservient to the main
dwelling.  The roof is the same height as the existing dwelling and the extension appears very
squat due to the excessive width of the gable.

 ASSESSMENT NOTES

 CONSULTATIONS

DC.1
DC.16
DC.3

PPS1

PPS7

Protection of Amenity
Design
Replacement Dwellings and
Extensions in the Countryside
Delivering Sustainable
Development
Sustainable Development in
Rural Areas

The following National Planning Guidance and the Breckland Adopted Core Strategy and
Development Control Policies have been taken into consideration in the determination of this
application:

GRESSENHALL P C -   
The Parish Council have no objections to this application
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Refusal of Planning Permission

9370 Incompatible design and scale of extension

 RECOMMENDATION

 REASON(S) FOR REFUSAL

* Policy DC3 states that extensions to dwellings in the countryside will only be permitted where
the extension does not result in a dwelling that is disproportionate to the scale of the original
dwelling and the size and design of the extension are appropriate to the landscape character
location.   
* The scale of the proposed extension is considered to be disproportionate to this rural end
terrace and involves an extension which, due to its design, massing and external appearance, is
incompatible with the scale and features of the existing dwelling, resulting in detriment to the
character and appearance of the dwelling and the countryside location.
* Concerns have been raised by the adjoining neighbours at No. 2 Park Farm Cottages in respect
of loss of light to their kitchen from the proposed single storey front extension. In order to be
neighbourly, it was suggested that the applicant amends the scheme to overcome these
concerns. However, the applicant has chosen not to amend the scheme and the Local Planning
Authority could not substantiate an objection to this part of the scheme on loss of amenity
grounds. 
* In conclusion, it is recommended that the application is refused based on the poor design and
excessive scale of the two storey extension. 




