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Item
No.

Breckland Council
Lord Charles Cathcart
Whitbread Group Plc & Kier Hom
Pentney Leisure & Bowls Club
Ken Seaman
Mr B Chandler
Silkwin Homes Ltd
Roger Warnes Transport Ltd
Mr T Gascoine
Mr T Walker
Mr Andrew Frank
Mrs D Wyatt
Mr S Rogers
Mrs R Shearwood
Mr Mark Shakesby
Breckland Council
Breckland Council

Applicant

HARLING
NORTH ELMHAM
THETFORD
NARBOROUGH
OLD BUCKENHAM
RIDDLESWORTH
GREAT ELLINGHAM
GREAT DUNHAM
MUNDFORD
SWAFFHAM
OLD BUCKENHAM
SHROPHAM
BESTHORPE
BESTHORPE
SHIPDHAM
CASTON
GUIST

Parish

3NM/2011/0062/NMA
3PL/2011/0711/F
3PL/2011/0715/F
3PL/2011/0725/CU
3PL/2011/0739/F
3PL/2011/0741/F
3PL/2011/0748/O
3PL/2011/0763/F
3PL/2011/0801/F
3PL/2011/0817/O
3PL/2011/0848/F
3PL/2011/0872/F
3PL/2011/0882/F
3PL/2011/0883/F
3PL/2011/0902/F
3PL/2011/0939/F
3PL/2011/0967/F

Reference No.
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HARLING
Grigsons Wood
School Lane

Breckland Council
Elizabeth House Walpole Loke

Daniel Connal Partnership
The Glasshouse Kings Lane

Amendment to 3PL/2011/0576/F - step detail of the wall  

Non Mat Minor
Amend

3NM/2011/0062/NMA

Y

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Scale of changes to originally approved scheme
Impact on amenity
Impact on Conservation Area  

 KEY ISSUES

The application relates to a non material amendment to the earlier approval for re-building of a
boundary wall to Breckland owned land.  The proposed change relates to the provision of three
steps in the approved wall over its length.  The steps are over a 4 brick course drop at one point
and over 3 brick course drops at two other points.  The wall will be sloped at each change in level.

The site is that of a partly demolished boundary wall running between Breckland Council owned
land known as Grigsons Wood and a residential property.  The site lies within the Conservation
Area.  A Tree Preservation Order relates to the area of woodland.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

3PL/2011/0576 - Demolish part boundary wall Lower ground levels to side of Grigsons Wood &
reconstruction in facing brickwork - Approved at Planning Committee 8th August, 2011

 RELEVANT SITE HISTORY

CASE OFFICER: Heather Burlingham

No

 EIA REQUIRED

No Allocation
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Planning Permission RECOMMENDATION

 CONDITIONS

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

 POLICY CONSIDERATIONS

None

 REPRESENTATIONS

* The application is referred to the Planning Committee as the land is owned by Breckland
Council.
* Members will recall that the original proposal was considered at Planning Committee on 8th
August, 2011 and was subsequently approved. 
* The principle of the re-building of the wall has been established through the earlier application.
This application is for a non material amendment to that planning permission to allow the wall to
be built with three steps over the length of the wall to take account of changes in ground levels.
No other changes are proposed.  
* The Historic Buildings Officer has suggested that the stepping would be neater if drops were
vertical and not angled, as shown on the submitted plans, however, he does not consider this to
be a significant issue given the wall's location.
* The proposed amendments are not considered to materially alter the scheme and will not
impact unduly on the amenity of the adjacent property or the wider Conservation Area.
* The application is recommended for approval

 ASSESSMENT NOTES

HISTORIC BUILDINGS OFFICER    
No objection in principle, although I am of the opinion that the 'stepping' would be neater if via a
vertical as opposed to a swept or angled level change.

 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:
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NORTH ELMHAM
Land north of Silverstone Farm

Lord Charles Cathcart
Gateley Hall Gateley

Mr Ian Pick
Llewellyn House Middle Street

Erection of an agricultural building for free range hens  

Full

3PL/2011/0711/F

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle 
Design
Landscape Impact 
Biodiversity and Geological conservation
Protection of Amenity  
Highway Safety

 KEY ISSUES

The proposal seeks to diversify an existing farming business through the establishment of a free
range egg production unit.  The unit will comprise a single purpose built poultry building
measuring 116 m by 18.6 m.  The unit would measure 2.6 m to eaves height with a maximum
ridge height of 6.2 m.  The unit would be sited 310 m to the north of Silverstone Farm.  The
proposed building includes an egg store and handling area together with accommodation for
16,000 hens.  The building would be of timber frame construction, externally finished in tongue
and groove timber weatherboarding with a polyester coated profile sheet roof.   Access would be
via the existing access serving Silverstone Farm.  The application is accompanied by a design,
access and planning statement and a tree planting scheme which provides for the planting of 640
trees to be planted within the range area at 5 m x 5 m spacing starting at 25 m from the poultry
shed.  A large block of woodland is also proposed to be planted approximately 25 m east of the
shed with two further smaller blocks of woodland to the north east and south.  The proposal does
not require an Environmental Impact Assessment.

The application site comprises land forming part of a parcel of land to the north of Silverstone
Farm.  Access is via an existing track to the north-east of existing converted farm buildings

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Jayne Owen

No Allocation
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comprising Silverstone Farm.  The land is enclosed to the south and east by mature woodland.
The site is screened from the highway to the south-east by mature trees and hedgerow.

No relevant site history

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

PPG13
PPS01
PPS07
PPS09
CP.09
CP.10
CP.11
DC.01
DC.12
DC.14
DC.16
DC.21

Transport
Delivering Sustainable Development
Sustainable Development in Rural Areas
Biodiversity and Geological Conservation
Pollution and Waste
Natural Environment
Protection and Enhancement of the Landscape
Protection of Amenity
Trees and Landscape
Energy Efficiency
Design
Farm Diversification

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:

GATELEY PARISH MEETING -   
Parish Council comments are summarised below:
Residents have voiced concern regarding the potential impact on the local environment, the local
community and Gateley common (public amenity site) 
Local residents reject the proposed site
Local residents are disappointed that with 350 acres to choose from the applicant has applied to
site his chicken farm on land which is closest to homes and an area of common land which is
used for recreational purposes and is quite some distance from the main access route
Impact on Gateley Common e.g. landscape, protected species, flooding and recreation use
It is understood from the applicant that it is difficult to site a chicken farm within 800 m of an SSSI
because of the potential detrimental effects of ammonia. It is assumed that the proposal could
have a similar negative impact on Gateley Common which is is ancient common land 
The current proposals may involve the excavation of Gateley Common to lay utilities (electricity
and water), thus further threatening this unique habitat

No

 EIA REQUIRED
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NORFOLK LANDSCAPE ARCHAEOLOGY    

NATURAL ENGLAND    

NORFOLK COUNTY COUNCIL - HIGHWAYS    

CONTAMINATED LAND OFFICER    

ENVIRONMENTAL HEALTH OFFICERS    

Based on currently available information the proposal does not have any implications for the
historic environment and we would not make any recommendations for archaeological work.

Natural England has no objection to the proposal provided that the spreading of manure from the
poultry does not damage the special interest of Horningtoft Wood Site of Special Scientific
Interest (SSSI).  The Manure Management Plan included with the application proposes to spread
manure on fields immediately adjacent to the SSSI. Natural England recommends that a 10m
buffer zone around the SSSI is kept free of manure spreading. 

The road network in the vicinity of the site is typical for rural Norfolk in that its narrow (around 3m
in width) with high sided banks and little in the way of passing provision.  What passing that does
exist is limited to verge over-run and use of private accesses.
 
I acknowledge that the site forms part of a large farm, which due to the nature of activities is likely
to engender some degree of vehicle movements and a proportion of which will be HGVs or large
agricultural machinery.  It is accepted also that the number of these movements can vary greatly
depending on season and/or what animals are reared or crops grown.  Nevertheless the fact
remains that access to the site is dependent on vehicles utilising this network of narrow roads in
order to gain access to the Strategic Route Hierarchy; most likely B1146 Fakenham Road or
B1110 Broom Green Road.
 
Whilst, given the existing nature of the site, it could be difficult to substantiate adverse comment
to the principle of the development I consider the building could be relocated within the site or the
route of access altered to provide a more direct route to / from the Route Hierarchy.  One option
would be to access the site via Horningtoft Road (to the north) thereby significantly shortening the
length of narrow road between the site and B1146 Fakenham Road.  On receipt of a plan
showing the full extent of land under the applicant's control I will be willing to work with your
Authority and the applicant to agree a new location for the building / revised route of access.

No contaminated land objections based on both the accuracy of the information provided and the
current records of contaminated land issues we hold to date.

NORTH ELMHAM P C -   

Water run-off from the shed roof and the hard standing areas will be consideration (given its size)
and will inevitably run directly downhill into the brook on Gateley Common, which runs to the
Wensum
Gateley Common and the access track used by residents is already highly susceptible to flooding
Alleged inaccuracies on the submitted application form

No objection or comments
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Various letters of representation have been received raising the following issues:
Concern relating to access. Subsequently withdrawn 
Smell 
Impact on current property sale 
Too close to properties

 REPRESENTATIONS

* The application is referred to the Planning Committee as it is a major application

Principle
* The applicant is proposing to diversify the existing agricultural business with the establishment
of a free range egg production unit.  
* The existing agricultural enterprise centres around Gateley Hall and Gateley Hall Farm which
comprises 350 acres of owner occupied land, of which 280 acres are in arable production and 70
acres are grassland which is let for grazing purposes. 
* It is considered that the proposed development would be in general accordance with national
and local plan policy, as set out in PPS7 and Core Strategy Policy DC21 which support the
principle of farm diversification schemes for business purposes that contribute to sustainable
development objectives and help to sustain the agricultural enterprise, and are consistent in their
scale with their rural location. 
* The proposed development aims to enable the business to adapt to new and changing markets,
and is a diversification of the existing agricultural business into a new agricultural opportunity in
line with the aims and objectives of PPS7 and Core Strategy Policy DC21. 

Design, Layout and Siting
* The proposed hen house would have an agricultural appearance with tongue and groove timber
weatherboarded walls and a profile sheet roof in juniper green.  
* The eaves and ridge height are relatively low which aims to mitigate any landscape impact. 
* The existing buildings at Gateley Hall are Grade I Listed Buildings and therefore the applicant
has sought to locate the building remotely from the hall to avoid detracting from the setting of the
Grade 1 Listed Building given that the proposed poultry unit is a modern functional structure. 
* The new development would be well screened in terms of visual impact on the landscape and is

 ASSESSMENT NOTES

ENVIRONMENT AGENCY    

Recommend approval of this application subject to conditions which are required to alleviate
environmental concern 

No objection comments and advice to applicants including that only clean surface water to be
discharged to water course or soakaway and that any egg wastes must be stored in a sealed
container prior to disposal and must not be discharged to the surface water drainage system.
Copy of letter to be sent to the applicants with decision notice.

NORFOLK WILDLIFE TRUST -  No Comments Received 

NATIONAL GRID -  No Comments Received 
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considered acceptable by both Natural England and the Environment Agency in terms of impact
on the nearby Horningtoft Wood SSSI site subject to conditions

Landscape Impact/Biodiversity 
* The unit would be sited on a parcel of land which is well enclosed and screened from from the
highway
* There would however be a long distance public view from the highway to the south-east of the
site but this would be partially obscured by mature trees and the roadside hedgerow.  
* The applicant proposes that trees will be planted to further obscure this view.  
* The site is enclosed to the north, south and east by mature woodland.  
* Views from the west are from private farmland.  
* Should planning permission be granted for the proposed development, the applicant has a
contract which requires him to enter into a range enrichment scheme (e.g. tree planting on the
ranging area) which involves the planting of 640 trees starting 25 m from the poultry shed.  In
addition a large block of woodland is proposed to be planted approximately 25 m to the east of
the shed, with two further blocks of woodland to the north-east and south.  A plan of the proposed
tree planting areas is submitted with the application.  
* A condition may be attached to any permission granted to ensure that the development is
carried out in accordance with the proposed tree planting scheme.  
* Natural England has been consulted and raised no objection to the proposal in relation to
Horningtoft Wood Site of Special Scientific Interest subject to a condition that a 10 m buffer zone
around the SSSI is kept free of manure spreading

Protection of Amenity
* The accompanying statement submitted with the application indicates that the building has been
designed to minimise any environmental consequences.  
* It is stated that any odour would be limited to the immediate vicinity of the poultry house and
would not be detectable beyond 50 m from the building.  
* Day to day operational practices would also limit the likelihood for smell nuisance to occur.  
* Manure disposal would take place in accordance with a manure management plan and manure
storage and spreading would be undertaken in full compliance with current regulations including
the Code of Good Agricultural Practice.  
* Free range egg production units operate under stringent welfare codes imposed by DEFRA
which cover issues such as stockmanship, feed and water, bird welfare, density, building
ventilation/heating/lighting and waste management and are subject to regular inspections from
DEFRA and the RSPCA.  These regulations are sufficient to ensure the control of odour, rodents
and flies.  However, conditions to control these issues are also recommended by the Councils
Environmental Health Officer and may be attached to any permission granted.  
* In any event, the nearest dwelling is sited more than 250 m from the unit.  
* The design of the unit and management practices will also be in place to control dust, flies,
rodents and deal with any dead birds on a daily basis

Highway Safety
* The design, access and planning statement submitted with the application indicates that traffic
generation associated with the proposed unit would be limited to an average of 2.5 vehicles per
week.  
* Norfolk County Council Highways have been consulted and have commented that given the
existing nature of the site it would be difficult to substantiate adverse comment.  Whilst an
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Planning Permission

3007
3046
3106
3548
3920
3920
3920
3920
3920
3920
3920
3994
3998
4000
3996

Full Permission Time Limit (3 years)
In accordance with submitted plans
External materials and samples to be approved
Full details of external lighting
Tree planting
10m buffer zone for manure spreading
Fly protocol to be maintained
Delivery times
Shed cleared at end of cycle
Dirty water run off
No additional fans, mechanical plant to be installed
Non-standard note - EA comments
NOTE: Reasons for Approval
Variation of approved plans
Note - Discharge of Conditions

 RECOMMENDATION

 CONDITIONS

alternative siting has been suggested in order to provide a more direct route to/from the route
hierarchy e.g. via Horningtoft Road (to the north), this could be problematical for the applicant to
achieve as it may bring the development closer to the SSSI which may ultimately prove to be
unacceptable.

Other Matters
* Norfolk Landscape Archaeology has raised no objections on the grounds that the proposal is
not considered to have any implications for the historic environment and no recommendations are
made for archaeological work.

* Subject to appropriate conditions, the application is recommended for approval.
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THETFORD
Premier Inn
Maine Street

Whitbread Group Plc & Kier Homes
C/O Agent 

Walsingham Planning
Bourne House Cores End Road

2 storey extension to hotel, single storey extension to restaurant, revise car
parking layout, relocate play area

Full

3PL/2011/0715/F

N

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : REFUSAL 

Planning policy
Impact upon trees
Impact upon open space
Impact upon the character and appearance of the area
Neighbour amenity
Highway safety

 KEY ISSUES

The application seeks full planning permission for the erection of a two storey rear extension to
the existing Premier Inn which would provide 36 additional bedrooms and associated plant and
linen rooms.  The application also includes a single storey extension to the front of the premises
which would increase the dining area associated with the Public House/ Restaurant.  The
application would provide increased parking spaces and cycle stands on site. 

The application site consists of a roughly rectangular shaped plot which contains an L shaped
building which provides hotel, public house and restaurant facilities.  The site also provides on-site
parking which is accessed via Maine Street which is located to the west beyond which is a
relatively new residential development.  To the north of the site is the A134 carriageway beyond
which are residential properties.  To the east are existing residential dwellings and associated
gardens.  The southern part of the site is to provide a play area/open space as part of the recently
constructed residential development to the west. 

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Chris Raine
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No relevant site history

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

ENVIRONMENTAL HEALTH OFFICERS    

ENVIRONMENT AGENCY    

I have looked at the application submitted and based on the information provided to me at this
time there are no objections or comments on the grounds of Environmental Protection, providing
the development proceeds in line with the application details, I would however request that any
previous conditions set by Environmental Health that relate to the existing development and its
usage are included as conditions should the permission for the current application be given

No objection.

 CONSULTATIONS

PPG17
PPS01
PPS04
PPS09
DC.01
DC.08
DC.11
DC.12
DC.14
DC.16
DC.19

Planning for Open Spaces, Sport and Recreation
Delivering Sustainable Development
Planning for Sustainable Economic Growth
Biodiversity and Geological Conservation
Protection of Amenity
Tourism Related Development
Open Space
Trees and Landscape
Energy Efficiency
Design
Parking Provision

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:

THETFORD T C -   
Whilst having no objection to the expansion of the hotel/restaurant facility, there  remains a
fundamental objection to any play area on the 'wrong' side of Maine Street.  The play area should
have always been envisaged as integral to ( = 'integrated within') the Kier Homes development.

No

 EIA REQUIRED
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HIGHWAYS AGENCY    

NORFOLK LANDSCAPE ARCHAEOLOGY    

NATURAL ENGLAND    

NORFOLK WILDLIFE TRUST    

ARCHITECTURAL LIAISON/CRIME OFFICER    

NATIONAL GRID    

NORFOLK COUNTY COUNCIL - HIGHWAYS    

TREE & COUNTRYSIDE OFFICER    

ENVIRONMENTAL PLANNING    

No objections.

Comments awaited.

Comments awaited.

Comments awaited.

Comments awaited.

Comments awaited.

No objection subject to a condition.

The proposed expansion of the existing Premier Inn site would significantly encroach on land
subject to Tree Preservation Order 2010 No.8 W1 (woodland). While the application discusses
commercial justification for the expansion, no proposals are made for avoidance, mitigation or
compensation for the loss of woodland that has been accorded significant amenity value by
Breckland Council. The proposal is therefore contrary to Policy DC12: Any development that
would result in the loss of, or the deterioration in the quality of, an important natural feature,
including protected trees and hedgerows will not normally be permitted. In exceptional
circumstances where the benefit of development is considered to outweigh the benefit of
preserving natural features, development will be permitted subject to adequate compensatory
provision being made. The retention of trees, hedgerows and other natural features in situ will
always be preferable. Where the loss of such features is unavoidable, replacement provision
should be of a commensurate value to that which is lost.

Furthermore, no ecological studies are included in the application. Development of the adjacent
site was preceded by detailed assessments including trapping and relocation of protected lizards.
A proposal that involves the conversion of mixed heath/woodland habitat to urban hard should
include a full assessment of its potential impacts on the conservation of biodiversity.

The applicants supporting information explains the role of the hotel and the purpose of the
expansion.  The applicant states that it is to cater for A11 generated guests.  The findings of their
recent study shows that most guests relate their visit to the A11 with only some relating their visit
to the town centre.  The applicant has indicated that the greatest use of the hotel is during the
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week rather than at weekends.  With regards to impact on town centre trade of the hotel, the
applicant highlights that the hotels in the town centre are more expensive than Premier Inn's offer
and as such cater for a different market and the extension will have limited, if any, impact on
hotel trade in the town centre.  It seems therefore that the role of the hotel is to continue to
provide cheap hotel rooms for users of the A11 in the main although there is some potential for
an impact on those town centre businesses.  
With regards to the need for the hotel extension, the applicant states that the Premier Inn at the
applicant site turned away 13,646 potential bookings in a year It is unclear as to how this figure
has been arrived at. However, the supplied assessment of occupancy rates during a 12 month
period does seem to show that the Hotel is well used. 
With regards to the impact on town centre restaurant trade and the need for the restaurant
extension, whilst acknowledged that the expansion of the restaurant appears small at 65m2 this
assessment does not appear to have been completed.  For example, is this expansion directly
related to the increase in hotel rooms and subsequently the increase in the number of guests? It
is currently unclear as to what divergence this could have on similar activities in the town centre. 
With regards to the sequential test, the assessment includes the Anchor Hotel Site and the
Cottage Hospital in the centre of Thetford.  The applicant discounts these sites, but their
assessment is not an accurate reflection of the situation and should therefore be revisited.  
The Anchor Hotel site is owned by Breckland Council and is available for town centre uses as
part of a mixed use scheme of which hotel development is appropriate.  There is also the Court
House, adjacent to the Anchor Hotel Site, which is now redundant and should be examined.  
The Cottage Hospital Site is within the town centre and therefore there is access to cafés and
restaurants. This has been too readily discounted.
The expansion of the hotel is proposed on land currently used for car parking.  Subsequently, the
lost car parking spaces and the extra car parking spaces associated with the development are
proposed on land that is amenity space and woodland.  This is contrary to Core Strategy Policy
DC12 Trees and Landscape.  
The extension as stated above is on land identified as a play area and area of open space
associated with the residential development of 52 dwellings currently under construction to the
west of Maine Street.  As a consequence, it appears the play space is relocated further south of
its agreed location.  This means that whilst the play equipment associated with the 52 dwellings is
still provided, the associated surrounding area of amenity open space will be reduced and its
usefulness is now questioned. This land was intended to form part of the open space provision
for that development as per Core Strategy Policy DC11. Such open space is also highlighted in
Policy DC1 of the Core Strategy as an important feature or characteristics of the area and could
impact on the quality of the townscape in the area.  
Using DC19 standards, the proposal requires 7 cycle stands for hotel guests, 3 for restaurant
users, plus 2 for staff. The proposal should therefore accommodate a total of 12 stands above
the current provision.  The proposal includes only 6 cycle stands. The application under provides
cycle stands contrary to DC19.
The internal floor space is 1,015m2 (net) and as such is required to provide 10% of its energy
from decentralised renewable energy sources.  
Policy CP8 of the adopted Core Strategy says that all practicable measures should be
incorporated to ensure the most efficient use of the water resource and reduce average per
capita consumption. There is no mention of water efficiency measures.  Evidence base (Water
Cycle Studies by Scott Wilson) highlights potential water issues in the area.  The emerging
Thetford Area Action Plan sets BREEAM requirements for non residential buildings and water
consumption limits beyond building regulations in response to this evidence base.  
Conclusion
There are a number of concerns regarding the adequacy of the sequential test for the hotel



BRECKLAND COUNCIL - PLANNING COMMITTEE - 03-10-2011

DC131_new

Objections have been received, a summary of which is as follows:
Loss of light; loss of privacy; a single storey extension would be more agreeable; the trees need
some work and drains are being affected by the root systems; the application is of no benefit to
Thetford as it is not a base for visitors to the town; the Council need to encourage companies to
develop in the town, not on the edge of it.

 REPRESENTATIONS

* The application is referred to the Planning Committee as it is a Major application.
Policy:  DC8 and PPS4 (EC10 and EC15)
* Policy DC8 confirms that hotel accommodation within the five market towns will be permitted
where a "sequential approach" has been undertaken, where such a development can be justified
and where it is a road related facility which primarily meets the needs of road users.  
* It is acknowledged that a hotel is defined as a "town centre use" within PPS4 and as such it is
necessary to consider the most appropriate locations for this development, namely within a town
centre.  However, it should also be acknowledged that a hotel already exists at the site and, as
such, this is not a new enterprise but an extension to the existing facility.  With this in mind it is
considered appropriate to consider how viable it is to set up a new enterprise on a more
"beneficial" site (within the town centre) rather than extend the existing facility.  It is considered
that it is not appropriate or viable to disaggregate the extension from the existing facilities on the
basis that this hotel serves predominantly the needs of road users (the A11 is in close proximity
to the site) and a more central site would not meet this need effectively.
* The agent has undertaken an assessment of vacant sites/premises and confirmed why each is
not a viable alternative to accommodate the proposed extension.  Whilst the Environmental
Planning Officer questions whether it is comprehensive, it is considered that it has reasonably
assessed alternative sites.
* On the basis of the above factors, it is considered that the principle of extending the existing
facility is acceptable.

TPO and Ecology issues

 ASSESSMENT NOTES

ENVIRONMENTAL HEALTH OFFICERS    

CONTAMINATED LAND OFFICER    

expansion and the need for and impact of the restaurant expansion. The proposal is also contrary
to Policies DC11, DC14, DC19 and CP8 of the adopted Core Strategy and there is an objection
on that basis. 

Comments awaited.

No objection.

ANGLIAN WATER SERVICE -  No Comments Received 
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Refusal of Planning Permission RECOMMENDATION

 REASON(S) FOR REFUSAL

* It is evident that the proposal would result in the loss of part of a TPO woodland as a
consequence of the need to provide additional on-site parking.  It is considered that this loss of
part of the woodland would be detrimental to the visual amenities of the area.  Furthermore, no
specific proposals to compensate for this proposed loss.  The Tree and Countryside Officer has
objected to the scheme on these grounds.  This is contrary to the aims of Policy DC12.
* Given the existence of this woodland, and given the known presence of protected lizards on the
adjacent residential site, ecological surveys are required.  These are awaited.

Open Space
* The additional on-site car parking would result in the loss of part of an open space provision
secured as part of the approval for the adjacent residential scheme.  Policy DC11 seeks to retain
areas of open space and only allows for their loss if it can be demonstrated that there is an
excess provision of open space within the settlement and an appropriate enhancement to the
remaining provision is made, or the community would gain greater benefit from the developer
providing an alternative facility.  It is evident that there is not excess provision and no alternative
facility/provision has been put forward and, as such, the proposal is contrary to Policy DC11.  In
response to this objection, the applicant contends that there is no nett loss of open space as the
remaining woodland is proposed to be transferred to the open space allocation secured by the
S106 legal agreement attached to the adjacent residential development.  It is considered that the
area of woodland referred to here can already be considered to be "open space" when using the
definition set out in PPG17 and, as such, it is considered that there is a loss of open space as a
result of the additional parking.

* In terms of highway safety, the Highway Authority has confirmed that the proposal is acceptable
subject to the imposition of planning conditions.
* In visual terms, the extensions are consistent with the existing building in terms of design, size
and external materials.
* With regard to neighbour amenity, it is evident that the first floor bedroom windows in the
eastern elevation of the rear extension would directly overlook the rear gardens of two
neighbouring properties.  This would cause significant overlooking to the detriment of existing
levels of privacy.  The proposed screen planting would not deal with this issue sufficiently quickly
given the time need to establish a sufficiently dense tree belt. 
* The Environment Agency has not raised any objection to the proposal.
* The agent is to provide additional information in relation to water management at the site as
requested by the Environmental Planning Officer; the findings of any information received will be
reported verbally.
* In conclusion, the proposal is considered to be unacceptable for the reasons set out above and
is, therefore, recommended for refusal.
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9900 Loss of open space/overlooking
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NARBOROUGH
Kings Lynn Indoor Bowls Club
Narborough Road

Pentney Leisure & Bowls Club
Narborough Road Pentney

Sketcher Partnership Ltd
First House Quebec Street

Change of use of field to touring caravan park  

Change of Use

3PL/2011/0725/CU

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

Pentney 

 RECOMMENDATION : REFUSAL 

Principle 
Design and layout
Flood Risk
Trees and Landscape
Biodiversity and Geological conservation
Protection of Amenity  
Highway Safety

 KEY ISSUES

The application relates to a change of use of land to provide a seasonal (March to November)
touring/holiday caravan site comprising 50 No. pitches.  The total site area is 2.22 hectares.  The
proposed site is currently a vacant field to the rear of an existing bowls and country club. The
submitted plans indicate the applicant's intention to provide a male and female shower container,
male and female wc blocks and male and female disabled wc block, fenced refuse storage area
and a new 6 m x 9 m log cabin shop/office in association with the proposed use.  No elevational
details are provided of this element of the development and temporary toilet/shower blocks are
currently in existence at the site.  

The applicant wishes to use the touring caravan site to host 2 No. 3 day country and western
festivals and bowls tournaments in conjunction with the existing activities at the club which
comprise bowls, darts, pool, bingo and country music every Saturday night 52 weeks of the year.
Food is also served Thursdays, Fridays, Saturdays and Sundays.  The venue was also recently
used for a Youth Bowls Tournament with approximately 600 people attending.  In addition on
Saturday nights it is not unusual for various musicians and fans/members to stay overnight in

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Jayne Owen

No Allocation
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camper vans as many travel from all parts of the country.   

The current opening hours of the club are Monday to Friday 9 am to 11 pm, Saturdays 9 am to 12
midnight and Sundays 9 am to 8.30 pm.  Access would be via the existing access to the club from
Narborough Road.  Passing provision is also proposed within the site access to the west side of
the access track.  A Design and Access Statement, Flood Risk Assessment and additional
information which aims to satisfy the requirements of DC8 is submitted with the application.

The application site comprises land to the rear of Pentney Bowls and Leisure Club.  The site is
located to the west of Narborough and to the south east of Pentney village on the border with
Kings Lynn and West Norfolk district.  The access is within Kings Lynn and West Norfolk district
and an identical application has been submitted to them in accordance with current regulations
governing cross boundary development.  The site is located directly north of the River Nar which
is a SSSI.

 SITE AND LOCATION

No relevant site history

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

PPG13
PPS01
PPS04
PPS07
PPS09
PPS25
CP.09
CP.10
CP.11
CP.14
DC.01

Transport
Delivering Sustainable Development
Planning for Sustainable Economic Growth
Sustainable Development in Rural Areas
Biodiversity and Geological Conservation
Development and Flood Risk
Pollution and Waste
Natural Environment
Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity

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:

No

 EIA REQUIRED
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NORFOLK COUNTY COUNCIL - HIGHWAYS    

ENVIRONMENT AGENCY    

No objection subject to a condition requiring that prior to the commencement of the use hereby
permitted the proposed on-site passing bay shall be liad out, levelled, surfaced and drained in
accordance with the approved plan and retained thereafter available for that specific use. 

In the absence of an acceptable Flood Risk Assessment (FRA) we OBJECT to the grant of
planning permission and recommend refusal on this basis for the following reasons:
 
Reasons:
The FRA submitted with this application does not comply with the requirements set out in Annex
E, paragraph E3 of Planning Policy Statement 25 (PPS 25). The submitted FRA does not
therefore; provide a suitable basis assessment to be made of the flood risks arising from the
proposed development. 
The proposal is for the change of use from a field to touring caravan park including the
construction of a toilet block, shop facilities and offices etc. This results in a more vulnerable use
of the site in accordance with Table D.2 of PPS25. 
The site is located within an area identified as falling within Flood Zones 2 and 3 on the
Environment Agency Maps. The FRA states that the site is protected to the 1 in 100 year
standard of defences, however no evidence is provided to support this statement. More
vulnerable types of development within Flood Zone 3 should only be permitted if the Sequential
and the Exception Test is passed (paragraph D.9 PPS25). Part C of the exceptions test states an
FRA must demonstrate that the development will be safe, without increasing flood risk elsewhere,
and, where possible, will reduce flood risk overall. We do not feel this has been demonstrated. 
The FRA provides no evidence of the depths, velocities or rate of onset of flood water that would
be expected on site for the design flood events inclusive of an allowance for climate change. It is
therefore not possible to ascertain whether the development or the occupants of the site would
be safe in the event of flooding. Ideally all development should be located outside of Flood Zones
2 and 3. 
The FRA must also include details of any compensation measures considered within the
proposal; policy states that developers must ensure there will be no loss of flood flow or flood
storage capacity for floods up to the severity of the 1% fluvial flood as a result of their
development. Any buildings within the floodplain may impede the flow of water and result in a
reduction of flood storage capacity. Flood compensation must be provided on a level for level,
volume for volume basis in the close vicinity of the site. Further work will need to be undertaken
as part of an FRA to ascertain the flood depths at the site to identify the volumes of water that will
be displaced by these works. 

 CONSULTATIONS

DC.08
DC.13
PPG11

Tourism Related Development
Flood Risk
Tourism

NARBOROUGH P C -  No Comments Received 
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ENVIRONMENTAL HEALTH OFFICERS    

ENVIRONMENTAL PLANNING    

Furthermore no consideration has been given to a flood warning or evacuation plan for the site.
Flood data as discussed above will enable a hazard rating to be derived in accordance with Table
13.1 in 'Flood Risk Assessment Guidance for New Development', (phase 2) FD2320 TR/2. The
evacuation plan and consideration of safe access and egress must take into account this
information. The level of hazard and the methods taken to reduce the risks to people at this
development must be acceptable to the Local Planning Authority, advised by their Emergency
Planner.

Advice to LPA
We are currently in discussions with Geoff Beel who has undertaken the submitted FRA and are
currently awaiting a revised FRA; in the meantime our objection to the proposed development
remains pertinent to this application. 

I have looked at this application submitted and based on the information provided to me at this
time there are no objections or comments on the grounds of Environmental Protection, providing
the development proceeds in line with the application details.

The application proposes the change of use of a 2.22 ha grass field to the south of Pentney
Bowls and leisure Club to a touring caravan park which could accommodate up to 50 pitches for
a touring/holiday caravan site with a seasonal occupancy between March to November.  The site
is located to the west of Narborough and to the south east of Pentney village on the border with
Kings Lynn and West Norfolk.  The site is proposed to be used for accommodation purposes for
local events. The site is located directly north of the river Nar which is a SSSI.  

CP14 of the adopted Core Strategy refers to sustainable rural communities, which encourages
appropriately located development, including rural tourism providing that the wider countryside
and landscape are not compromised, in particular if the development falls outside of the
settlement boundary.  Whilst the principle of sustainable rural tourism is supported through PPS4
Planning for Sustainable Growth (2009) and the adopted Core Strategy, specific detail as to
whether this proposal is acceptable in planning policy terms is referred to within policy DC8 -
`Tourism Related Development.  

The site in question is situated approximately 500 metres east of Narborough village and
approximately 1300 metres from the village of Pentney, therefore, can be argued to be
reasonably well related to both villages.   The adopted Core Strategy refers to a reasonable
distance to from facilities (public house/shop) to be an approximate 20 minute walk (1600
metres), of which Narborough contains these services.  However, Policy DC8 requires proposals
for tourist accommodation within the countryside to be accompanied by an assessment of need -
which includes an analysis of the market supply, need and demand (including evidence of similar
establishments in the locality, visitor number and occupancy rates and evidence about
accessibility of the proposal to the market need and demand).   The information within the
application is inadequate to assess the application against criterion f of policy DC8.   
The application should be considered against Core Policy CP11 Protection and Enhancement of
the Landscape where proposals will have to have regard to the Landscape Character



BRECKLAND COUNCIL - PLANNING COMMITTEE - 03-10-2011

DC131_new

Various letters of representation have been received raising the following issues:
*Concern that part of entrance to Ashwood Manor is included within the planning application
*Proposed passing bay may involve the felling of protected trees 
*Impact of increased traffic generation on entering/egress from Ashwood Manor and for other
road users including cyclists, pedestrians and horse riders 
Increase in noise over and above that associated with existing functions
*Note that shower blocks are already installed complete with plumbing and large tanks buried into
the ground
*Impact on Nar Valley Way public footpath
*The stretch of river abutting the proposed development is a fishing syndicate controlled private
river bank on the same side of the river 
*The Ketlam drain is essential to the good drainage of the area and runs alongside part of the
proposed development

 REPRESENTATIONS

NATURAL ENGLAND    

NORFOLK WILDLIFE TRUST    

Assessment (p. 201 LCA) and the Settlement Fringe Landscape Assessment (p.211 LCA Fringe
Study).  This site forms part of the Breckland Heathland and Plantation (LCA) and is located in
the Narborough Estate Valley Floor which has been identified as having a moderate to high
vulnerability to change. 
Furthermore, the site lies within zones 2 & 3a and therefore is deemed at risk of flooding. A Flood
Risk Assessment (FRA) has been submitted with the application in accordance with Policy DC13;
however, policy approach within the adopted Core Strategy and details within PPS25 states that
new development within areas of high vulnerability should be subject to an exception test.
Annex D of PPS25 - (table D2 & D3) refers to the flood risk vulnerability classification and
compatibility.  I would like to draw the case officers attention to section D9 of annex D within
PPS25, where it must be demonstrated that as part of the exception test the applicant should
demonstrate that the development will offer sustainability benefits that outweigh any flood risk,
and the development should be on PDL or there are no other reasonable alternatives.  I am of
the opinion that the evidence contained within the application does not fully accord to PPS25
requirements.

Conclusion
Whilst overall policy context is supportive of sustainable rural tourism, I am not convinced that the
application has provided a full assessment of need and demand for this site in accordance with
criterion f, therefore contrary to the provision of Policy DC8.   Furthermore, an exception test has
not been undertaken as part of the requirements of PPS25 therefore would appear to be contrary
to both PPS25 and Policy DC13.  
Object on the grounds that the application is contrary to PPS25, DC8 and DC1

To be verbally advised

To be verbally advised

KINGS LYNN & WEST NORFOLK B C -  No Comments Received 
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*Impact on river bank and river from increased level of visitors e.g. noise, litter, dogs and pollution
to river and anti social behaviour 
Impact on Wildlife riverbank is SSSI and recently mentioned by BBC as one of the top five
cleanest rivers 
*Visual impact 
*Application form states work has not commenced however in a matter of months the site has
been ploughed over, flattened and reseeded with single variety grass.  Grass has been
maintained at uniform length and also water stand pipes and cess pits have been sunk into the
field along with three portacabins linked to these water works
*Pipe is laid alongside Ketlam drain and is clearly visible to onlookers and is also an
environmental hazard if the pipework is undermined in any way through the sites use, causing
potential pollution to the River Nar. 
*Increased Flood Risk 
*Area is already saturated with large camp sites, caravanning and holiday establishments
*Further tourist activity would only serve to further Pentneys demise to a tourist only area where
is no local community or spirit
*Compliance with Core Strategy Policy DC8 
*There are trees and hedges adjacent to the proposed site which would be affected by the
development 
*Surely 50 caravans even if only for temporary and seasonal use are for residential purposes and
may put a great demand on all services for the community at the times they are in use 
*Setting of precedent for further expansion

* The application is referred to the Planning Committee as it is a major application

Principle 
* The application proposes the change of use of a 2.22 ha. grass field to the south of Pentney
Bowls and Leisure Club to a touring caravan park which would accommodate up to 50 pitches
with a seasonal occupancy between March to November.  
* The site is proposed to be used for accommodation purposes for local events including two
three day country and western music festivals (to take place within the existing club house)
* Core Strategy CP14 encourages appropriately located development including rural tourism
provided that the wider countryside and landscape are not compromised
* The principle of sustainable rural tourism is supported through PPS4 Planning for Sustainable
Growth (2009) and the adopted Core Strategy Policy DC8 supports proposals for tourist
accommodation, including touring, caravan and camping sites and self catering accommodation
that need to be located within the countryside where a need can be demonstrated for the
proposal; where the development forms part of a rural diversification scheme or is for the
expansion of an existing attraction; where it is well related to an existing settlement and facilities 
* The policy also requires that the occupation of new tourist accommodation be restricted through
the use of conditions or legal agreements to ensure a tourist use solely and not permanent
residential use
* Reasoned justification for the policy also states that proposals which are either allied to an
existing and established tourist attraction or form part of a well-conceived and sustainable rural
diversification scheme will be supported subject to other planning policies 
* The applicant has submitted information which it is considered satisfactorily demonstrates that
there is a need for this development in association with the current rural enterprise
* In summary, Pentney Bowls and Leisure Club has been run successfully for the last 14 to 15
years as a bowls, darts, pool, bingo and country music enterprise.  However, the applicants state

 ASSESSMENT NOTES
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the enterprise is currently feeling the pinch in this difficult economic climate
* The applicants have noted the success of 3 day country and western festivals held at the
Norfolk Showground over the last few years and the amount of people who attend and support it
* The aim of the proposal is to provide 3 or 4 country and western festivals held over a weekend
during the course of the year to attract additional customers to use the facilities that exist on the
site in relation to catering etc. However, the events are to be held within the Pentney Bowls and
Leisure Club building and not outside
* Two full time and nine part time staff are currently employed and the provision of the touring
caravan site would help to maintain the long term stability of the business and hopefully create at
least one if not two additional staff to monitor and run the site especially with regard to an on-site
warden to book caravans in and out and manage the proposed shop 
* In conclusion, it is considered that the proposal is in general accordance with the aims and
objectives of national and local plan policies which support tourism accommodation and in
particular Core Strategy DC8  

Design and layout
* The application is to establish the principle of a change of use to a touring caravan park only.
Notwithstanding this, the applicants' design and access statement indicates that the caravans
would be sited so as not to cause a disturbance/nuisance or overlooking of adjacent dwellings 
* The proposed access would utilise the existing access onto Narborough Road and passing
provision is provided to the west side of the access track via a passing bay in accordance with
advice from Norfolk County Council Highways 
* Sufficient space exists within the site to enable vehicles to enter, turn and re-enter the highway
in forward gear. 
 
Flood Risk
* The Environment Agency object to the application and recommend refusal on the grounds that
the Flood Risk Assessment submitted with the application does not comply with the requirements
set out in Annex E, paragraph E3 of PPS25) and therefore the submitted FRA does not provide a
suitable basis on which an assessment can be made of the flood risks arising from the proposed
development.
  
Trees and Landscape
* The site is bordered by established trees and planting. It is proposed to retain the existing native
hedging and incorporate new timber post and rail fencing to the boundaries.
*Some trees at the front of the site may be affected in order to provide passing provision.
However, these trees are sited on land within the district of Kings Lynn and West Norfolk Borough
Council
* In this regard it is understood from the applicant that advice has been sought from Kings Lynn
and West Norfolk Borough Council's Tree Officer in this respect
* No other trees would be adversely affected by the proposed development. 

Biodiversity/Geological Conservation
* The site is directly north of the river Nar which is a SSSI. It is not considered that the proposed
change of use to a touring caravan park, subject to the implementation of appropriate conditions,
would have a significant impact on the integrity of the adjacent SSSI. However, Natural England
has been consulted and their comments will be reported verbally to the Planning Committee. 
 
Protection of Amenity  
* The proposed use would be well separated from nearby adjacent properties to ensure that
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Refusal of Planning Permission

3920 Absence of acceptable FRA

 RECOMMENDATION

 REASON(S) FOR REFUSAL

existing levels of residential amenity would be satisfactorily preserved
* In relation to the potential for increased levels of noise and disturbance it is worthy of note that
the proposed events would take place inside the existing clubhouse which already holds regular
bowls tournaments and weekly country music nights. Therefore, the proposed use of the land for
the siting of touring caravans should not, in itself, generate significantly greater levels of noise
over and above that which arises from the existing functions.
* Notwithstanding this, the Council's Environmental Health Officer has been consulted on the
proposal and has raised no objections
 
Highway Safety
* No objections have been raised by Norfolk County Council Highways subject to the provision of
a passing bay to the west of the existing access track which may be attached as a condition to
any planning permission granted. 

Other matters
* Foul drainage from the development shall be discharged to individual sealed cess pits. Surface
water from the proposed park would be self draining whilst from the caravans would be onto the
existing grassed area.

* In conclusion, the site is located within an area identified as falling within Flood Zones 2 and 3
* The Flood Risk Assessment submitted with the application fails to comply with the requirements
set out in Annex E, paragraph E3 of Planning Policy Statement 25 (PPS25) and therefore the
submitted Flood Risk Assessment does not provide a suitable basis for an assessment to be
made of the flood risks arising from the proposed development
* Refusal of the application is, therefore, recommended 
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OLD BUCKENHAM
Eel Farm
Fen Road

Ken Seaman
Eel Farm Fen Road

Paul Took Planning
60  Neatherd Road Dereham

Removal of Condition 8 of pp 3PL/2003/1720/F (occupation of annexe) and new
garage block and alterations

Full

3PL/2011/0739/F

N

Within Curtilage G2

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : REFUSAL 

Impact on setting of Listed Building
Size of extension and cartshed.

 KEY ISSUES

The proposal seeks the removal of a planning condition to enable a converted barn to be used as
a separate independent dwelling, an extension to the building, the demolition of a detached
garage and the erection of a replacement garage.
Condition 8 on planning permission 3PL/2003/1720/F requires the building to be occupied solely
as an addition to the main dwelling and not to be sold or leased for occupation as a separate
dwelling unit.  The applicant wishes to move into the annex and sell the farmhouse.
The extension is approximately 6m wide and 11.5m long and would be constructed using
weatherboarding and clay pantiles.  It would be positioned to the rear of the building in the
position of an existing double cart shed garage which is to be demolished and replaced with a
larger 4 bay cart shed.
The proposed cart shed is 11.75m by 6m with an external staircase to provide access to a storage
area within the roof space.  Its overall height is 5.5 m and it would be clad with weatherboarding
and clay pantiles.

The building which is the subject of the application is a former converted barn within the curtilage
of a grade 2 Listed farm house which was granted permission for use as an annex in 2003.
The site is located in a rural location surrounded by countryside with no immediate neighbours.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Viv Bebbington

No Allocation
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Both the farmhouse and the barn are set back from the highway.  There is currently a large 3 bay
cart shed to the west of the farm house which would be retained for use in association with the
existing farm house.  The existing double cart shed, currently used by the annex, would be
demolished.  The annex has its own private amenity area to the west and north of the annex.

3PL/2003/1720/F - conversion of a barn to an annex - Approved

3PL/2009/0522/F - amend condition for use as separate dwelling, new access, extension to barn
and erection of 2 new garages - Withdrawn

3PL/2010/0242/F - removal of condition  - Withdrawn

3PL/1999/1082/F - Extension to farmhouse.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

NORFOLK COUNTY COUNCIL - HIGHWAYS    

HISTORIC BUILDINGS OFFICER    

No objection subject to conditions

previous comment on earlier applcation remains applicable from my perspective.
"Sufficient justification? I would not want to see any form of plot subdivision".

 CONSULTATIONS

PPS05
DC.03
DC.16
DC.17
DC.20

Planning for the Historic Environment
Replacement Dwellings and Extensions in the Countryside
Design
Historic Environment
Conversion of buildings in the countryside

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 objections

No

 EIA REQUIRED
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Refusal of Planning Permission

9900
9900

Inappropriate size , scale
Impact on setting  of Listed Building

 RECOMMENDATION

 REASON(S) FOR REFUSAL

None

 REPRESENTATIONS

* The application is referred to Planning Committee at the request of the Ward Representative.
* The existing annex is a modest 1 bed annex with separate lounge and kitchen dining room with
a mezzanine level study and detached double garage to the rear.  The proposal includes the
demolition of the garage and the erection of a large extension to provide an additional bedroom
with en-suite dressing area, wet room and WC.  The garage was new build when the barn was
originally converted.
* The proposed extension would increase the ground floor area of the annex by 60%.  The
ground floor area of the annex is 107.5m sq. and the proposed extension is 65m sq.  The
proposed extension is also larger than the existing garage which it replaces.
* The proposed garage with a floor area of 70.5m sq. is significantly larger than the existing
garage which has a floor area of 52m sq.
* When considering proposals for barn conversions, Policy DC 20 requires the building to be
capable of conversion without significant extension or new build.  Moreover, Policy DC 3, which
considers extensions to dwellings within the countryside, supports extensions which do not result
in a dwelling which is disproportionate to the scale of the original dwelling.
*  It is considered the size of the extension is disproportionate to the size and scale of the existing
annex and represents a significant extension and scale of new build which would not normally be
considered acceptable under Policies DC 20 & 3.
* Not only do the extensions and new garage represent a considerable amount of new build, they
also impact on the setting of the Listed Building by increasing the amount of development within
its curtilage.  PPS 5 indicates that the significance of a Listed Building can be harmed through
development within its setting.
* It is considered that in recent history the site has undergone the maximum extent of
redevelopment via the large extension and remodelling of the farm house, conversion of the barn
and the erection of 2 garages.  It is considered the additional development would not preserve
the setting of the Listed Building.

 ASSESSMENT NOTES
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RIDDLESWORTH
Laundry Lane

Mr B Chandler
A Chandler (Norfolk) Ltd c/o Home Farm

Mr Margaret Shelley
3  South Walk Thorpe End

Proposed 16,000 Free Range Egg  Unit, 3 Feed Silos and Associ ated Access
and Hardstanding 

Full

3PL/2011/0741/F

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Impact on the special interest feature of the SSSI and SPA
Visual impact on the landscape
Highway issues

 KEY ISSUES

The proposal is to establish a 16,000 bird free range egg production unit.  The birds will be
housed in one building approx 116m by 18m sited centrally on the site.  The proposal includes the
erection of 3 silos.  The proposal includes a landscaping appraisal statement which has been
used to develop a landscaping scheme.  It provides a roadside hedge and copses within the site.
The proposal is similar to an existing free range unit on the opposite side of Laundry Lane.

The site is located to the north of the A1066 Theford to Diss Road.  The site is an open area well
screened on two sides by existing mature tree belts.  The site is within 200m of the Breckland
Special Protection Area which is cited as supporting or capable of supporting woodlarks and
nightjars.  It is currently arable land.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

 RELEVANT SITE HISTORY

CASE OFFICER: Viv Bebbington

No

 EIA REQUIRED

No Allocation
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Planning permission was granted under reference 3PL/2007/1742/F for the erection of a 16,000
free range chicken unit on the opposite side of the road.

 POLICY CONSIDERATIONS

ENVIRONMENT AGENCY    

NATURAL ENGLAND    

NORFOLK WILDLIFE TRUST    

We have no objection to the proposed development but wish to provide comments to the
applicant regarding ground water protection, surface and foul water drainage, pollution prevention
measures, permits and construction, demolition and excavation 

Natural England has no objection to the application provided that the interest features of
Breckland Forest Site of Special Scientific Interest (SSSI) can be maintained by the development.

Natural England supports the recommendations in the Ecological Survey, Land at Riddlesworth,
Norfolk (Norfolk Wildlife Services, June 2011) report. The report mentions that the forestry blocks
in Breckland Forest SSSI/Breckland SPA are currently too old to support woodlark and nightjar
(see section 4.2.7). However, the interest in this SSSI is based on rotational felling, so the blocks
to the north of the application site may support woodlark and nightjar if and when clear felling
takes place. In addition to these birds, Breckland Forest SSSI is designated for rare vascular
plants and invertebrates. It is not stated where manure arising from the unit is to be disposed of
in the Waste Management Scheme and Environmental Health Requirements Report (June 2011)
submitted with the application, although this report states that manure will not be spread on the
roaming area for the hens. In order to protect the SSSI, it is recommended that any manure
arising from the poultry farm is not spread within 10m of the boundary of Breckland Forest SSSI.

NWT have no objection to this proposal but would suggest incorporation of biodiversity
enhancement as set out in the ecology report

 CONSULTATIONS

PPS09
CP.10
CP.11
DC.01
DC.16
DC.21
PPS7

Biodiversity and Geological Conservation
Natural Environment
Protection and Enhancement of the Landscape
Protection of Amenity
Design
Farm  Diversification
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:

RIDDLESWORTH P C -  No Comments Received 

HARLING P C -   
No objection.
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NORFOLK COUNTY COUNCIL - HIGHWAYS    

TREE & COUNTRYSIDE OFFICER    

ENVIRONMENTAL HEALTH OFFICERS    

R S P B    

From inspection of the site it is evident that Laundry Lane (U33153) is a rural country lane that is
restricted in width, in most part being suitable for single file traffic only.  In addition, visibility at the
road junction of Laundry Lane and Thetford Road (A1066) is restricted in a westerly on-coming
traffic direction, below what I would normally expect for a stretch of the derestricted network.  I
would have concerns regarding an increase in vehicle movements along this section of the
highway network.
However, having read the supporting evidence it is evident that the site under application has
previously be used for agricultural purposes and this therefore has given rise to some number of
vehicle movements, a significant proportion of these likely to be made by large agricultural
machinery/vehicles.
It would appear that the proposed free range egg production unit will be run by the same owners
as the existing unit on the east of Laundry Lane and, as such, there is scope to make linked trips,
especially when it comes to egg collection.
Should your Authority be minded to support this application I would be grateful for conditions to
be appended to the consent notice.

The application site is approximately 200m from land within the Breckland Special Protection
Area supporting or capable of supporting woodlarks and nightjars.
The applicant has made clear that the proposal will not lead to a significant increase outdoor
human activity. There will be no domestic element and thus no pets.
Providing any exterior lighting is either low level bollard lighting or directional lighting directed
downwards to have a very limited spread it is unlikely that the proposal would have a significant
adverse effect on the woodlark or nightjar features of the SPA.
Commitment to this must be obtained from the applicant and conditioned to any consent.
The biodiversity enhancement recommendations of Section 5.4 of Norfolk Wildlife Services report
should be conditioned to any consent.

I recommend approval of this application subject to conditions which are required to alleviate
environmental concern in respect of rodent and fly control, odour prevention and ventilation.

Concerned at the potential impacts of this proposal on the nearby Breckland Special Protection
Area (SPA) has been raised due to the siting close to the edge of the Breckland Forest Site of
Special Scientific Interest (SSSI) element of the Breckland SPA. The SSSI and SPA are
designated for the important populations of two vulnerable ground nesting birds, the woodlark
and nightjar.

We are concerned that the ecological report provided in support of this application has not
robustly determined the potential impact on these two species. We also recommend that various
activities noted in the waste management statement and design and access statement provided
with the application are secured by way of condition or other agreement should permission be
granted for this proposal.
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None

 REPRESENTATIONS

* The proposal is referred to Planning Committee as it is a major application
* Planning Policy Statement 7 and Policy DC 21 recognise the importance of farming and that
development proposals should be supported where these enable farmers to become more
sustainable and environmentally friendly, adapt to changing markets and diversify into new
agricultural opportunities.
* It is considered that this proposal meets these objectives and is, therefore, in accordance with
national policy.
* There are no long distance views into the site.  It is well screened by existing mature planting
belts to the north and west.  Although the site is open along the road frontage, the colour and
profile of the building is not unduly intrusive and additional planting will, when established, screen
the site.  The proposal will not have a significant adverse impact on the landscape.
* As part of the pre application screening opinion Natural England and the Environment Agency
have confirmed that an Environmental Impact Assessment is not required as part of the
application as they do not consider the proposal would be likely to have an adverse impact on the
nearby SSSIs. 
* Natural England and the Norfolk Wildlife Trust have raised no objection to the proposal subject
to conditions.
* A Habitat Regulations Assessment has been undertaken.  The proposal assessment concluded
that it is unlikely to have a significant adverse effect on the woodlark or nightjar features of the
SPA.  
* Further details of the proposed lighting have been requested and submitted.  One light is
proposed over the egg room door on a motion centre and one light is proposed either end of the
building but would only be used when the birds are being replaced, every 56 weeks.  It is
considered that the proposed lighting would not have an adverse impact on the special features
of the SPA.  A condition has been imposed in respect of additional lighting.
* Comments received from the RSPB have been carefully considered alongside the HRA
Assessment and comments from the other consultees.  It is considered that the proposal has
provided sufficient information to conclude that the proposal would not have a significant impact
on the woodlark and nightjar and all relevant activities in the waste management statement,
design and access statement and ecological survey highlighted by the consultees and
Environmental Health Officers have been secured by way of a condition or note as appropriate.
* The proposal is accompanied by full details of the existing traffic movements associated with
the agricultural use of the site.  The site is currently farmed on a rotational basis for free range
pigs, potatoes/onions and cereal production.  
* In terms of amenity there are no neighbouring properties near the site 
* Traffic generation figures for each of these uses have been produced as well as details of the
traffic movements associated with the existing units.  The proposal would result in one additional
feed lorry every two weeks.  The same egg collection lorry would be used.  Additional traffic
would be generated during a change of flock and cleaning out period every 13 months and by
local staff who collect/pack the eggs.  The Highway Authority has raised no objection to the
proposal subject to conditions 
* Free range egg production units operate under stringent welfare codes imposed by DEFRA
which cover issues such as stockmanship, feed & water, bird welfare, density, building ventilation/
heating/lighting and waste management and are subject to regular inspections from DEFRA and
the RSPCA.
* It is considered the proposal will not have an adverse impact on the environment and is

 ASSESSMENT NOTES
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Planning Permission

3007
3046
3413
3414
3920
3920
HA08
HA24
3920
3920
3920
3920
3920
3920
3920
3994
3994
3998
4000
3996

Full Permission Time Limit (3 years)
In accordance with submitted plans
Indicated landscaping to be implemented
Fencing protection for existing trees
Non-standard condition re timing of works
Non-standard condition re lighting
New access - construction over verge
Provision of parking and servicing - when shown on plan
Non-standard condition re fly control
Non-standard condition re fly control
Non-standard condition re fly control
Non-standard condition re fly control
Non-standard condition re drainage
Non-standard condition re ventilation
Non-standard condition re spreading of manure
Non-standard note re moisture content
Non-standard highway note
NOTE: Reasons for Approval
Variation of approved plans
Note - Discharge of Conditions

 RECOMMENDATION

 CONDITIONS

considered in accordance with policy.
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GREAT ELLINGHAM
Land between Church Street &
Attleborough Road

Silkwin Homes Ltd
C/o Lovell Blake 102 Prince of Wales Roa

SKI Property Management
9 Park View Weeting

Residential Development (11 dwellings)  

Outline

3PL/2011/0748/O

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : REFUSAL 

Justification for residential development
Impact upon the character and appearance of the locality
Impact upon neighbour amenity
Impact upon highway safety

 KEY ISSUES

The application seeks outline approval for the erection of 11 dwellings on a site on the edge Great
Ellingham.  All matters are reserved, however, the applicant has submitted an indicative layout
with accompanying floor plans and elevations for a range of dwelling types.  The indicative layout
proposes that 5 dwellings be served via Church Street with the remaining 6 being accessed via
Attleborough Road B1077.  Four of the dwellings would be affordable units.

The application site lies between Church Street in the west and Attleborough Road B1077 to the
east on the edge of the village of Great Ellingham.  The site is at present laid to grass.  To the
south of the site is open land and to the northern boundary are residential dwellings, Public House
and Methodist Church as well as a public footpath.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Chris Raine

No

 EIA REQUIRED

No Allocation
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3PL/2010/1244/O - Residential Development - Refused.
3PL/1995/0723/CU - Change of use of agricultural land to curtilage of public house -  Withdrawn.
3PL/1993/959/O -  Erection of dwelling -  Refused.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

NORFOLK COUNTY COUNCIL - HIGHWAYS    

ENVIRONMENTAL PLANNING    

Comments awaited.

 CONSULTATIONS

PPS01
PPS03
PPS07
CP.10
CP.14
DC.01
DC.02
DC.04
DC.11
DC.13
DC.14
DC.16
DC.19

Delivering Sustainable Development
Housing
Sustainable Development in Rural Areas
Natural Environment
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Open Space
Flood Risk
Energy Efficiency
Design
Parking Provision

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:

GREAT ELLINGHAM P C -   
Councillors strongly object to this development on the following grounds:-
1.  It is outside the LDF and exceeds the recommended limit for the number of houses to be built
in the area each year.
2.  It is felt that this would open the floodgates for further development .
3.  Councillors are aware of two other proposals in the area which would be likely to go ahead if
this application was approved.
4.  There have been strong objections from local residents.
5.  There are concerns in respect of the fact that mains drainage runs through this area proposed
for development and the impact this may have on neighbouring properties.
6.  Councillors feels that this is over development of the area.
7.  There are safety concerns regarding access on to the B1077 which is a very busy road and
dangerous stretch of road
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ENVIRONMENTAL HEALTH OFFICERS    

CONTAMINATED LAND OFFICER    

TREE & COUNTRYSIDE OFFICER    

RAMBLERS ASSOCIATION:  NORFOLK AREA    

KEITH BECKETT  ARCHITECTURAL LIAISON/CRIME    

ANGLIAN WATER SERVICE    

This site is located outside of the settlement boundary in Great Ellingham and as such it needs to
be considered against the policies contained within SS.1 and CP14 of the Core Strategy and
Development Control Policies DPD, PPS3 and PPS7. Whilst Great Ellingham is designated as a
Local Service Centre within the Core Strategies Spatial Strategy; it is not designated to receive
any growth over the plan period. Furthermore this application fails to meet the criteria for further
housing development in settlements not designated for growth as set out within CP14
Sustainable Rural Communities. As such development on this site is contrary to SS.1 and CP14.

PPS3 is also of relevance to this application, due to the fact that Breckland can not currently
demonstrate a five year supply of land. PPS3 states that applications should be considered
favourably if they meet the requirements set out within paragraph 69 of PPS3.  This application is
contrary to the requirements of paragraphs 69 of PPS3 as Great Ellingham is not designated
within the spatial strategy to receive growth. No evidence has been provided with the application
to suggest that it could help meet the five year supply requirement. Furthermore this application
is only currently an outline, which does not suggest it is going to come forward in a timely manner
as would be expected by an application coming forward under the five year supply requirements.

The application is contrary to SS.1 and CP14 of the Core Strategy and Development Control
Policies DPD and PPS3 Housing.

No objection subject to the imposition of conditions relating to surface water and foul water
drainage.

No objection subject to the imposition of conditions relating to Site Investigation and unexpected
contamination.

No comment.

Comments awaited.

Comments awaited.

No objection subject to a condition relating to surface water/flood risk.

HOUSING -  No Comments Received 
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Objections have been received, a summary of which is as follows:
Same concerns as raised in the previous refusal; loss of privacy and views; loss of light, highway
safety concerns, the application does not address the concerns raised previously; the site is
outside of the settlement boundary; it would set an undesirable precedent; not included within the
LDF; drainage concerns; impact upon wildlife habitats; devaluation of properties and
overdevelopment of the site. 

 REPRESENTATIONS

* The application is referred to the Planning Committee as it is a major application.
* The site lies outside of the defined Settlement Boundary of Great Ellingham and consequently
the applicant has requested that the site be considered against PPS3 and in particular paragraph
71 which states that:
"Where Local Planning Authorities cannot demonstrate an up-to-date five year supply of
deliverable sites, for example, where Local Development Documents have not been reviewed to
take account of policies in this PPS or there is less than five years supply of deliverable sites,
they should consider favourably planning applications for housing, having regard to the policies in
this PPS including the considerations in paragraph 69."
Paragraph 69 states the following:
"In general, in deciding planning applications, Local Planning Authorities should have regard to:
- Achieving high quality housing.
- Ensuring developments achieve a good mix of housing reflecting the accommodation
requirements of specific groups, in particular, families and older people.
- The suitability of a site for housing, including its environmental sustainability.
- Using land effectively and efficiently."
* Furthermore, paragraph 54 is directly relevant, stressing the requirement for a site to be
"deliverable" and to be considered "deliverable" a site must comply with the following
requirements:
- Be Available - the site is available now.
- Be Suitable - the site offers a suitable location for development now and would contribute to the
creation of sustainable, mixed communities.
- Be Achievable - there is a reasonable prospect that housing will be delivered on the site within
five years.
- Ensuring the proposed development is in line with planning for housing objectives, reflecting the
need and demand for housing in, and the spatial vision for, the area and does not undermine
wider policy objectives eg addressing housing market renewal issues.
* In this instance the Local Planning Authority does not have an up-to-date five year housing
supply and, as such, the proposal can be looked at favourably in general terms.  
* The Environmental Planning Officer has expressed concern that Great Ellingham is not
scheduled for further growth in relation to residential development.  However, the site is situated
immediately adjacent to the Settlement Boundary of Great Ellingham.  The village is a service
centre village and, as such, has a range of facilities eg primary school, convenience shop.  In the
absence of a specific reason which prevents further growth eg infrastructure constraints, it is
considered that the site is considered suitably located.  
* In light of the application having been submitted in outline form only, it is considered appropriate
to shorten the time period for the submission of reserved matters and the time period for
commencement so as to ensure that the scheme can be delivered within an appropriate

 ASSESSMENT NOTES
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Refusal of Outline Planning Permission

9900 Character and appearance. Impact on amenity

 RECOMMENDATION

 REASON(S) FOR REFUSAL

timeframe.   
* The scheme triggers a requirement for affordable housing to be provided in accordance with
Policy DC4 of the Adopted Core Strategy.  This requires 40% of the total number of dwellings
provided to be "affordable" units.  The applicant is willing to provide 4 of the 11 units as affordable
(36%).  This provision is acceptable to the Housing Department.  This will be secured through a
Section 106 legal agreement which is presently being finalised.
* Policy DC14 requires all applications for 10 or more residential units to supply at least 10% of
the energy they require through on-site and/or decentralised renewable sources.  The applicant
has agreed to a planning condition so as to achieve this.  It should also be noted that it would be
possible, as part of any subsequent detailed reserved matters scheme, to address this, for
example through the use of solar panels etc. 
* Given that the application does not seek to deal with the layout or design of the units it is not
possible to comment in detail upon the impact upon the character and appearance of the area or
neighbour amenity.  However, it is apparent from the site characteristics (size, shape, relationship
with neighbours) that a scheme for 11 dwellings would not appear to be appropriate to this edge
of village location.  Furthermore, it would appear difficult to prevent harm being caused to
neighbours in terms of likely impact upon privacy.  On this basis it is not considered that the
scheme is acceptable.
* The application does not seek to deal with the means of access to the site.  However, the views
of the Highway Authority has been sought and will be reported verbally. 
* The Contaminated Land Officer has confirmed the need to impose conditions.
* Anglian Water has confirmed that it has no objection subject to the imposition of a condition in
relation to surface water/flood risk.
* The Environment Agency has confirmed that it has no objection subject to the imposition of
conditions.
* The Environmental Health Officer has confirmed that they have no objection subject to the
imposition of a condition in relation to surface and foul water drainage.
* The Tree and Countryside Officer has confirmed no objection.
* In conclusion, the scheme would have an unacceptable impact upon the character and
appearance of the locality and neighbour amenity and is, therefore, recommended for refusal.
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GREAT DUNHAM
Great Dunham Hall

Roger Warnes Transport Ltd
Great Dunham Hall Great Dunham

JWM Design
23 Litcham Road Mileham

Proposed reconstruction and extension of workshops  

Full

3PL/2011/0763/F

N

Within Curtilage G2

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Expansion of an existing business in the Countryside
Landscape impact

 KEY ISSUES

The application seeks full planning permission for the erection of a new, larger workshop building
over an existing workshop building.  The existing workshop will be demolished from within once
the new workshop has been constructed.  The new building will be used to repair and service
vehicles and equipment used in connection with the client's business and farm. The expanded
workshop would also provide increased storage space for the business.

The site encompasses an existing workshop that is used for the repair and servicing of vehicles
and equipment in connection with an established haulage business.  The site is located in an area
defined as 'countryside' and is within the curtilage of Great Dunham Hall which is a Grade II
Listed Building.  Furthermore, the site also suffers from poor drainage.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: James Stone

No

 EIA REQUIRED

No Allocation
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Planning permission was granted under ref: 3PL/2011/0200/F for the extension to a workshop.
The workshop that was granted permission for an extension is the one to be demolished under
this application.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

ENVIRONMENT AGENCY    

NORFOLK COUNTY COUNCIL - HIGHWAYS    

No objection subject to comments/advisory notes 
 

The existing workshop is used ancillary to the applicant's existing haulage business.  I
understand the proposal is for a replacement, albeit larger, workshop to allow continued
maintenance of the applicant's vehicles.  Given the site's existing uses, the fact the site is remote
from the highway and is unlikely to generate an increase in vehicle movements I would raise no
objection to this application.

 CONSULTATIONS

PPG13
PPG24
PPS01
PPS07
PPS22
PPS23
CP.11
DC.01
DC.07
DC.12
DC.13
DC.14
DC.16

Transport
Planning and Noise
Delivering Sustainable Development
Sustainable Development in Rural Areas
Renewable Energy
Planning and Pollution Control
Protection and Enhancement of the Landscape
Protection of Amenity
Employment Development Outside of General Employment Area
Trees and Landscape
Flood Risk
Energy Efficiency
Design

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:

GREAT DUNHAM P C -   
No objection.
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Planning Permission RECOMMENDATION

 CONDITIONS

None

 REPRESENTATIONS

* The application is referred to Planning Committee as it is a major application.
* Planning permission was granted under ref: 3PL/2011/0200/F for an extension to the existing
workshop but the applicant has since decided that such a proposal would have severe
implications for the continued operation of the workshops resulting in them being closed whilst
the works are carried out.  This new proposal would allow the existing, smaller workshop to
remain in use whilst the larger workshop is constructed over the existing structure.
* The proposal, which would lead to the erection of a new, larger workshop, would result in the
expansion of an employment use outside of a General Employment Area.  It is considered
acceptable to locate the new workshop in this countryside location because the workshop would
form part of an existing business on the site.  Disaggregating the business would not be a
financially viable option given the transportation costs that would arise.  A planning condition will
ensure that the workshop is only used in connection with the existing business on site.
* The application site is not located in close proximity to any existing dwellings and so there would
be no impact on the residential amenity of the area.
* The workshop would be constructed in an area that suffers from poor drainage but there has
been no objection to the scheme from the Environmental Health Officer.  Furthermore, the new
workshop would be located on the site of an existing workshop and area of hardstanding and so
would not greatly exacerbate existing conditions with regard to runoff.
* The erection of a larger workshop is not considered to have a detrimental impact on the
landscape given that the workshop would be surrounded to the north and east by existing
agricultural buildings.
* The application is, therefore, recommended for approval.

 ASSESSMENT NOTES

HISTORIC BUILDINGS OFFICER    

ENVIRONMENTAL HEALTH OFFICERS    

TREE & COUNTRYSIDE OFFICER    

No comment.

I have looked at this application submitted and based on the information provided to me at this
time there are no objections or comments on the grounds of Environmental Protection, providing
the development proceeds in line with the application details.

The proposal is for re-use of existing intensively used commercial space and is unlikely to have
an adverse impact on trees or countryside.



BRECKLAND COUNCIL - PLANNING COMMITTEE - 03-10-2011

DC131_new

3007
3046
3920
3920
3994
3998
4000
3996

Full Permission Time Limit (3 years)
In accordance with submitted plans
Construct in accordance with details
Used in connection with holding only
Environment Agency Note
NOTE: Reasons for Approval
Variation of approved plans
Note - Discharge of Conditions
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MUNDFORD
22 Swaffham Road

Mr T Gascoine
22 Swaffham Road Mundford

Mr T Gascoine
22 Swaffham Road Mundford

Erection of boundary wall to the front of the property on the main B1065, to
reduce traffic noise pollution

Full

3PL/2011/0801/F

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : REFUSAL 

Visual impact/appropriate to the street scene.

 KEY ISSUES

This is a retrospective application for a brick boundary wall to the front of 22 Swaffham Road
fronting the B1065. The wall is 1.75m high and measures 16m in length across the property
fronting the highway. It extends another 10.5m around the side of the property into the driveway.
The wall is constructed of Old English Russet bricks to match the existing dwelling. 

The square shaped plot comprises a detached single storey dwelling and has other single storey
residential dwellings to the north and south. Boundary screening of the other dwellings is
predominantly picket fences onto open gardens or hedges. To the west of the site is the B1065,
Swaffham Road.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

3PL/2010/1176/F - Retrospective application for the same scheme - Refused - It was refused
having been found contrary to Policies DC1 and DC16 of the Breckland Core Strategy. The scale,

 RELEVANT SITE HISTORY

CASE OFFICER: Rachel Clements

No

 EIA REQUIRED

No Allocation
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mass and intrusion of the wall onto the streetscape was thought to harm the character and
appearance of the area. 

 POLICY CONSIDERATIONS

Letter of support in respect of the reduction in traffic noise and pollution for the dwelling, the
appearance of the wall and the elimination of weeds and overgrown hedges and trees. 

 REPRESENTATIONS

* The application is referred to Planning Committee at the request of the Ward Representative. 
* Policy DC1 Protection of Amenity lists dominance and protecting the visual appearance of the
landscape or townscape as considerations for the impact on amenity of all new developments.  
* The wall is visually dominant on the site and is out of character with the street scene which
principally has open frontages with either hedgerows or picket fences, low in height as a
boundary between their front garden and the road. Therefore, it is considered that the wall is in
contradiction with Policy DC1 as it is overbearing on the street and is not in keeping with the
character of the area.  
* The application is recommended for refusal 

 ASSESSMENT NOTES

NORFOLK COUNTY COUNCIL - HIGHWAYS    
As you will no doubt be aware I have previously commented upon a similar (retrospective)
application for the erection of the boundary wall at the above site (3PL/2010/1176).  In response
to this application I considered it would be difficult to raise adverse highway comment.

Having inspected the current proposals the position and layout of the wall would appear
unchanged from that considered under 3PL/2010/1176/F.  In light of this my comment remains as
per those dated 07 February 2011; namely:

The wall has been erected directly adjacent the rear of the footway.  Whilst visibility from a 2.4m
setback would appear impeded by the wall, from an absolute minimum setback of 2.0m visibility
would appear acceptable.  In light of this, the presence of similarly positioned boundary
treatments at properties in the nearby vicinity and the fact that the wall would not appear to
contradict with any visibility conditions on the original consent for the dwelling I consider adverse
comment in this instance would be difficult to substantiate.

 CONSULTATIONS

DC.01 Protection of Amenity

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:

MUNDFORD P C -   
No objections
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Refusal of Planning Permission

9900
9900
9300

Incongruous feature to detriment of visual amenity
Policy DC1 in respect of amenity
Setting a precedent

 RECOMMENDATION

 REASON(S) FOR REFUSAL
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SWAFFHAM
O.S. 0830
Lynn Road

Mr T Walker
Bramley Weasenham Road

Sturdivant Design Consultants Ltd
Blackberry Cottage Cranworth

Outline application for residential development of 0.32ha site with all matters
reserved

Outline

3PL/2011/0817/O

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : REFUSAL 

Residential development outside the Settlement Boundary
Trees and landscape
Amenity
Highway safety and parking
Design
Contamination

 KEY ISSUES

The application seeks outline planning consent (with all matters reserved) for the residential
development of a site that is 0.32 ha. in area.  The applicant has included an indicative plan which
illustrates a proposed layout for five bungalows.

The application site is a triangular piece of land that is located outside of, although adjacent to,
the current Settlement Boundary of Swaffham.  The majority of the site is either rough grassland
or covered by mature vegetation.  To the north of the site is Low Road whilst to the south is Lynn
Road.  The site is surrounded in all directions by residential development except to the south
where there are open fields.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: James Stone

No

 EIA REQUIRED

No Allocation
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Planning permission was refused under ref: 3PL/2003/0700/O for the erection of 8 dwellings.
An application under ref: 3PL/2010/0263/O for residential development was withdrawn.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

ENVIRONMENT AGENCY    
The site is located on a Principal aquifer - the Chalk (Cam and Ely Ouse groundwater body).
Principal aquifers are geological strata that exhibit high permeability and provide a high level of
water storage. They support water supply and river base flow on a strategic scale. The overlying
soils at the site are classified as having a high leaching potential, meaning they can readily
transmit a wide variety of pollutants to the groundwater. The site is situated within Source
Protection Zones 3 (SPZ3) of our groundwater protection policy. This means that contaminants
entering the groundwater at the site may eventually reach a groundwater abstraction point
supplying public drinking water. The regional use of groundwater in this area makes the site
highly vulnerable to pollution. 

The site has previously been used to store surplus building materials. The exact nature of these
building materials is unknown. In addition, the historic use of the site is unknown. Conclusions
regarding potential sources of contamination and the risk they pose to controlled waters can not
therefore be made. 

 CONSULTATIONS

PPG13
PPS01
PPS03
PPS07
PPS09
SS1
CP.11
CP.14
DC.01
DC.02
DC.04
DC.11
DC.12
DC.16
DC.19

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

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:

SWAFFHAM TOWN COUNCIL -   
No Comments
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NORFOLK COUNTY COUNCIL - HIGHWAYS    

TREE & COUNTRYSIDE OFFICER    

ENVIRONMENTAL PLANNING    

HOUSING OFFICER    

 
Environment Agency position
We consider that planning permission should only be granted to the proposed development as
submitted if conditions are imposed. Without these conditions, the proposed development on this
site poses an unacceptable risk to the environment and we would wish to object to the
application.

A limited form of development in this location would be considered acceptable provided that the
access, internal road, parking layout and drainage details are satisfactory.  In addition I would
require a footway / cycleway to be provided along the site frontage to link with the existing at
Highfield Avenue.
 

Prior to commencement of any work on site an ecological survey of the existing resources carried
out by a competent ecologist should be submitted in writing to the LPA and agreed
recommendations made should be implemented in the time indicated.  Tree protection conditions
are also required.

The site is proposed for residential development and is located outside of the settlement
boundary in Swaffham. As such PPS3 Housing is of relevance to this application. PPS3 states
that where Councils do not have an up to date five year housing land supply applications should
be assessed against paragraph 69 of said PPS. Swaffham is included within the Districts Spatial
Strategy as a settlement for growth. This growth is included within the Site Specifics Policies and
Proposals DPD, which is currently subject to examination with the Planning Inspectorate. As all
matters are reserved with this application, it is not possible to consider that the development of
this site will make either a meaningful or timely contribution to housing land supply in Breckland,
as would be required under PPS3, and as such it is contrary to this statement. Furthermore the
indicative plan for this application shows five dwellings, this in conjunction with the small size of
the site suggests that the development of the site is unlikely to significantly aid land supply either
across the District or within Swaffham. Therefore, I consider that the limited contribution to land
supply does not outweigh the conflict with the adopted Core Strategy and accompanying
settlement boundary.  The application is contrary to PPS3, and Policy DC2 of the adopted Core
Strategy DPD. 

The application for outline permission for 5no. dwellings is located outside of the development
boundary and therefore under Core strategy Policy DC 5 would be subject to 100% affordable
housing.
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None

 REPRESENTATIONS

* The application is referred to Planning Committee as it is a major application.
* The site is proposed for residential development and is located outside of the Settlement
Boundary of Swaffham. As such PPS3 Housing is of relevance to this application. PPS3 states
that where Councils do not have an up to date five year housing land supply applications should
be assessed against paragraph 69.  At present Breckland dose not have a five year land supply
and Swaffham is included within the District's Spatial Strategy as a settlement for growth. This
growth is included within the Site Specifics Policies and Proposals DPD, which is currently subject
to examination with the Planning Inspectorate. However, as all matters are reserved with this
application, it is not possible to consider that the development of this site will make either a
meaningful or timely contribution to housing land supply in Breckland, as would be required under
PPS3 and, as such, it is contrary to this statement. Furthermore, the indicative plan for this
application shows five dwellings, which in conjunction with the small size of the site, suggests that
the development is unlikely to significantly aid land supply either across the District or within
Swaffham. Therefore, it is considered that the limited contribution to land supply does not
outweigh the conflict with the adopted Core Strategy and accompanying Settlement Boundary.  
* The site is over 0.17 ha. in area and, as such, affordable housing provision would be required.
The applicant has not secured any affordable housing provision as part of this application.
Furthermore, the applicant has not made any provision for open space contribution as would be
required under Policy DC 11 of the adopted Core Strategy.
* The site is large enough to accommodate dwellings without detracting from the residential
amenity of the area with regard to overlooking, loss of sunlight and overdominance.  The location
of the site also means that any new accessway could be situated at a satisfactory distance from
existing dwellings to avoid noise disturbance.
* The development of the site would involve the loss of some vegetation but the Tree and
Countryside Officer has not objected to the proposal providing planning conditions protect
existing trees and secure an ecological evaluation of the site.  The development of the site is also

 ASSESSMENT NOTES

CONTAMINATED LAND OFFICER    

If members/officers were minded to accept the principle of development then the scheme would
be subject to Core Strategy Policy DC 4 in which 40% of the total number of dwellings would be
provided as affordable. In the case of this scheme, 2no. units would be provided as affordable
dwellings of a mix and tenure that will meet the affordable housing needs of Swaffham, of which
there is a considerable identified need.
Any affordable dwellings would need to be built to at least the minimum HCA design standards
and be provided free from public subsidy

Recommends conditions and informatives in respect of contamination, based on previous uses
on site. 

ARCHITECTURAL LIAISON/CRIME -  No Comments Received 
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Refusal of Outline Planning Permission

9900
9900
9900
9900

Outside settlement boundary
PPS3 no evidence
Contrary to DC4
Contrary to DC11

 RECOMMENDATION

 REASON(S) FOR REFUSAL

not considered to have a major impact on the landscape as the site is surrounded to the north,
east and west by existing residential development.
* The site itself would appear to have been used as a builder's yard and it is in the vicinity of a
landfill (approx 90m to the west).  The Contaminated Land team have no objection to the
application subject to suitable planning conditions.
* Finally, the Highways Officer has not objected to the proposal subject to planning conditions to
ensure adequate access, parking and pedestrian provisions.
* The application is recommended for refusal as being outside the Settlement  Boundary, no
evidence being provided in respect of PPS3, lack of affordable housing and open space.
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OLD BUCKENHAM
Old School House
The Green

Mr Andrew Frank
Old School House Old Buckenham

RenEnergy Limited
Woodbastwick Road Blofield

Erection of domestic roof mounted photovoltaic installation on southern elevation

Full

3PL/2011/0848/F

Y

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : REFUSAL 

Support for small scale "green" energy schemes
Impact on the Conservation Area
Impact on amenity

 KEY ISSUES

The application relates to the provision of 12 photovoltaic panels to the roof of a two storey
dwelling in the Conservation Area.  The total area of roof covered by the panels is 15.13m2. The
panels will be mounted on a frame 150mm above the slates.  

The site is that of a two storey detached dwelling with single storey flat roofed extension and
linked outbuilding set back in the site, sited towards the south eastern corner of The Green and
within the Conservation Area.  The dwelling stands gable end on to an unmade roadway serving a
number of properties on the eastern side of The Green and adjacent a modest single storey
property.  An open area of grass with some substantial trees lies between the property and the
main route through the village.  

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Heather Burlingham

No

 EIA REQUIRED

No Allocation
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No relevant site history

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

None

 REPRESENTATIONS

* The application is referred to the Planning Committee in the light of the impact of the
development on the Conservation Area and the implications of a precedent being set for similar
installations in the Conservation Area.
*  Whilst some domestic micro generation equipment does benefit from Permitted Development
rights, subject to criteria, these do not apply, at the present time, to dwellings within Conservation
Areas where the equipment is installed on a roof slope forming the principal elevation and is
visible from the highway.  Members should be aware that changes proposed to Permitted
Development rights for the installation of domestic microgeneration equipment are due to come
into force as of 1st December, 2011.  This would remove the requirement for planning permission
to be sought for such equipment on the roof of a dwelling within a Conservation Area.  Only
equipment on a wall of a dwelling within a Conservation Area which fronts a highway will require
consent.  

 ASSESSMENT NOTES

 HISTORIC BUILDINGS OFFICER    
Given the location, I would in this instance advocate the use of a slate system:-
http://www.solarslate-ltd.com/product-information/the-innovative-slate.aspx

I do object to the current proposal.  Unlike the first case the Members scrutinised, this, in my
opinion, is far more visible and a "softer" option - the solar slates - can be utilised whereas with
pantiles PV panels have to be used as there is no other option.  In addition, several years ago
when the conservation grant scheme was in operation, Council monies were used to repair/re
roof the property in natural slate

 CONSULTATIONS

PPS05
PPS22
DC.01
DC.15
DC.17

Planning for the Historic Environment
Renewable Energy
Protection of Amenity
Renewable Energy
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:

OLD BUCKENHAM P C -   
No Objections
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Refusal of Planning Permission

9900
9900

Significant detrimental impact
Precedent

 RECOMMENDATION

 REASON(S) FOR REFUSAL

* Regard must be had to the Government's aims in respect of mitigation of climate change and
support for provision of such renewable energy systems. Central Government advice and local
planning policies generally support renewable energy schemes, even for small scale proposals
such as this.  However, within Conservation Areas, the benefits of the scheme in terms of climate
change mitigation must be balanced against any adverse effects on that designated Area.
* PPS5, whilst acknowledging the importance of such schemes, requires consideration to be
given to feasible solutions that deliver climate change mitigation with less or no harm to the
Conservation Area.  Policy HE1 requires careful consideration of the most appropriate options
and states that intrusive interventions, such as the mounting of microgeneration technology, can
harm Conservation Areas.  The public benefit of mitigating the effects of climate change should
be weighed against harm to the Conservation Area. 
* The Historic Building Officer has objected to the scheme and refers to an alternative to the
current scheme which is more appropriate to a slate roof.  The system replaces existing tiles as
opposed to set panels over the existing roof.  
* The panels will be seen on the approach to the village centre from the south and above the
roofline of the adjacent modest dwelling.  The panels will cover a large area of the roof and while
the frames are shown with a coated black finish, the installation is considered likely to have a
significant detrimental impact on the dwelling and the wider Conservation Area.  The benefits of
the scheme are not considered sufficient to outweigh the adverse effect of the panels on the
designated Conservation Area. 
* The proposal, if permitted, would be likely to create a precedent for similar schemes which
could cumulatively, have a significant detrimental impact on the Conservation Area.
*  As such, the application is recommended for refusal.  
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SHROPHAM
14 Watton Road

Mrs D Wyatt
14 Watton Road Shropham

Peter Codling Architects
7 The Old Church St Matthews Road

Single storey garage extension to south west elevation of existing dwelling 

Full

3PL/2011/0872/F

N

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Scale, design and materials appropriate to dwelling and street scene 
Highway safety 
Impact on amenity  

 KEY ISSUES

This application proposes the erection of a single storey attached garage to the side of this semi-
detached dwelling. Materials are to match existing.   

The application site forms part of the garden to 14 Watton Road which is a two storey semi-
detached red brick dwelling.  The site is adjoined by residential dwellings with a building plot to
the west.  The property is accessed via the Watton Road carriageway which is located to the
south of the site.  A laurel hedge is located to the front boundary . 

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

No relevant site history

 RELEVANT SITE HISTORY

CASE OFFICER: Lisa Hendry

No

 EIA REQUIRED

No Allocation
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Planning Permission RECOMMENDATION

 POLICY CONSIDERATIONS

None

 REPRESENTATIONS

* This application is referred to the Planning Committee as the applicant is an employee of
Breckland Council.  
* The property is a semi detached 2 storey dwelling located inside the Settlement Boundary and,
as such, the principle of new development is acceptable.
* The garage would be located on the side elevation of the property however will be visible from
the road due to the way the property is positioned on the plot.  The site is fairly well screened by a
laurel hedge to the front. 
* The Parish Council are opposed to the application as they feel the area is already too densely
packed.  However, it is considered that the site is of sufficient size to accommodate this modest
garage extension measuring 3m x 5.1m. 
* The garage extension is a relatively minor addition to the property and does not result in
overdevelopment of the site or impact on neighbouring properties.
* The proposal is considered acceptable in terms of its scale, design and materials and is not
considered to impact on the wider street scene.  
* The Highway Authority has confirmed that they have no objection to the proposal subject to the
use of conditions.
* In conclusion, it is considered that the proposal is acceptable in planning terms and is,
therefore, recommended for approval. 

 ASSESSMENT NOTES

NORFOLK COUNTY COUNCIL  - HIGHWAYS    
I would raise no objection to this proposal subject to a condition appended to the consent notice. 

 CONSULTATIONS

DC.01
DC.16

Protection of Amenity
Design

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:

SHROPHAM P C -   
The majority of the Parish Council is opposed to this application to build a single storey garage
extension to south west elevation of existing dwelling because this area is already too densely
packed.
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3007
3046
3110
HA24
3998
4000
3996

Full Permission Time Limit (3 years)
In accordance with submitted plans
External materials to match existing
Provision of parking and servicing when shown on plan
NOTE: Reasons for Approval
Variation of approved plans
Note - Discharge of Conditions

 CONDITIONS
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BESTHORPE
Norwich Road

Mr S Rogers
c/o Agent 

Cowen Consulting
Chiara Mere Road Stow Bedon

Proposed two new dwellings with associated garaging and means of access 

Full

3PL/2011/0882/F

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : REFUSAL 

Outside Settlement Boundary
Impact on form and character of the area
Design
Impact on neighbouring properties
Highway issues

 KEY ISSUES

The proposal seeks full planning permission for the erection of 2 detached dwellings with attached
garages.
The dwellings are 1 ½ storey with an attached single storey utility room and garage.  They would
be constructed using brick, timber shingles and horizontal cladding with a recycled slate roofing
system.
The applicant has included the provision of a 2m wide footpath along the frontage of the site

The site is outside the Settlement Boundary of Besthorpe to the south of Norwich Road.  The site
abuts the Settlement Boundary to the east.
The site is an area of open grass surrounded by housing to the north and east and farmland to
the south.  Immediately to the west is an area of grassland which forms the subject of a further
application for residential development, (Ref 3PL/2011/0883) which is included on this agenda.
Beyond this site to the west are two pairs of semi detached cottages with a farmhouse and
agricultural buildings to the south.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Viv Bebbington

No Allocation
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A similar application was submitted under ref 3PL/2010/1290/O and subsequently withdrawn

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

PPS01
PPS03
PPS07
CP.14
DC.01
DC.02
DC.04
DC.11
DC.12
DC.14
DC.16

Delivering Sustainable Development
Housing
Sustainable Development in Rural Areas
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Open Space
Trees and Landscape
Energy Efficiency
Design

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:

BESTHORPE P C -   

This is a joint submission covering both applications which the Council feels should be considered
jointly as they affect the same meadow. 

The Council remains firmly opposed to any development of this site, which represents a valued
break in the Norwich Road streetscape. It is specious to suggest that this would be protected by
"minimising the massing" of the proposed dwellings and that there would still be "a sense of
openness". The site would become a housing development and the actual openness would be
lost.

The allegation on page 4 of the Design and Access Statement that "the Parish Council have in
the past supported the principle of developing this parcel of land" is completely false. It has
consistently opposed it. 

The site is in any case outside the current settlement boundary and no case has been made that
would justify breaching it. The boundary is under review as part of the LDF process but the
Council has already made it clear in its formal submission that it opposes any alteration to it. 

No

 EIA REQUIRED
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The application has received both letters of objection and support which include residents
immediately in the area and further afield.

The letters of objection relate to the development outside the settlement boundary and the site
forming a Greenfield which is part of the characteristics of the village.

 REPRESENTATIONS

*  The application is referred to Planning Committee as the applicant is a Ward Member.
* The site is located outside the Settlement Boundary for Besthorpe and, as such, is in an area
where planning permission would not normally be granted unless there is special justification for
the dwelling ie it is connected with agriculture.
* The site currently forms part of a larger open area of grassland which has a frontage of
approximately 85m and separates the defined Settlement Boundary from a group of 4 dwellings
with a farm house and associated farm buildings to the west of the site.  The open area positively
contributes to the street scene and the rural setting of the village.  It is considered that the
development of the site would not enhance the form and character of the area and would extend
the built up frontage into the countryside.
* In terms of design and appearance the dwellings are L shaped 1 ½ storey buildings of
contemporary design with an attached single storey utility and garage.  The simple design and
use of materials reflects a barn style.  The dwellings have been orientated to reduce the impact
along Norwich Road and incorporate energy savings measures such as PV panels.
* The site is of sufficient size to accommodate the dwellings in terms of amenity area and
parking.  The proposal retains the road frontage hedge and provides for further tree and hedge
planting.
* The application provides for a unilateral agreement to secure a financial contribution towards
recreational facilities.
* The site is over 0.17ha and, as such, an affordable housing contribution is required.  The
applicant has made no provision for affordable housing
* In terms of amenity and impact on neighbouring properties, the scheme has been designed to

 ASSESSMENT NOTES

NORFOLK COUNTY COUNCIL - HIGHWAYS    

ENVIRONMENTAL HEALTH OFFICERS    

No objection subject to conditions

Recommend approval subject to conditions in respect of air source heat pump and drainage
system.

Page 4 also suggests that the emerging local Action Plan has identified "an appetite" for limited
development in Besthorpe. Any such appetite comes from developers and landowners and is not
shared by the Parish Council, especially when it comes to breaching the settlement boundary. 

NATIONAL GRID -  No Comments Received 
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Refusal of Planning Permission

9900
9900

Outside Settlement Boundary
Impact on form and character

 RECOMMENDATION

 REASON(S) FOR REFUSAL

minimise overlooking or overshadowing due to the siting of the dwellings, positioning of
fenestration and orientation within the site.
* The Highway Authority has raised no objection in terms of access subject to conditions which
include the extension of the existing footpath across the front of the site.
* The proposal is considered acceptable in terms of design and neighbouring amenity, however it
is outside the settlement boundary and it is considered the development of the site would not
enhance the form and character of the area and would result in the loss of rural character.
* The proposal is considered to be contrary to Policies CP 14 and DC2 and is recommended for
refusal.
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BESTHORPE
Norwich Road

Mrs R Shearwood
c/o Agent 

Cowen Consulting
Chiara Mere Road

Proposed new dwelling & annex with associated cart lodge & means of access 

Full

3PL/2011/0883/F

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : REFUSAL 

Outside Settlement Boundary
Impact on form and character of the area
Design
Impact on neighbouring properties
Highway issues

 KEY ISSUES

The proposal seeks full planning permission for the erection of a large detached dwelling with
integrated annex to the rear and a detached double garage to the front of the dwelling.
The dwelling provides 4 bedrooms and the annex a further 1 bedroom with separate kitchen,
lounge, study and bathroom.
The dwelling would be constructed using brick, timber shingles and horizontal cladding with
recycled slate roofing system
The garage is in the form of an cart shed with all sides open.
The applicant has included the provision of a 2m wide footpath across the front of the site.

The site is outside the Settlement Boundary of Besthorpe to the south of Norwich Road.  The site
abuts the Settlement Boundary to the east.
The site is an area of open grass surrounded by housing to the north and east and farmland to
the south.  Immediately to the west is an area of grassland which forms the subject of a further
application for residential development (Ref 3PL/2011/0882) which is included on this agenda.
Beyond this site to the west are two pairs of semi detached cottages with a farmhouse and

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Viv Bebbington

No Allocation
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agricultural buildings to the south.

A similar application was submitted under ref 3PL/2010/1289/F and subsequently withdrawn

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

PPS01
PPS03
PPS07
CP.14
DC.01
DC.02
DC.11
DC.12
DC.16

Delivering Sustainable Development
Housing
Sustainable Development in Rural Areas
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Open Space
Trees and Landscape
Design

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:

BESTHORPE P C -   

This is a joint submission covering both applications, which the Council feels should be
considered jointly as they affect the same meadow. 

The Council remains firmly opposed to any development of this site, which represents a valued
break in the Norwich Road streetscape. It is specious to suggest that this would be protected by
"minimising the massing" of the proposed dwellings and that there would still be "a sense of
openness". The site would become a housing development and the actual openness would be
lost.

The allegation on page 4 of the Design and Access Statement that "the Parish Council have in
the past supported the principle of developing this parcel of land" is completely false. It has
consistently opposed it. 

The site is in any case outside the current settlement boundary and no case has been made that
would justify breaching it. The boundary is under review as part of the LDF process but the
Council has already made it clear in its formal submission that it opposes any alteration to it. 

No

 EIA REQUIRED



BRECKLAND COUNCIL - PLANNING COMMITTEE - 03-10-2011

DC131_new

The application has received both letters of objection and support which include residents
immediately in the area and further afield.

The letters of objection relate to the development outside the settlement boundary and the site
forming a Greenfield which is part of the characteristics of the village.

 REPRESENTATIONS

* The application is referred to Planning Committee as it is closely related to an application on the
adjoining site (3PL/2011/0882/F) which is included on this agenda.
* The site is located outside the Settlement Boundary for Besthorpe and, as such, is in an area
where planning permission would not normally be granted unless there is special justification for
the dwelling ie it is connected with agriculture.
* The site currently forms part of a larger open area of grassland which has a frontage of
approximately 85m and separates the defined Settlement Boundary from a group of 4 dwellings
with a farm house and associated farm buildings to the west of the site.  The open area positively
contributes to the street scene and the rural setting of the village.  It is considered that the
development of the site would not enhance the form and character of the area and would extend
the built up frontage into the countryside.
* In terms of design and appearance the proposal is an L shaped 1 ½ storey dwelling of
contemporary design with a series of extensions to the rear which step down to a single storey
element.  The simple design and use of materials reflects a barn style.  The dwelling has been
orientated to reduce the impact along Norwich Road.  The annex is integrated into the dwelling.
* The site is of sufficient size to accommodate a dwelling of this size and scale in terms of
amenity area and parking.  The proposal retains the road frontage hedge and provides for further
tree and hedge planting.
* The application provides for a unilateral agreement to secure a financial contribution towards
recreational facilities.
* In terms of amenity and impact on neighbouring properties, the scheme has been designed to

 ASSESSMENT NOTES

NORFOLK COUNTY COUNCIL - HIGHWAYS    

ENVIRONMENTAL HEALTH OFFICERS    

CONTAMINATED LAND OFFICER    

No objection subject to conditions

No objections subject to conditions in respect of air source heat pump and drainage.

No objection

Page 4 also suggests that the emerging local Action Plan has identified "an appetite" for limited
development in Besthorpe. Any such appetite comes from developers and landowners and is not
shared by the Parish Council, especially when it comes to breaching the settlement boundary.  
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Refusal of Planning Permission

9900
9900

Outside Settlement Boundary
Impact on form and character

 RECOMMENDATION

 REASON(S) FOR REFUSAL

minimise overlooking or overshadowing due to its siting and orientation within the site.
* The Highway Authority has raised no objection in terms of access subject to conditions which
include the extension of the existing footpath across the front of the site.
* The proposal is considered acceptable in terms of design and neighbouring amenity, however it
is outside the Settlement Boundary and it is considered the development of the site would not
enhance the form and character of the area and would result in the loss of rural character.
* The proposal is considered to be contrary to Policies CP 14 and DC2 and is recommended for
refusal.
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SHIPDHAM
Smiths Farm
Herne Lane

Mr Mark Shakesby
Smiths Farm Herne Lane

Mr Mark Shakesby
Smiths Farm Herne Lane

All weather horse riding arena for personal use of the occupants of Smiths Farm 

Full

3PL/2011/0902/F

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Landscape impact 
Impact on residential amenity 

 KEY ISSUES

The application relates to the creation of a ménage in an existing paddock adjacent the residential
dwelling.  It will be enclosed with post and rail fencing at 1.27m high.  The ménage is intended for
the applicant's own horses. No lighting is shown to serve the area. The surfacing will comprise of
silica sand and rubber chippings which will provide a grey finish.

The site lies outside the Settlement Boundary, north of the village of Shipdham.  The site is
accessed by a long shared unmade access off the A1075 and is located just outside Toftwood. 

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

No relevant site history

 RELEVANT SITE HISTORY

CASE OFFICER: Lisa Hendry

No

 EIA REQUIRED

No Allocation
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 POLICY CONSIDERATIONS

None

 REPRESENTATIONS

* This application is referred to Planning Committee as the applicant's partner is an employee of
Breckland Council.  
* The site is located outside the Settlement Boundary, just outside the suburb of Toftwood.  
* The proposed ménage will measure 20m x 40m and be located in an existing paddock to the
rear of the residential dwelling.  It will be enclosed with post and rail fencing to 1.27m high. The
surfacing will comprise of silica sand and rubber chippings which will provide a grey finish.  
* The only residential dwelling close to the site is Smith Farm House which is located to the west

 ASSESSMENT NOTES

NORFOLK COUNTY COUNCIL - HIGHWAYS    

RAMBLERS ASSOCIATION:  NORFOLK AREA    

ENVIRONMENTAL HEALTH OFFICERS    

As you are no doubt aware I have previously sought to resist further development accessed of
Herne Lane due to a lack of available visibility (in a northern direction) at its junction with
Shipdham Road (A1075).  However, in this instance subject to the proposed ménage being
conditioned for personal use only and used ancillary to Smiths Farm I would find it difficult to
substantiate adverse comment.
 
Herne Lane is designated a public right of way (Shipdham FP1). Should your Authority be minded
to support the application I would recommend an informative be appended to the consent notice. 

Thank you for notifying the Ramblers of this application. One of our members has been to look at
the situation.  From the plans and documents, we believe that neither Shipdham Footpath 1 that
runs on the track to the north of the site nor Footpath 4 that runs through the field to the west of
the site, should be affected adversely by the proposal.  

There is no environmental protection objection.

 CONSULTATIONS

PPS07
DC.01

Sustainable Development in Rural Areas
Protection of Amenity

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 Comments Received 

DEREHAM T C -   
No comments, no objections
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Planning Permission

3007
3046
3549
3412
3570
3998
4000
3996

Full Permission Time Limit (3 years)
In accordance with submitted plans
No permanent external lighting without prior agreement
Trees/hedges to be retained
Stables for personal use only
NOTE: Reasons for Approval
Variation of approved plans
Note - Discharge of Conditions

 RECOMMENDATION

 CONDITIONS

side of the dwelling.  However, taking into account the existing use of the land as paddock, it is
considered that there will be no significant loss of amenity to the occupiers of Smiths Farm House
subject to the imposition of conditions. 
* The Highway Authority has no objection to the proposal subject to the ménage being for
personal use only. 
* The proposed ménage is fairly well screened from public view and well related to the dwelling.   
* Subject to the ménage being for use by the owners/occupiers of Smiths Farm and there being
no lighting without the prior agreement of the Local Planning Authority, the proposal is considered
acceptable. 
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CASTON
Land at Coronation Terrace

Breckland Council
Elizabeth House Walpole Loke

Chaplin Farrant
51 Yarmouth Road Norwich

Erection of 2 no. 2 bed dwellings  

Full

3PL/2011/0939/F

Y

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : REFUSAL 

Impact upon the character and appearance of the locality
Impact upon neighbour amenity
Impact upon trees
Highway safety

 KEY ISSUES

The application seeks full planning permission for the erection of a pair of semi-detached two
storey dwellings with associated parking spaces.

The application site consists of an open area which is used as an informal recreation space and
includes a number of mature trees.  To the north of the site is the Attleborough Road carriageway
beyond which is a residential property.  To the east is a section of carriageway beyond which is
another open area which has a number of mature trees upon it.  To the south is another section
of carriageway beyond which are residential dwellings and to the west is a BT Telephone
Exchange.  

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

 RELEVANT SITE HISTORY

CASE OFFICER: Chris Raine

No

 EIA REQUIRED

No Allocation
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No relevant site history

 POLICY CONSIDERATIONS

ENVIRONMENTAL HEALTH OFFICERS    

HISTORIC BUILDINGS OFFICER    

TREE & COUNTRYSIDE OFFICER    

NORFOLK COUNTY COUNCIL - HIGHWAYS    

No objection. 

In my opinion, this area should remain as public open space.

The public open space to which this application refers is a design feature of the conception and
functioning of Coronation Terrace. It is an actively used community space and it supports
sustainable semi-mature amenity trees on the main road frontage of the village. It is hard to
conceive of a less appropriate space for development. 

The applicant is only proposing one space per dwelling.  When I visited the site there was already
some level of on-street parking, which I can only assume increases at evenings and weekends. 
If the development were approved as submitted I consider the lack of on-site parking is likely to
result in additional on-street parking, potentially obstructing vehicular access to existing
properties.  There is adequate space within the site to provide a minimum of two car parking
spaces per dwelling, and these should be provided.
Whilst the extension of the footway is welcome, the applicant has only extended it to the driveway
of plot 2.  I would expect the new footway to be extended over the entire width of the site's
southern boundary, thereby providing a continuous link around the site.

 CONSULTATIONS

PPS01
PPS03
DC.01
DC.02
DC.11
DC.12
DC.16

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

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:

CASTON P C -  No Comments Received 
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Refusal of Planning Permission

9900 Harmful to locality, loss of trees/amenity space

 RECOMMENDATION

 REASON(S) FOR REFUSAL

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

Access and parking concerns; the area should remain as open space which is used frequently by
local residents; loss of trees is unacceptable; BT staff would have nowhere to park; loss of
outlook; land should be given to the Parish Council; inadequate visibility; detrimental to the
character and appearance of the locality; contrary to Council's Play Strategy and devaluation of
property.   

 REPRESENTATIONS

* The application is referred to the Planning Committee as the application site is owned by
Breckland Council.
* It is evident that the site is used as an informal recreation space.  Policy DC11 of the Core
Strategy seeks to retain areas of open space and would only agree to its loss if it can be
demonstrated that there is an excess provision of  open space within the settlement and an
appropriate enhancement to the remaining provision is made or the community would gain
greater benefit from the developer providing an alternative facility.  It is evident that there is not
excess provision and no alternative facility/provision has been put forward and, as such, the
proposal is contrary to Policy DC11.
* The site contains a number of semi-mature trees which are attractive and prominent features
within the streetscene and form part of a large group of planted trees within the vicinity.  The loss
of these trees would be detrimental to the character and appearance of the streetscene.
* In visual terms, the open nature of this site and the adjacent green area creates an attractive
open frontage to the existing dwellings on Coronation Terrace and the erection of dwellings and
associated boundary treatments at the site would be harmful to the spacious character and
appearance of the area.
* In terms of highway safety, the Highway Authority has asked for revisions to the scheme to be
made in relation to parking and footway provision. 
* In terms of neighbour amenity, it is evident that the dwellings are sufficiently distanced from the
existing neighbouring dwellings so as to not cause a significant loss of light, outlook or privacy.   
* In conclusion, the proposal is considered to be unacceptable for the reasons set out above and
is, therefore, recommended for refusal.

 ASSESSMENT NOTES

ASSET MANAGEMENT -  No Comments Received 
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GUIST
Land at Bridge Road

Breckland Council
Elizabeth House Walpole Loke

Chaplin Farrant
51 Yarmouth Road Norwich

Construction of 2No. 3 Bed Dwellings  

Full

3PL/2011/0967/F

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : REFUSAL 

Principle  
Design, layout and siting
Trees and landscape
Protection of amenity  
Highway safety

 KEY ISSUES

The proposal seeks full planning permission to construct a pair of semi-detached two storey
dwellings.  Shared access is from Bridge Road from the south-west corner of the site frontage.
Parking for four vehicles is provided to the front of the site.  Materials comprise blended red brick,
red clay pantiles.  Proposed boundary treatment includes timber fencing, pea shingle driveway
and concrete coloured pavers.  A bin storage area and space for separate recycling bins is
provided.  Disabled person access is provided to the entry levels of the dwellings by patio which
are typically at a gradient of less than 1:20 in accordance with current Building Regulations.  The
application is accompanied by a design and access statement and Tree Survey and Preliminary
Arboricultural Implications Assessment.  

The site is outside the Settlement Boundary of the village of Guist on an area of land to the south
of the village to the east of Bridge Road.  The site borders the Settlement Boundary.
It comprises of vacant land including various trees and hedges.  The northern boundary is

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Jayne Owen

No Allocation
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enclosed by a 1.5 m high post and rail fence with an existing 2 m hedge beyond.  There are also
established trees to the north and the southern boundary is enclosed by an existing 1.8 m chain
link fence and trees and hedging.  The highway boundary is partly enclosed by an existing 2 m
hedge.  There are residential dwellings to the north of the site comprising predominantly pairs of
semi-detached two storey dwellings.  Bridge Road lies to the west and there are open fields
further west and to the south and east.  There is also an existing pumping station to the south.

No relevant site history

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

TREE & COUNTRYSIDE OFFICER    
The proposed development would take the building line to the edge of the River Wensum Special
Area of Conservation an appropriate assessment of the possible impact of the proposal on the
European Site is therefore necessary in respect of - 

 CONSULTATIONS

PPG13
PPS01
PPS07
CP.11
CP.14
DC.01
DC.02
DC.05
DC.11
DC.12
DC.16

Transport
Delivering Sustainable Development
Sustainable Development in Rural Areas
Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Affordable Housing on Exception Sites
Open Space
Trees and Landscape
Design

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:

GUIST PARISH COUNCIL -  No Comments Received 

No

 EIA REQUIRED
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NORFOLK COUNTY COUNCIL - HIGHWAYS    

HOUSING ENABLING OFFICER    

ENVIRONMENTAL PLANNING    

Annex I habitats that are a primary reason for selection of this site
Water courses of plain to montane levels with the Ranunculion fluitantis and Callitricho-
Batrachion vegetation

Conclusion: it is unlikely that the proposal would have an adverse effect on the special features of
the European Site.

CP11 Protection and Enhancement of the Landscape

The proposal is not compliant with the above policy as it extends the built environment to the
edge of the nature conservation sites and the flood plain of the river and would be an additional
visual intrusion into the valley landscape.

The trees on this site contribute to the general quality of the landscape but are not in themsevles
of particular individual signifiance and are not of sufficient quality to be made subject to a TPO. 

Comments in respect of sustainability.
Requires further details in respect of visibility.
 

The Design and Access Statement does fully set out how the site meets the Council's Policy
DC5.
Whilst there is a small housing need in the parish the current people do not necessarily meet the
requirements that would be tied to the development for local connection. The site is not well
located to facilities and services however there are other affordable housing units in the locality.
However the biggest concern for the Housing department, whilst not a planning matter per se, is
the actual deliverability of the site.  We are acutely aware of the difficulty for housing associations
to deliver just one or two dwellings in an area along with the lack of public subsidy to actual
deliver units. The site size and the foot print of the proposed dwellings are unlikely to provide
dwellings to actually meet a housing association's expectations.
Should the planning committee be minded to approve the scheme we will obviously use our best
endeavours to find a partner to deliver the units.

The site currently adjoins the Guist settlement boundary to the south at Bridge Road and is
proposed for two affordable units. Policy DC5 Affordable Housing on Exception Sites is of
relevance to this application. The settlement boundary in Guist is formed from four individual
sections, with the site itself located approximately 600m from the centre of the village and village
facilities. The site would need to satisfy criteria a-f inclusive of Policy DC5, which would need to
be agreed in conjunction with the strategic housing team.
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None

 REPRESENTATIONS

* The application is referred to the Planning Committee as the applicant is Breckland Council.  
* Development of land outside of the Settlement Boundary is contrary to Policy DC 2 Principles of
New Housing. However, in order to meet local rural housing need, new affordable housing
development may be permitted in Local Service Centre villages and other rural settlements of
3,000 population or less, on small sites which would not otherwise be released for housing
subject to specific criteria.  
* Criterion (a) to (c) of Core Strategy Policy DC 5 requires applicants to demonstrate that there is
a proven need in the parish or individual settlement for affordable housing; that the size of the site
and the mix of dwelling sizes and tenure on the site reflects the identified need and that the
scheme ensures that all dwelling will remain available as affordable housing and exclusively for
local need, in perpetuity and that the necessary management of the scheme can be permanently
secured.  
* No evidence has been submitted with the application to demonstrate that these criteria have
been met.  The Councils Strategic Housing department have been consulted on these issues and
their comments are outlined above. 
* Criteria (d) to (f) requires applicants to demonstrate that the site is well related to facilities and
services within the existing settlement (e) that it can be demonstrated that there is no land
available within the settlement boundary that is suitable for the number and type of housing
proposed; and (f) that the site is adjacent to the defined settlement.  

 ASSESSMENT NOTES

CP11 Protection and Enhancement of the Landscape from the adopted Core Strategy is also of
relevance to this application. This site lies within the river valley for the River Wensum as defined
within the Landscape Character Assessment (LCA), and adjoins the Special Area for
Conservation. CP11 states that high protection should be given to river valleys within Breckland,
whilst the reasoned justification for the policy continues by stating that this remarkable landscape
feature is considered to be an important landscape resource. Further information is provided by
the Tree and Countryside Officer in relation to conformity with this policy. However, it should be
noted that the LCA states at p85 that small hamlets clustered at bridging points would be
sensitive to new development, particularly extension of settlement in the adjacent character area.
This site is located approximately 120m from the listed Toll Bridge.

Conclusion:  Policies DC5 and CP11 within the adopted Core Strategy and Development Control
Policies DPD are  of relevance to this application.

RAMBLERS ASSOCIATION:  NORFOLK AREA -  No Comments Received 

NORFOLK WILDLIFE TRUST -  No Comments Received 

NATURAL ENGLAND -  No Comments Received 

CONTAMINATED LAND OFFICER -  No Comments Received 
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* The site is adjacent to the defined Settlement Boundary and therefore criterion (f) is satisfied.
However, no evidence has been submitted with the application to satisfy criteria (d) and (e).
* In addition, Core Strategy Policy DC11 states all new development is expected to provide a
contribution towards outdoor playing space equivalent to 2.4 hectares per 1000 population.
Normally this would be secured by way of a unilateral undertaking, however, as the applicant is
Breckland Council this clearly cannot be achieved in this way.  No alternative proposals have
been submitted.

Design, Layout and Siting 
* The dwellings would be positioned centrally within the site and following a similar building line to
the adjacent dwellings to the north.  
* Adequate amenity space for each dwelling would be provided.  The dwellings are well designed
and in keeping with existing built form with traditional detailing including red brick, pitched roofs,
black upvc rainwater goods, timber windows and a centrally located chimney stack.  
* Provision is made for a bin storage area and space for separate recycling bins. In summary, it is
considered that with respect to design, layout and siting the proposal is acceptable.    

Trees and Landscape
* Some existing trees would be removed.  The submitted Tree Survey and Preliminary
Arboricultural Implications Assessment indicates the proposed removal of a Crack Willow tree
within the site and two hawthorn trees sited on the southern boundary
* The majority of the existing hedgerow along the road frontage would be retained and the Tree
and Countryside Officer has been consulted and has commented that the trees on this site
contribute to the general quality of the landscape but are not in themselves of particular individual
significance and are not of sufficient quality to made the subject of a Tree Preservation Order. 
* With regard to impact on the landscape, Core Strategy Policy CP 11 states that high protection
will be given to the Brecks landscape, reflecting its role as a regionally significant green
infrastructure asset.  In particular, the policy requires high protection to be given to the River
Valleys and Chalk Rivers in Breckland as identified in the Landscape Character Assessment,
recognising their defining natural features, rich biodiversity and the undeveloped character of
their shallow valleys.
* The Tree and Countryside Officer considers that the proposal is not compliant with this policy as
it would extend the built environment to the edge of the nature conservation sites and the flood
plain of the river and would therefore be an additional visual intrusion into the valley landscape. 

Protection of Amenity
* There is sufficient separation distance between the proposed dwellings and the existing
dwellings to the north.  In any event there is an established hedge of 2 m in height, mature trees
and a driveway between the northern boundary of the application site and the nearest
neighbouring dwelling
* In addition, no first floor windows are proposed within the northern facing side elevation of the
dwelling proposed on plot 1.  In any event, a condition may be attached to any approval granted
to ensure that no windows are inserted at first floor within the side facing elevation of the
proposed dwelling on plot 1 without the benefit of planning permission having first been obtained.

Highways
* A shared access point is proposed from Bridge Road and four car parking spaces together with
turning areas are proposed to the front of the dwellings
* The Highway Authority has requested further details in respect of visibility at the access.
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Refusal of Planning Permission

3920
3920
3920

Outside Settlement  Boundary
Affordable Exception Site Policy
Visual intrusion into valley landscape

 RECOMMENDATION

 REASON(S) FOR REFUSAL

* In summary, the site is outside the Settlement Boundary and the submitted application fails to
satisfactorily demonstrate that criteria (a) to (e) of Policy DC5 are met in terms of demonstrating
the suitability of the site as an exception site for affordable housing and, if permitted, the proposal
would also fail to accord with the aims and objectives of Policy CP11 by extending existing built
form to the edge of nature conservation sites and creating an additional visual intrusion into the
valley landscape.




