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Item
No.

Greenshoots Energy Ltd
Greenshoots Energy Ltd
Mr G Lond Caulk
Lynford Hall Hotel
Hopkins & Moore Limited
Mr David Garner
Paul Rackham Limited
Richard Johnston Ltd
Mr Robin Green
C R Melton & Sons
Mrs Kathryn McCarthy
Ms S J Jarvis
Breckland Council

Applicant

KENNINGHALL
KENNINGHALL
GRISTON
LYNFORD
SWANTON MORLEY
HOCKHAM
ROUDHAM/LARLING
QUIDENHAM
DEREHAM
NARFORD
SHIPDHAM
LYNG
SWAFFHAM

Parish

3PL/2010/1372/F
3PL/2011/0445/F
3PL/2011/0613/F
3PL/2011/0808/F
3PL/2011/0830/D
3PL/2011/0837/F
3PL/2011/0851/CU
3PL/2011/0853/F
3PL/2011/0898/O
3PL/2011/0907/F
3PL/2011/0913/F
3PL/2011/0953/CU
3PL/2011/0958/O

Reference No.
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KENNINGHALL
Garboldisham Road

Greenshoots Energy Ltd
Lyng Farm Garboldisham

Paul Took Planning
60 Neatherd Road Dereham

Renewable Energy Facility   

Full

3PL/2010/1372/F

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

Planning Permission

3920 REPORT ITEM

 RECOMMENDATION

 

 REPORT RECOMMENDING APPROVAL

CASE OFFICER: Nick Moys

No Allocation
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KENNINGHALL
Crown Milling Ltd
Edge Green

Greenshoots Energy Ltd
Lyng Farm Garboldisham

Plandescil Ltd
Connaught Road Attleborough

Heat & Power Generating Unit and underground gas pipeline  

Full

3PL/2011/0445/F

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

Planning Permission RECOMMENDATION

 

 REPORT RECOMMENDING APPROVAL

CASE OFFICER: Nick Moys
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GRISTON
Old Dairy
Caston Road

Mr G Lond Caulk
The Barn Caston Road

Mr G Lond Caulk
The Barn Caston Road

Create link between house and garage and convert garage into a day room
(retrospective) 

Full

3PL/2011/0613/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 

Planning history
Amount of new build
Scale design and external appearance

 KEY ISSUES

The proposal seeks retrospective permission to infill the gap between a proposed garage and
dwelling to provide a lobby and change the use of the garage/shed to a day room/utility room with
two separate WC's.
The dwelling is a former converted outbuilding.

The dwelling is a former outbuilding which stands outside the Settlement Boundary for Griston.  It
was originally within the curtilage of the adjacent dwelling known as The Barn.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

Planning permission was originally granted in 2008 for the conversion of a traditional outbuilding
to a dwelling.  The permission included a small extension of 2m by 5.4m to the south elevation.

 RELEVANT SITE HISTORY

CASE OFFICER: Viv Bebbington

No

 EIA REQUIRED

No Allocation
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Ref 3PL/2008/0885.

An application for an amended scheme was approved in 2010.  The proposal provided for a
larger extension to the south and the erection of a double size garage which would be used as a
single garage and shed with WC.  The previously approved extension would be increased to 7.8m
in depth.  Ref 3PL/2010/0191.

 POLICY CONSIDERATIONS

ENVIRONMENTAL HEALTH OFFICER - POOR DRAINAGE    
No objection

 CONSULTATIONS

DC.01
DC.03
DC.16
DC.20

Protection of Amenity
Replacement Dwellings and Extensions in the Countryside
Design
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:

GRISTON P C -   
The Parish Council objects to this application. What should have been a detatched cart shed
style garage has already been built but not as such but as part of and joined to, the dwelling, with
no opening for vehicle access but enclosed with windows as can be seen from the enclosed
photograph.There is no mention on the application that this is retrospective. As this has not been
built to the plans for which permission was granted the Parish Council requests that the
committee refuse permission for this application and take enforcement action against the
development. 
It should be noted that the plan provided with the application does not show the whole
development, which has not been built as permission from the very beginning and now scales
more than three times the original application for the conversion of a small outbuilding. More of
the original walls were demolished than should have been and when this was reported to the
planning department we were advised that a close watch would be kept on the development.
However the 'garden room' was built much larger than on the original plan. A retrospective
application, although not stated as such, was made for this together with the cart shed garage.
The Parish Council contacted the planning department on 4th March to ask if there had been any
further amendments approved and was informed there was not. It was therefore suggested a
planning officer should visit the site, as the development had not been built as the plans
approved.  On 11th April notification was received that following a site inspection a new planning
application had been requested for the alterations, hence this present application. The applicant
was given 28 days to submit the application, which expired on 9th May, but you will see that this
was not received until 31st May.
The applicant has shown total disregard for planning regulations in respect of this so-called
conversion, which falls outside the village development area. Had it been a new build permission
would have been refused because of location. 
Please refuse this application and take the necessary enforcement action
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None

 REPRESENTATIONS

* The application is referred to Planning Committee at the request of the Ward Representative
and as it is considered to be locally sensitive.
* The proposal seeks retrospective permission for an extension to a dwelling and the change of
use of the garage and shed to a day room and utility room.
* The dwelling is a former outbuilding located outside the Settlement Boundary.
The previous permissions in 2008 and 2010 removed permitted development for any extensions
or additions to the building or alteration of the garage to any other form of accommodation.
* 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 in the countryside, supports extensions which do not result in a
dwelling which is disproportionate to the scale of the original dwelling.
* It was considered reasonable to allow new build in the form of a detached building to provide a
garage/ shed for the dwelling.  However the construction of this structure as a day room/ utility
room with a link to the dwelling significantly increases the residential floor space of the dwelling.
It is considered that the level of new build is of a scale that would normally be considered
unacceptable under Policy DC 20.  
* The use of the garage and link to the north elevation increases the habitable floor area of the
dwelling by 66 sq.m.   The floor area of the original outbuilding was 72 sq. m and the approved
extension to the south provided an additional floor area of 41 sq.m giving an overall floor area of
113 sq.m.
* The original building was converted with a significant amount of rebuild, which at the time was
on the upper limits for a conversion, and a large extension to the south.  The approval of further
new extensions on the northern side is considered disproportionate to the scale and size of the
existing building and represents a significant extension and scale of new build which would not
normally be considered acceptable under policies DC20 & DC3.
* In terms of design and external appearance the scale and size of the extension is
unsympathetic and out of keeping with the scale of the building due to its inappropriate height.
The link should be designed as a subservient element to reduce the scale of the extension.  The
proposal is considered contrary to Policy DC16.
* In terms of relationship with the adjacent dwelling the proposal is considered acceptable.
* The proposal is considered contrary to the policies as outlined above.  The proposal is
retrospective and therefore enforcement action is sought to remove the link and return the
building back to its original proposed use.

 ASSESSMENT NOTES

NORFOLK COUNTY COUNCIL - HIGHWAYS    

ANDREW GAYTON - HISTORIC BUILDINGS OFFICER    

No objection

No comments received
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Refusal of Planning Permission

9365
9900

Inappropriate design, scale and bulk
Contrary to DC3 and DC20 - disproportionate

 RECOMMENDATION

 REASON(S) FOR REFUSAL
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LYNFORD
Lynford Hall Mobile Home Park
Lynford Hall

Lynford Hall Hotel
Lynford Road Mundford

Regus Consulting Ltd
AWP House Prayors Farm

Continued use of site for 46 park homes  

Full

3PL/2011/0808/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 : REFUSAL 

Justification for further renewal of temporary permission  
Impact on setting of Listed Building
Impact on Historic Park and Garden
Impact on rural area
Impact on Special Interest Feature SPA - Stone Curlew 
Highways impact 

 KEY ISSUES

The application seeks temporary planning permission for the continued use of the site for 46 park
homes for a period of a further two years.  

Lynford Hall is outside any Settlement Boundary and approximately one mile from the village of
Mundford.  The parish of Lynford does not have a defined Settlement Boundary.  Lynford Hall is a
Grade II Listed Building and its grounds have been designated as historic parkland.  The hall is
currently run as a hotel and conference centre.  The application site is approximately 10m from a
component of the SPA recorded as supporting stone curlews.  

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Jayne Owen

No Allocation
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3PL/2009/0355/F - Continued use of site for 46 park homes - Approved - 16th July 2009 
3PL/2006/1593/F - Renewal for 2 years of planning permission 3PL/2004/2057/F for 46 park
homes - Temporary to 30/4/09
3PL/2004/0633/F - Renewal of existing planning permission for further 10 years for occupied
units - Temporary to 20/2/05
3PL/2004/1676/LB - Residential development of 46 apartments - Not yet determined
3PL/2004/1675/O - Residential development of 46 apartments - Not yet determined
3PL/2004/1674/CU - Use of land for stationing mobile homes (25) - Not yet determined 
3PL/2004/1673/F - Permanent use of land for the stationing of 46 park homes - Not yet
determined 
3PL/2003/1958/F - Renewal of permission for 46 no park homes - Temporary to 20/02/05 
3/99/0853 - Move 10 mobile homes to new area - Rec for approval - subject to S106 which was
never signed.  No decision issued
3/93/1177 - Renewal of permission for 46 no park homes for ten years - Temporary to 31/1/04
3/89/0161 - Extension to residential caravan park for six caravans - Refused - allowed on appeal -
Temporary to 31/12/93
3/88/1794 - Extension to residential caravan park for six caravans - Refused 
3/84/0153 - Retention of existing park - Temporary to 31/12/93 

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

PPG13
PPS01
PPS03
PPS05
CP.10
CP.11
CP.14
DC.01
DC.12
DC.16
DC.17
DC.19

Transport
Delivering Sustainable Development
Housing
Planning for the Historic Environment
Natural Environment
Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Trees and Landscape
Design
Historic Environment
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:

No

 EIA REQUIRED



BRECKLAND COUNCIL - PLANNING COMMITTEE - 31-10-2011

DC131_new

NATURAL ENGLAND    

NORFOLK COUNTY COUNCIL  - HIGHWAYS    

GARDEN HISTORY SOCIETY    

No objection 

In light of the above evidence and my comments of 15 May 2009 I feel I have no option but to
retain my earlier recommendation of refusal on transport sustainability grounds: 
The proposal is remote from local service centre provision conflicting with the aims of sustainable
development, the need to minimise travel, and the ability to reduce the reliance on the private car
as represented in national and local policy.  Contrary to Planning Policy Statement 1 and policy 4
of the 2nd Local Transport Plan (LTP2)

Lynford Hall has been identified by English Heritage as a designed landscape of special historic
interest in the national context, and has been included on the Register of Parks and Gardens of
Special Historic Interest at Grade II.  The Register is a highly selective designation comprising
some 1,600 sites.  Government Planning Guidance contained in PPS 5 (2010) indicates that the
historic environment comprises various intimately linked elements, of which historic designed
landscapes such as Lynford Hall are a key component.  PPS 5 also indicates that where a
planning application affects the historic environment, the applicant must demonstrate a clear
understanding of the significance of the affected heritage assets, and that the proposed
development will not adversely affect the historic significance of any nationally designated
heritage asset contained within that site. Development which adversely impacts upon the historic
environment should not be permitted. The settings of nationally designated heritage assets enjoy
similar protection.
 
The Garden History Society has commented on this development and its renewal several times in
the past decade and would refer you to our last comments, made in 2006: We understand that
there has been a recent change in ownership at Lynford Hall and the site may therefore expect to
see some alterations, including works to the historic landscape. We would ask that a historic
landscape appraisal is carried out for Lynford park, and that this then becomes part of a
conservation management plan.  Following a telephone call to the local authority, we understand
that the applicant may intend to wind-down the mobile home park so we do not object to the
renewal of permission for 2 years in the meantime. We do however emphasise that we would
expect any further applications from Lynford Hall Hotel to be in accordance with an approved
conservation management plan.  We note that this application is not accompanied by any such
supporting information, or evidence of any long term strategy now being worked to. However, we
do note that the covering letter from the applicants agent makes reference to an application and
documents to be submitted in early 2012.  The Society is not clear as to what this refers to but is
reluctant to agree to this current application, not least of all because of its previous request for
evidence of a long-term strategy, but also because we would like to be able to assess this case in
the context of the 2012 works.
 
Under the circumstances, we must therefore object to this application.
 
If however you or the applicant would like to supply us with further information on the 2012

 CONSULTATIONS

LYNFORD P C -  No Comments Received 
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HISTORIC BUILDINGS OFFICER    

TREE & COUNTRYSIDE OFFICER    

ENVIRONMENTAL HEALTH OFFICERS    

proposals, then we would be happy to readdress this application. 

No objection on the basis that previous conditional restriction/s remain applicable.

In 2005 and again in 2009 I wrote:

*Lynford Hall was designated an historic park and garden site by English Heritage in 1987. It has
many fine trees planted as part of a planned landscape. However, the existence of the mobile
home park has fixed the approach to the management of the trees within the MHP area as
entirely reactive. The tree stock of the MHP is characterised by trees that have arisen naturally in
an unplanned manner in the last sixty years and do not reflect the species character or layout of
the original parkland and gardens.
*The adjacent area to the east hosts an important Forestry Commission Arboretum. The
importance of this Arboretum as a public amenity and education facility has increased markedly
in recent years and its development has been in keeping with the spirit and character of the
grounds to grand country houses. 
*However, many of the trees immediately adjacent to the MHP have now grown to considerable
proportions and require a more expansive setting. 
*The southern aspect of the Arboretum should reveal views over the lake to the parkland beyond
yet this is currently blocked by the MHP which intrudes between the Arboretum and the southern
lawns.
*The encouragement of public access to the Arboretum and the parkland to the south has been
increased significantly in recent years since the establishment of Thetford Forest Park from the
Forestry Commissions holdings. The continued presence of the Mobile Home Park is an
anachronism which is incompatible with the current use of the wider landscape
*Despite this being the third renewal date from that time I am not aware that any progress has
been made in resolving the issues. I note that this application was made 6 weeks after the date
on which consent should have been given for continued use or the site should revert to parkland.
*Where are the plans for reducing the occupancy of the site by natural attrition? Where are the
plans for an integrated management approach to this historic parkland?
*It is imperative that a management plan with full ecological, arboricultural and landscape
considerations be brought forward at the earliest opportunity. The owners should be mindful of
the proximity of the Breckland Special Protection Area (SPA) European Site and their duties in
respect of the three species of bird  stone curlews, woodlarks and nightjars - for which the SPA
designated.

Impact on SPA - stone curlew
Current research suggests that the proposal would not increase any existing adverse effects on
the special features of the SPA and need not be refused on those grounds alone.

No objection 



BRECKLAND COUNCIL - PLANNING COMMITTEE - 31-10-2011

DC131_new

None

 REPRESENTATIONS

* The proposal is referred to Development Control Committee as it is a major application.  
* Temporary planning permission was first granted for the use of the land adjacent to Lynford Hall
in 1961 and the use has continued since then on the basis of a series of further temporary
permissions.
* On 24th April 2007 permission for 46 park homes was renewed until 30th April 2009.
* Although in the past up to 46 park homes have been stationed on the site, their number has
been reduced in recent years.  There are currently 13 occupied park homes on the site. 
* At the time of the last temporary permission, the justification for the application was to enable
the then owner to retain the income from the facility over the short term to allow the longer term
plans in respect of the hotel as a whole to be progressed
* At the time of the last renewal in 2009 limited information was submitted with the application,
however, it was understood that a further change of ownership had occurred and that similar
reasons existed for pursuing a further temporary permission
* A letter dated 1 May 2009 from the applicant's agent at the time of the 2009 application made
the following statement:
"We anticipate that by June 2009 to submit an alternative application for the park home site and
other areas of the adjacent Lynford Hall site for a leisure orientated development".
* At the time of writing no development proposals have been submitted for consideration. 
* Limited information has been submitted with the application which explains or justifies why
development proposals have not yet been put forward.
* A letter submitted with the application states that documents are in the process of being
prepared for application in early 2012 to enable outstanding proposals for the development of
Lynford Hall and its grounds to be properly considered.  However, no details are provided in
relation to these proposals.
* It should be noted that in June 2004 the Residents Association of Lynford Hall Park were
granted planning permission for renewal of existing planning consent for further 10 years for
occupied units. The plan accompanying the application specified 24 units and a schedule of the
occupiers of these units was provided to the Council.  Permission was granted subject to
conditions including the following:
 - That unless permission is granted beforehand for their retention, the mobile residential units
hereby permitted shall be removed and the land reinstated to its former condition on or before
30th June 2014
 - That each of the mobile residential units approved pursuant to this permission shall not be
occupied in whole or in part at any time by any person or persons other than person(s) occupying
the said unit at the date of this permission and named as occupying that unit in the letter
submitted by the agent dated 11th June 2004 and by no other person or persons whatsoever
 - That each of the mobile residential units hereby approved shall be permanently removed from
the land within 10 years of the date of this permission or within one month of the expiry of the
lawful occupation of the said unit pursuant to condition 3 of this permission and the land restored
to garden use.  
 - No unit shall be brought onto the land in replacement or substitution for the said unit and the
site of the said unit shall remain vacant until this permission expires
* This permission was subject to an appeal against the grant of planning permission subject to

 ASSESSMENT NOTES

NORFOLK WILDLIFE TRUST -  No Comments Received 
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conditions.  The appeal was dismissed in part with conditions 1 and 4 being varied. 
* Current national and planning policy guidance remains firmly based on the principles of
sustainability and seeks to resist proposals relating to residential development in the countryside
away from settlements. Applications for mobile homes are treated as if they were for permanent
housing as their occupants have the same requirements for accessible services and facilities. 
Housing in the countryside, outside defined settlement boundaries, is not normally permitted
unless it is intended to meet certain specified needs.  No specific justification in this regard has
been put forward in relation to this application for the continued use of this site for 46 park
homes.
* The Inspector's view at the time of the appeal was that the continued use of the appeal site for
residential purposes runs counter to the aims and terms of local plan housing policy, as it is
relatively remote from services and facilities.  The Inspector also noted that the longevity of the
residential use of the site is not to be discounted, however, it was concluded that the continuation
of the use should be assessed on the basis of current planning principles and policies which differ
markedly from those prevailing at the inception of the use and throughout much of its subsequent
history.

Impact on Historic Park and Garden/Setting of LB
* In addition, it was the Inspector's view that the site is within the setting of Lynford Hall and the
use of the land as a mobile home park detracts from the setting of the Listed Building and is
harmful to the landscape quality and amenity value of the locality
*The Inspector acknowledged that the conditions attached to the consent provide a mechanism
for securing the eventual cessation of the use of the site and regarded this as a desirable
objective having regard to the relevant policies and provisions of central government guidance
and the Local Plan.  However, in doing so it was acknowledged that an appropriate balance has
to be drawn between the achievement of planning objectives and the personal circumstances of
those who occupy the remaining units.  This remains the case at this time
* The occupiers of the site have always done so on the basis of a temporary planning permission.
 There was never any guarantee that the temporary permissions would be renewed.  The
occupiers have therefore always been aware that, at some point, in the future, their occupation of
the site might cease to be lawful and their asset, in the form of the mobile home, might have to be
relocated elsewhere and that requirement could have fallen upon them at any time upon the
expiry and non-renewal of a temporary permission, for example, in 2004 had the Council decided
not to renew the permission.  Condition 1 of planning permission reference 3PL/2004/0633/F
gives them the certainty of occupation until 2014.
* The financial consequences of the fact that income from the mobile home park would decline as
its occupancy falls was also considered at the time of the appeal as the then owners expressed
concern about the failing income stream and possible effect on the maintenance of the site and
the operation of Lynford Hall.  However, it was also acknowledged by the then owners that any
contribution that the mobile home park has made to the running of Lynford Hall was in the past.
It was concluded that the further reduction in income from the mobile home park would have no
adverse effect on the upkeep of the Listed Building itself. 
* The Inspector concluded that the location of the site, well away from any settlement providing a
range of services, together with its adverse effect on the setting of a Listed Building and on the
quality of the landscape locally, all militate against the continued existence of the mobile home
park.
* In granting a further temporary planning permission, the Council had regard to the compelling
personal circumstances of the present occupiers. The occupancy conditions attached to the 2004
consent were considered by the Planning Inspectorate at this time as a balanced and fair
approach to the matter by the Council and was supported.
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Refusal of Planning Permission

9900
9900

Conflict with aims of Sustainable Development
Outside SB Insufficient justification for continued use

 RECOMMENDATION

 REASON(S) FOR REFUSAL

* The further consent granted in 2009 was similarly a more than generous approach to enable the
applicants to progress redevelopment proposals for the whole site. No progress appears to have
been made in this respect and given that 24 named occupiers are protected by virtue of the 2004
consent until 2014, (notwithstanding that there are currently just 13 park homes at the site) it is
recommended that planning permission for the continued use of the site for 46 park homes is
refused
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SWANTON MORLEY
Greengate

Hopkins & Moore Limited
Melton Park House Scott Lane

Hopkins & Moore Limited
Melton Park House Scott Lane

Erection of 20 residential dwellings with associated garaging, parking and
access 

Reserved Matters

3PL/2011/0830/D

N

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Design and appearance
Landscaping
Scale and layout   
Amenity
Highways
Drainage
Biodiversity 
Contamination 
Energy efficiency

 KEY ISSUES

The proposal seeks approval of reserved matters to construct 20 dwellings with associated
garaging, parking landscaping and ancillary works on land currently in agricultural use.  7 of the
proposed 20 dwellings are proposed to be affordable.  Outline planning permission has been
granted including access under planning reference 3PL/2008/1379/O.  A mix of two storey
dwellings is proposed including 2,3 and 4 bedroomed two storey terraced, linked detached and
detached dwellings and there would be 2 two bedroomed apartments.  A total of 47 parking
spaces are provided, 35 for the open market dwellings and 12 for the 12 affordable units.
Materials comprise a variety of red and buff brick, render, horizontal timber weatherboarding, red
brick plinths and a mixture of eternit slate and red pantiles for roofs.  Established natural planting
and features will be retained wherever possible with additional planting including a substantial new
tree belt within an additional 3 m strip of land adjacent to but beyond the currently undefined
northern boundary of the site.    

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Jayne Owen

No Allocation
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The application is accompanied by a design and access statement, engineering layouts with
respect to surface water and foul water drainage proposals together with a non-technical
summary and a Tree Survey, Arboricultural Implication Assessment and Method Statement
including Executive Summary.  Amended plans have been received amending the detailed design
of the dwellings to include horizontal weatherboarding, addition of crested ridge tiles, dentil
detailing, adding a porthole feature to plot 20 and removing gable pentice boards and brackets
where previously proposed.  

Following comments from County Highways, amendments have also been made including the
following:
* Reduction in width and scale of main spine road
* Introduction of an entrance gateway feature from Greengate
* Roadway is now proposed to be shared surface with specific, softer finish and visual
appearance to reflect the rural village location
* Alterations to frontage footway and crossing points
* Additional tree planting within roadway adjacent to plots 5-7
* Alterations to the proposed secondary field access between plots 9 and 10 with field gates
beyond adopted turning head

In addition, a detailed specification of proposed soft landscaping measures have been submitted
with a mixture of trees and hedging proposed to the north-western field boundary. 

The site is within the Settlement Boundary of Swanton Morley.  The site is located on the north
side of Greengate opposite Bedingfield Road.  The site is currently served by an unmade field
access off Greengate.  The front of the site is bounded by a mature hedge.  A line of dead elm
trees (approx 16 m) are proposed to be felled on the south-western boundary together with an
ash tree also on the south-western boundary which is described as being in declining condition
with dieback within the canopy.  All other hedges and trees are shown to be retained.  New hedge
planting is also proposed to the south-western boundary.

 SITE AND LOCATION

3PL/2008/1379/O - Proposed residential development - Approved 29/1/09
3PL/1992/1002/O - Residential development (6 No. houses) - Approved 17/11/92
3PL/1991/1432/O - Residential development of 12 No. dwellings - Refused 13/2/92
3PL/1991/0281/O - Residential development - Refused 23/5/91

 RELEVANT SITE HISTORY

No

 EIA REQUIRED
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 POLICY CONSIDERATIONS

 CONSULTATIONS

PPG13
PPS01
PPS03
PPS09
PPS22
PPS23
PPS25
CP.05
CP.06
CP.08
CP.10
CP.11
CP.12
CP.13
DC.01
DC.02
DC.04
DC.11
DC.12
DC.13
DC.14
DC.15
DC.16
DC.19

Transport
Delivering Sustainable Development
Housing
Biodiversity and Geological Conservation
Renewable Energy
Planning and Pollution Control
Development and Flood Risk
Developer Obligations
Green Infrastructure
Natural Resources
Natural Environment
Protection and Enhancement of the Landscape
Energy
Accessibility
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Open Space
Trees and Landscape
Flood Risk
Energy Efficiency
Renewable Energy
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:

SWANTON MORLEY PC -   
Please be advised that Swanton Morley PC objects to the aformentioned planning application, for
the reasons detailed below:

1. The drainage of surface water in this area is currently poor and properties within this area are
regularly subjected to flooding. There is insufficient provision for draining surface water from this
development which is only going to exacerbate the local flooding problem. Drainage into ditches
in this area is not an option, the water needs to flow into mains drainage. The Design and Access
statement is adament that the site is within 'Flood Zone 1 (the definition of which is not explained)
thus beyond any zone of risk' The Parish Council, with extensive local knowledge of this area,
can assure the developer that this area is subjected to flooding on a regular basis. Please find
enclosed photographs provided by Mr and Mrs Briggs whose property is adjacent to the proposed
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NORFOLK COUNTY COUNCIL - HIGHWAYS    
Requests that the following amendment / additional information be submitted.
1. Dropped kerb pedestrian crossings should be provided at both ends of the new frontage
footpath. This should also include constriction of a section of footpath across the opposite verge
to the existing footpath, which will require removal of at least one tree.
2. The plan approved at the outline stage indicated that a new ditch would be created along the

development. As you can clearly see they have suffered from a considerable flooding problem
and indeed have needed the fire brigade to assist them. 

2. There are grave concerns about the 'creepage' of the area of development. There is a line of
trees in the design beyond the area which was granted outline planning permission. The Parish
Council would like to know:
a. Who would these trees belong to and who would have the responsiblity of maintaining them?
The proposed trees would be very close to no. 40 Greengate. The siting of these trees already
pose the threat of limiting the light to this property, left unmaintained they will definitely have a
detrimental effect on this proerty and indeed could affect the foundations of the nearby house. 
b. If the trees are designed to be a boundary to the development, why is there a gap between
properties 9 and 10 which would allow access to the field behind? It would not be practical for
farm traffic to travel through this estate to access the field so why would there be a need for an
access road there?

3. The post and rail fencing that denotes the end of the development is inadequate.

4. The many variances of finish to the properties is wholly inappropriate for a rural village. All
these different colours are more fitting for an urban estate and would not blend in with the
neighbouring properties in the village.

5. The proposed pathway is too short and should be extended as far as the bus stop.

6. There are no details of street lighting for this development shown on the plans, but the
installation of street lighting is a requirement for the developers so that they can 'design out
crime' (Para 3.15 of the Design and Access Statement) The design of the street lighting furniture
must be made in consultation with the Parish Council so that it is in keeping with the rest of the
village's street lighting stock.

7. The Parish Council would seek confirmation of the status of the highway that will service the
homes within the development. (i.e. will they be private or adopted?)

The Parish Council stresses that this is not an objection to 20 dwellings on this land. We accept
this number of dwellings but it is imperative that the dwellings are the right ones for our village.
The planning application set before us is not the one that is appropriate for our village and we
would encourage the developer to reconsider the application taking into account the points we
have made. Furthermore, we would like Breckland Council's Planning Committee to make a site
visit to this area prior to their meeting so that the practical examples of the above points can be
demonstrated. Please can you advise when this site meeting would be convenient.

Should you need any clarification of the above points, please do not hesitate to contact me. We
look forward to working with Hopkins and Moore to ensure that this is the best development
possible for Swanton Morley.
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Representations have been received in relation to the following issues:
Drainage/flooding issues; Scale of development; Design and appearance; Materials; Need for
additional housing; Impact on character of area; Highways; 
Biodiversity; Boundary hedges; Trees; Loss of privacy; Impact on views across open countryside;
Access to land at rear; Impact on foundations; Tree belt to north of site - Future

 REPRESENTATIONS

TREE & COUNTRYSIDE OFFICER    

HOUSING ENABLING AND PROJECTS OFFICER    

CONTAMINATED LAND OFFICER    

north west site boundary, as a replacement for the loss of the existing field ditch adjacent to
Greengate.
3. The layout still provides for access to the adjacent field, which as previously stated is wholly
unacceptable and must be removed.
4. The bellmouth radii at the junction with Greengate should be reduced to 6.0m.

No comments received in respect of amended plans as at 13/10/2011

I am in agreement with the Arboricultural Impact Assessment by Hayden's.  The application site
is immediately adjacent to one pond and continuous with hedgerows extending to wider
countryside. This pond should be assessed for suitability for great crested newts by a competent
ecologist and the resulting assessment should contain appropriate recommendations for
mitigation where appropriate.  The development proposals should also have included details of
measures for the enhancement of biodiversity within the site. Appropriate landscaping, boundary
treatments and nesting/roosting opportunities should be considered.

The application for reserved matters at Greengate, Swanton Morley is supported by the strategic
housing team.
Swanton Morley has a considerable identified housing need and this application will provide 7 no.
dwellings of mixed sizes formulated to assist the need in the village.
The layout of the affordable housing units is deemed appropriate by the team, and feel the
properties are well integrated into the scheme.
We expect the units to be built to at least the minimum HCA design standards and be delivered
free from public subsidy.

No objections subject to compliance with condition 8 on the outline planning permission
(3PL/2008/1379/O) for which a site investigation is required.

ARCHITECTURAL LIAISON/CRIME -  No Comments Received 

NORFOLK COUNTY COUNCIL - ECONOMIC AND STRATEGY OFFICER -  No Comments
Received 
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ownership/maintenance/possible future incorporation as gardens; materials - slate is an
inappropriate material in this context

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

Principle
* The site is within the Settlement Boundary and has the benefit of outline planning permission.
The principle of the construction of 20 dwellings in this location is therefore established and there
is no policy requirement for the applicants to demonstrate an identified need for the development.
* The reserved matters are appearance, landscaping, layout and scale. 
* The site is located in a sustainable location which benefits from a good range of services and
facilities with good links to the town of Dereham.
* The proposal provides a full range of housing types and sizes and proposes an appropriate
level of affordable housing in accordance with the policies which were current at the time outline
planning permission was granted and will be secured by way of a Section 106 Legal Agreement
signed and completed at the outline stage.
* Similarly financial contributions in relation to Swanton Morley School Travel Plan, education, fire
hydrants and library provision will be secured by the signed and completed Legal Agreement. 
* Conditions attached to the outline planning permission remain applicable and include a
condition relating to renewable energy.
 
Design, layout, scale, siting and appearance  
* The proposed dwellings are well designed and would sit comfortably within the street scene in
this context.  Materials predominantly reflect local vernacular including a mixture of red brick,
horizontal weatherboarding, render and slate and red pantiles.  Adequate amenity space for each
dwelling would be provided.  
* In summary, it is considered that with respect to design, layout, siting and appearance the
proposal is acceptable. 
 
Scale and Layout
* The scale and layout reflects the principles agreed at the outline stage. Two storey dwellings
are proposed which satisfactorily reflect existing built form within this context.  Satisfactory
amenity, parking and turning areas are provided 

Landscaping
* The Tree and Countryside Officer has been consulted on the proposal and has raised no
objections.
* In summary, the proposals include retention of established natural planting and features
wherever possible with additional planting including a substantial new tree belt within an
additional 3 m strip of land adjacent to but beyond the currently undefined northern boundary of
the site. 
* A detailed specification of proposed soft landscaping measures have been submitted with a
mixture of trees and hedging to the north-western field boundary.
 
Protection of Amenity
* There is sufficient separation distance between the proposed dwellings and existing dwellings to
the south-west and east to ensure that there would no significant impact in relation to existing
residential amenity by way of significant overlooking, overshadowing or loss of privacy or outlook.
 

 ASSESSMENT NOTES
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* Whilst clearly neighbours would no longer have views over open farmland there is no private
right to a view.  
* A condition may be attached to any consent granted to prevent any further windows or other
opening being inserted at first floor level or above in the north eastern facing side elevations of
the proposed dwellings on plots 14 and 15 to ensure that the future residential amenity of the
immediately adjacent dwellings Nos 40 and 42 Greengate is satisfactorily preserved.

Highways
* County Highways requested amendments/additional information to be submitted.  * This
information has been provided and County Highways have raised no highway related objection
subject to condition.  Highways conditions attached to the outline planning permission also
remain applicable. 

Drainage/Flood Risk 
* There is a great deal of local concern regarding drainage and flooding and evidence has been
submitted that localised flooding occurs in this area. 
* The applicant has submitted proposals for foul and surface water drainage together with a non-
technical summary. The Environment Agency has been consulted on the proposals and have
commented that PPS25 allows the local planning authority to request a Flood Risk Assessment if
it is considered necessary
*It is not considered that it would be reasonable or necessary for the Council to request a flood
risk assessment at this stage as it is considered that these issues are adequately controlled by
conditions attached to the outline planning permission  
* Notwithstanding the above, the submitted details are initial proposals only and further details will
be worked up and submitted with a formal discharge of conditions application in due course. 

Biodiversity 
* The Tree and Countryside Officer was consulted at the time of the outline planning permission
and made no comment at that stage.  
* It is considered that the pond should be assessed for suitability for great crested newts and that
the development proposals should have included details of measures for the enhancement of
biodiversity within the site and that appropriate landscaping, boundary treatments and
nesting/roosting opportunities should be considered.  However, the survey of this pond was not
set out in the principles established at the outline planning stage and therefore, it is considered
that it would be unreasonable for the Council to introduce this as a requirement at this stage. In
any event, the pond is within the curtilage of an adjacent property owner and outside the control
of the applicant.
* Additional planting is proposed to supplement the existing boundary hedgerows wherever
possible, including a new tree belt to the north.
* The Design and Access Statement states that the applicants intend to install bird boxes and
similar measures wherever possible to encourage wildlife. 
* It is considered that appropriate landscaping and boundary treatments are proposed and that
providing the conditions attached to the outline planning permission are satisfactorily complied
with that the proposed landscaping is acceptable.

Contaminated Land
Conditions were attached to the outline planning permission in this respect and remain
applicable.
 
Energy Efficiency
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Approval of Reserved Matters

3012
3046
3920
3920
3740
3940
3920
3998
4000
3996

Approval of Reserved Matters condition
In accordance with submitted plans
No additional windows
Slab level to be agreed
Any highway conditions
Outline conditions remain applicable
On site parking areas
NOTE: Reasons for Approval
Variation of approved plans
Note - Discharge of Conditions

 RECOMMENDATION

 CONDITIONS

* The development will incorporate water use reduction measures including water butts and dual
flush cisterns, all homes where practicable will be fitted with energy efficient lighting, all homes,
where practicable, will have dedicated space for dry recyclables and composters will be provided
within gardens.
 
Other Issues
Proposed Tree Belt to north of site
* The red line around the site reflects that identified at the outline stage. The proposed new tree
belt is proposed on land also owned by the applicant. The Council cannot control the future
ownership of this land proposed to include the new tree belt. 
* The rear of the site will be enclosed by timber post and rail fencing and this is considered
appropriate as at this point the development abuts open countryside. 
* Extension of existing gardens onto the additional 3m strip beyond the development boundary
would require the benefit of a separate change of use application and should this happen without
the benefit of planning permission this would be an enforcement matter.

* The application is recommended for approval subject to conditions.
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HOCKHAM
Scotgate Cottage
Watton Road

Mr David Garner
c/o agent 

Anglia Design LLP
11Charing Cross Norwich

Change of use from agricultural to residential garden with planting & large pond

Full

3PL/2011/0837/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 upon the character and appearance of the countryside
Trees
Highway safety
Neighbour amenity

 KEY ISSUES

The application seeks full planning permission for the change of use of agricultural land into
residential curtilage.  The application would also include the creation of a pond including new
planting and a new vehicular access onto the adjacent Watton Road.

The application site consists of a roughly rectangular shaped parcel of land which is at present
part of an open field.  To the west of the site is a detached dwelling and associated outbuildings
and the Watton Road carriageway which would provide access to the site.  To the north and south
is open countryside and to the east is an area of woodland. 

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Chris Raine

No

 EIA REQUIRED

No Allocation
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No relevant site history

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

ENVIRONMENT AGENCY    

NATURAL ENGLAND    

TREE & COUNTRYSIDE OFFICER    

NORFOLK COUNTY COUNCIL - HIGHWAYS    

The Agency has no objection, in principle, to the proposal but would wish to include informatives
in respect of an ecological survey, pond construction, environment management, flood risk and
land drainage

This application is in close proximity to Breckland Forest SSSI and Cranberry Rough, Hockham
SSSI. However, given the nature and scale of this proposal, Natural England raises no objection
to the proposal being carried out according to the terms and conditions of the application and
submitted plans on account of the impact on designated sites. 
However, we would expect the LPA to assess and consider the possible impacts resulting from
this proposal on the following when determining this application: 
Protected species 
If the LPA is aware of, or representations from other parties highlight the possible presence of a
protected or Biodiversity Action Plan (BAP) species on the site, the authority should request
survey information from the applicant before determining the application. 

Prior to commencement, engineering details of the new access that will not cause harm to the
adjacent oak tree should be agreed.
It is to be hoped that the spoil deposited offsite will be in an appropriate location that does not
compromise biodiversity or geodiversity interests.

 CONSULTATIONS

PPS07
CP.10
DC.01
DC.12

Sustainable Development in Rural Areas
Natural Environment
Protection of Amenity
Trees and Landscape

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 HOCKHAM P C -  No Comments Received 
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Planning Permission RECOMMENDATION

None received.

 REPRESENTATIONS

* The application is referred to the Planning Committee as it is a major application.
* The proposal would lead to the creation of a valuable wildlife habitat and enhance biodiversity
within the District which is supported by Policy CP10 of the Core Strategy.
* In visual terms, the proposal would lead to significant new planting of both trees and hedging
which is entirely consistent with this countryside location.  The large pond would be well screened
from public view by the aforementioned planting and, as such, it is considered to not compromise
the character and appearance of the countryside.  It should be stressed that no buildings are
proposed on the site and a planning condition would be attached to any subsequent planning
consent so as to remove permitted development rights relating to new buildings.  The associated
driveways will be surfaced in a material which is sympathetic to the countryside.
* In terms of neighbouring amenity, the proposal is a significant distance from any residential
properties and, as such, would cause no harm in amenity terms.
* There is a mature tree adjacent to the proposed site access and, as such, it is necessary to
agree an engineering solution which does not compromise the wellbeing of the tree.  The
requisite drawing is being prepared by the agent and this will be secured through a planning
condition.
* The Highway Authority has confirmed that it has no objection subject to planning conditions.
* There is no objection in principle from the Environment Agency.
* In conclusion, the proposal is considered to be acceptable in planning terms and is, therefore,
recommended for approval.

 ASSESSMENT NOTES

CONTAMINATED LAND OFFICER    

Having spoken with the applicant's agent I am informed the proposed gardens and pond are
sought for personal use only.  A new vehicle access is sought and I understand this is to provide
access for maintenance vehicles.  Having inspected the site I am satisfied that the access will
benefit from adequate visibility splays.  The applicant should note however that to provide the
access will require the culverting / bridging of a private ditch and that he will need to speak with
the Environment Agency to confirm the necessary specifications.  Given that access to the site is
reliant on crossing the ditch I would expect the access to be constructed prior to any works
beginning on-site.
Recommend conditions and informative 

No objection

NORFOLK WILDLIFE TRUST -  No Comments Received 
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3007
3046
3300
3304
3920
3920
3920
3413
3920
3998
3996
4000
3994
3994

Full Permission Time Limit (3 years)
In accordance with submitted plans
No P.D. for fences, walls etc
No P.D. rights for extensions, sheds, etc
Engineering details for access
Details of access/crossing over ditch
Gates etc to open inwards
Indicated landscaping to be implemented
No commercial use of pond
NOTE: Reasons for Approval
Note - Discharge of Conditions
Variation of approved plans
Licence Environment Agency
INF 2 Highways

 CONDITIONS
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ROUDHAM/LARLING
AND BRIDGHAM
Camp Farm

Paul Rackham Limited
c/o Agent 

Cunnane Town Planning LLP
67 Strathmore Road Teddington

Change of use of buildings 1, 3, 8 and 15 for commercial storage purposes 

Change of Use

3PL/2011/0851/CU

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

Roudham Road 

 RECOMMENDATION : REFUSAL 

Planning history
Farm diversification
Re-use of rural buildings
Sustainability
Highway safety
Residential amenity
Impact upon the character and appearance of the locality

 KEY ISSUES

The application seeks full planning permission for the change of use of four agricultural storage
buildings (units 1, 3, 8 and 15) into commercial premises (storage or distribution Use Class B8).

The buildings which are the subject of this application form part of a larger group of buildings
(totalling 15 buildings) collectively known as Camp Farm.  The site occupies a rural location which
is accessed via Roudham Road to the north.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Chris Raine

No

 EIA REQUIRED

No Allocation
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Previous permissions for agricultural buildings from mid 1990's.
3PL/2006/0048 - Change of use of buildings to B8 (storage only) -  Withdrawn 10/3/2006
3PL/2006/1484 - Change of use of buildings 1, 3, 5, 6, 8 and 9 from agricultural to commercial
storage - Refused - Dismissed on appeal 10/1/2007
3PL/2006/1485 - Change of use of building 10 from agricultural use to hemp processing plant -
Refused Allowed on appeal 10/1/2007
3PL/2007/0139 - Change of use of building 10 from agricultural use to hemp processing plant -
Approved 31/5/2007
3PL/2007/0992 - Office extension - Approved - 16/8/2007
3TL/2010/0010 - Extension of time limit for hemp plant - approved 12/5/2010

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

PPS01
PPS04
PPS07
DC.01
DC.07
DC.20
DC.21

Delivering Sustainable Development
Planning for Sustainable Economic Growth
Sustainable Development in Rural Areas
Protection of Amenity
Employment Development Outside of General Employment Area
Conversion of buildings in the countryside
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:

ROUDHAM & LARLING P C -   
Objection.
My Council objects in the strongest possible terms to this application on the following grounds.
1. History. This site has a long and confusing planning history, which will be well known to
Breckland Council. Some points are, though, worthy of special attention.
1.1. The buildings were originally granted Planning Permissions in 1998 and 2001, as part of the
farm. Buildings 1 & 8 had a specific condition that they should only be used for "storage in
association with the applicants agricultural holding". Building 15 was given permission as a cattle
shed.
1.2. 11 January 2006. When unauthorised use as storage (B8) was identified, the first application
to change to was submitted.
1.3. 13 March 2006. This application was withdrawn, and Breckland Council started enforcement
action.
1.4. 19 July 2006. Enforcement notice served, compliance date set at 1 December 2006.
1.5. 29 September (received 3 October) 2006. New application for change of use of (inter alia)
buildings 1, 3 & 8 to B8 was submitted.
1.6. 10 January 2007. Breckland issued refusal notice..
1.7. The applicant appealed this refusal, and following a Public Inquiry lasting four days (and two
inspections of the site), the Inspector dismissed the appeal on 24 December 2007. The applicant
had until 24 September 2008 to comply.
1.8. The applicant appealed to the High Court, causing a further delay in enforcement. This
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appeal was withdrawn before being heard. Enforcement recommenced, allowing 9 months from
11 February 2011 to comply.
1.9. Currently, these buildings have been used for B8 storage without planning permission for
over 6 years. It is, therefore, understandable that many locals believe that the applicant is simply
playing the system (comparisons with Dale farm are rife), and making a complete ass of the
planning regulations.
1.10. In an annex to Planning Policy Guidance Note 7, the Government commented "in
circumstances where planning authorities have reasonable cause to believe that an applicant has
attempted to abuse the system by constructing a new farm building with the benefit of permitted
development rights with the intention of early conversion to another use, it will be appropriate to
investigate the history of the building to establish whether it was ever used for the purpose for
which it was claimed to have been built". 
1.11. The Transport Report says "If buildings 5, 6 and 9 had been brought into use as permitted
..." (my underlining) the volume of traffic would have increased. This confirms that these buildings
were never used for the purpose for which they were constructed, although temporary partial use
may have taken place to give the impression that this was the case. The Council and locals also
believe that to be the case.
1.12. My Council suggests that this is clear evidence that the buildings were built with the
deliberate intention of later converting them to industrial storage.
2. Policy. All policy numbers quoted refer to the Core Strategy and Development Control Policies
Development Plan Document 2001-2026, adopted December 2009.
2.1. Policy SS 1 identifies seven types of place within Breckland, the last of which is "the
countryside."
2.1.1. It states that "Sustainability Appraisal indicates that these areas do not represent a
sustainable option for development. Minimal development predominately comprising the
diversification of rural enterprises will be accommodated in the countryside." "Minimal" is
obviously a relative term, but nobody looking at these vast sheds, casting a blot on the
surrounding countryside, would consider them to be minimalistic.
2.1.2. It goes on to state that "Some other employment uses may be accommodated in the
countryside where a rural location is necessary for the functioning of the business or it utilises a
particular attribute and is a sustainable solution to an identified need."
2.1.2.1. It stretches the imagination beyond belief to say that a rural location is necessary for the
operation of B8 storage.
2.1.2.2. There is no suggestion that any particular attribute will be utilised, except for the
particular buildings which were unnecessary at the time of their construction, and no need has
been identified other than "we've been doing this for years, in breach of planning permission."
2.2. Policy DC 7 states that: "Proposals for employment uses outside of the identified General
Employment Areas and allocated sites will only be permitted where: a. It is demonstrated that
there are no other suitable sites available on identified or allocated employment sites; b. There
are particular reasons for the development not being located on an established or allocated
employment site ..; c. The development of the site would not adversely affect the type and
volume of traffic generated."
2.2.1. There are plenty of suitable sites which are in identified General Employment Areas. The
Director of Foulger Transport Limited states that "I am satisfied that there are no suitable,
comparable B8 premises available at present or in the foreseeable future in the area," but
produces no evidence to support that.
2.2.2. This application does not fall within any of the three specific particular reasons in the
Policy.
2.3. While Policy DC 20 refers to supporting the re-use of "appropriately located and contracted
buildings in the countryside for economic purposes", it says "Development will not be permitted
where it does not take the opportunity to make a positive contribution to the appearance of the
locality." There can be no doubt that these buildings make a highly negative contribution to the
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appearance of the locality.
2.4. Policy DC 21 states that: "Proposals to diversify the range of economic activities operating on
a farm will be supported subject to the following criteria: a. The nature of the development is
complementary in kind and compatible in scale with the continuing farm enterprise; ... d. The
location, scale and form of the proposed development, in terms of both buildings and operation,
will be appropriate to its setting, the surrounding landscape and any proximate environmental
interest."
2.4.1. This is not designed to support the existing farming enterprise, but to move away from
farming altogether. This scale of loss of agricultural buildings originally thought to be necessary
for the business either indicates a poor business sense at the time of construction, or (more
likely) a deliberate plan to put up industrial buildings under the guise of agriculture. If the
applicant was not being disingenuous at the time of construction, then it is surely inevitable that a
future need will be identified for more agricultural buildings to replace these, resulting in a new
application to build further in the open countryside.
2.4.2. Given that this is open countryside, and not a General Employment Area, and that these
buildings are not for agricultural use, it follows that they should not be in the countryside, and will
be inappropriate.
2.5. Policy CP 13 states that "all new development will need to be integrated within existing or
proposed transport infrastructure."
2.5.1. The submitted Traffic Report is basically a re-hash of the one submitted with the 2006
application, and is based largely on information supplied by the applicant (the impartial nature of
which questionable) or an assumptions of what would have happened had the buildings been
used as intended, and as such are questionable. 
2.5.2. The C534 Roudham Road and the B1111 Harling Road are inadequate to serve the scale
of development proposed, by reason of their restricted width. The applicant has agreed some
highways mitigation measures with Norfolk County Council, but these were examined in detail by
the Planning Inspector and dismissed in his Appeal Decision dated 24 December 2007.
2.5.3. The section of the C534 Roudham Road beyond the industrial estate up to and past the
entrance to the site is a designated Quiet Lane. The Inspector gave his views in paragraphs 98,
99 & 100, saying inter alia "the designation as a Quiet Lane ... is nevertheless a pointer to the
character of the highway, as well as the desirable levels of traffic on that highway. ... it struck me
that Roudham Road starts to become noticeably more rural in character once past the speed limit
signs heading away from East Harling." To move the start of the Quiet Lane westwards would
"adversely affect the safety of pedestrians using the road and the amenity of nearby residents."
2.5.4. As a mitigation measure the applicant says he would agree to a condition that all buildings
are to be retained in a single unit of occupation, and that they are only for the use of FTL and
Brad Webb. There was a condition that buildings 1 & 8 should only be used for "storage in
association with the applicants agricultural holding," and the applicant paid that no regard.
2.6. Policy CP 14 states that "The diversification of existing rural enterprises and the development
of new enterprises where a rural location is either environmentally or operationally justified will be
supported, provided there are no significant detrimental environmental, landscape, conservation
or highway impacts."
2.6.1. This is not diversification of an existing rural enterprise. Rather it is the removal of
unnecessary and unjustifiable over-expansion.
2.6.2. No evidence of environmental or operational justification has been submitted, rather than
the questionable argument that, "We've been there in breach of planning permissions for several
years."
2.6.3. In any event, the Inspector in December 2007 ruled that there were significant detrimental
environmental and highway impacts. This is disputed in the Planning Statement by various "Oh
no there aren't" statements.
3. Hours of operation.
3.1. The present usage of the site ends at 6 p.m., so the Noise Assessment, even if accurate,
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BRIDGHAM P C -   

relates only to those hours.
3.2. The new application seeks permission to operate from 07.00 to 23.00, i.e. much later, and
presumably 365 days a year.
4. Problems with application.
4.1. As expected, the application makes great play on the "emerging NPPF", more correctly
referred to as the Draft National Planning Policy Framework. (The word "Draft" is missing in
paragraph 6.31, doubtless a typing error.) This is a first published draft consultation document,
and currently has no standing. It is an indication of the way the Government's thinking may be
going, but then so too was The Future of the Public Forest Estate in England, and we all know
what happened to that.
4.2. The application claims that the site has mains drainage for both foul and surface water. We
believe this is not true.
5. Present users of the buildings.
5.1. Both Foulger Transport Limited (FTL) and Brad Webb make strong pleas to be able to
remain where they are, citing all sorts of disasters which will befall their businesses should they
have to leave. These are the same assertions made to the Planning Inspector's enquiry, but
neither bothered to attend this in person, so they were largely unquestioned.
5.2. They do not assert that they were unaware that the applicant did not have planning consent
to allow them to use the space, so they took the risk when entering the buildings.

After careful consideration, The Bridgham PC strongly opposes this application. Our reasons for
considering it totally unacceptable primarily lie in the location and scale of the proposal, and out
interpretation of planning guidelines in relation to both the history of Manor/Camp Farm buildings
and the lack of suitable farm buildings for use, should these in the planning application be lost to
agriculture. As farm buildings, they are sited to advantage for the uses to which is is assumed
may have been originally intended should they be put, but when considered as a potential
300,000 pus square feet of commercial buildings, down a narrow country 'quiet' lane, off an
already congested B road (with a level crossing constricting travel in one direction, and a known
hazardous bend within East Harling at the other, unless all traffic be directed through the village
of Bridgham), their siting is extremely inappropriate to say the least.

Our first point is that this was very much covered on the last occasion there was an application
and appeal, and the points made in the planning inspectorates' report last time have not changed,
despite a government wish to diversify the use of such buildings where appropriate. We do not
intend to repeat them all here at length yet again, as we believe the reports are available to all.

As highlighted in the Reading Agricultural Consultants' report submitted, the inspector stated:
"Evidence that a building is not redundant for its present purpose is not by itseld sufficient
grounds for a proposed new use. However, in circumstances where planning authorities have
reasonable cause to believe that an applicant has attempted to abuse the system by constructing
a new farm building with the benefit of permitted development rights with the intention of early
conversion to another use, it will be appropriate to investigate the history of the building to
establish whether it was ever used for the purpose for which it was claimed to have been built"

The Principal Planning Officer at the time, Mr Paul Took, at a public meeting in Bridgham Village
Hall at the time of one of Paul Rackham Limited's previous applications, stated he would inspect
the buildings, as it was his belief that they have never been used for their original intended use.
As part of this new application, the Cunnane Town Planning - Planning Statement states that the
buildings were predominantly used for bulk storage of cattle feed. To the amount of 307,000
square feet? To the best of the knowledge of local residents, they have not been used for this
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purpose, indeed it is the local view that the majority of the buildings have never been used for
their original purpose. 

If, indeed they have never been used for agricultural purposes, it is questioned if there has ever
been any intention to use them that way. In that regard, we would further ask if it is considered
reasonable to expect 300,000 square feet of agricultural storage to be necessary for the farm it is
alleged they were constructed to support?

The appeal inspector did raise the point of 'the unacceptability of the scale of the proposals' in his
decision letter.

Secondly, the application is incorrect as it states there is mains drainage which can be access by
commercial users of the premises, when in point of fact, there is no mains drainage whatsoever
at the site. There are no details of any proposed mains drainage scheme within the application,
nor is the Bridgham PC aware of any such proposals, much less approved plans, to provide such
mains drainage in the foreseeable future.

Thirdly, the Reading Agricultural Consultants' report states: "The use of the buildings for low key
non-agriculturaluses would be entirely consistant with the relevant national and local planning
policies for farm diversification" Low key use is not a 100 metre long industrial looking building of
4886 square metres (52,00 Sq Feet). A total of 10,107 Sq Metres.

In this regard, the two letters of support are not relevat. There are available small units on the
existing nearby Roudham Industrial Estate for a tent business. The other 10 people mentioned as
employed there are in fact already employees of Foulger transport, which has it's main site, and
access to extensive other premises, nearby. Foulger transport states it has "invested £15,000 in
the project all of which it could ill afford given the economic difficulties". This is from a company
whose last filed accounts show a turnover of £13,000,000, which is up £1.9 million the previous
year (despite current 'economic difficulties') and a net profit which shows an increase on the
previous year of £120,000.

Fourthly, the traffic arguments maintaining there would be no increase in vehicular movements
over and above the current status quo experienced in current use are invalid, as that current use
is in contravention of previous planning decisions, and is therefore itself unauthorised, and thus
represents a breach of the amenity which should be enjoyed by local residents.

In summary: all these buildings at the site of this application have been built in the last 20 years
subce Paul Rackham Ltd bought the farm. They were built, as agricultural units, which were to be
used in order to justify the diversification of the buildings at Manor Farm itself which has already
taken place, and those buildings are now used for various commercial businesses. If these other
(replacement agricultural) buildings are lost to agriculture in the same way, what is to stop the
applicant, or indeed any future owner of the farmland in question, having to apply for yet more
buildings, in order to increase the agricultural productivity of the farm back up to its maximum
potential? And what is then to prevent their subsequent conversion to commercial use, the
precedent having already been set, and the local area thereby becoming less rural and more
commercial with each successive step?

The local residents are concerned that acceptance of this proposal will be one such step in a
process which by stealth, will not be complete until the entire area from the rural hamlet of
Roudham to the B1111 is completely concreted over.

Councils attitude to the development of Camp Farm remains exactly as it was in October 2006
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Objections have been received, a summary of which is as follows:
Local road network is unsuitable; the site is outside of an industrial area; would set an
undesirable precedent; hours of operation are excessive; the buildings could be dismantled if
they are no longer necessary; insufficient justification to support the change of use; highway
improvemements are not wanted; the development would cause noise and disruption; the
existing commercial uses should be moved to appropriate sites eg Snetterton; the application is
in conflict with the Planning Inspector's report on the previous application; inappropriate use in
this rural location; the proposal is in conflict with local planning policy; Manor Farm has already
had a change of use from agriculture and there are alternative industrial premises available
locally.

 REPRESENTATIONS

NORFOLK COUNTY COUNCIL - HIGHWAYS    

ENVIRONMENTAL HEALTH OFFICERS    

No objection subject to implementation of submitted mitigation measures in respect of highway
safety

No objection subject to a condition to restrict the hours of use to those in the proposal (7.00 to
23.00) which I understand reflect the current situation.  I understand that the uses proposed have
been in operation for some time; however, noise from the site has not been the subject of
complaint to this department except for an unsubstantiated complaint about noise from reversing
bleepers on site at night.  The site is over 500m from the nearest resident which means that
noise from the site is not likely to be detrimental to these residents. 

when , in response to a similar application. we said - 

We have read and give our full support to the excellent response to this application by our
colleagues on Roudham and Larling Parish Council. However, we must add that there already
exists ever increasing concern at the present traffic flow along the B1111 through East Harling,
including as it does a high incidence of HGV's. It follows that the prospect of that flow being
swollen by a significant proportion of the projected vehicle movements per hour in and out of
Camp Farm, including yet more HGV's, will heighten that concern and have a major detrimental
impact on East harling and affect the quality of the lives of its residents and those of other
parishes along its route. 

The [then] current applications, based on Mr Rackhams own assessment, may lead to an extra
96 HGV vehicle movements per day through East Harling. This is likely to lead to an intolerable
situation for our residents and other road users, and we again object in the strongest possible
terms. These applications should not be granted.

We have now read and support Roudham and Larling Parish Council's response to the current
application and, again in the strongest possible terms, we urge you not to grant it.

ENVIRONMENTAL PLANNING -  No Comments Received 
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* The application is referred to the Planning Committee as it is a major application.
* The buildings the subject of this application are part of a complex of buildings known as Camp
Farm which were granted planning permission as agricultural buildings.  These have
subsequently been used for unauthorised commercial purposes.  There have been failed
attempts to regularise these commercial uses through planning applications and appeals and the
current position is that a valid enforcement notice remains in place for the activities which are the
subject of this application.
* Breckland Core Strategy Policies DC7, DC20 and DC21 are directly relevant to this application
and the requirements of these are consistent with national planning policies PPS1, PPS4 and
PPS7.
* It is also considered relevant to pick up on the observations of the Planning Inspector on the
previous planning appeals at the site.
* Policy DC7 will only permit employment uses outside of allocated General Employment Areas
where it has been demonstrated that no other suitable sites are available on identified or
allocated sites or where there are particular reasons for not being located on such a site.
* Policy DC20 supports the sustainable re-use of appropriately located rural buildings for
economic purposes where criterion are met.  These criteria require an assessment of the impact
upon the character and appearance of the landscape, the sustainability credentials of the scheme
and highway implications.
* Policy DC21 supports farm diversification projects provided that specific criterion are met.  In
this instance, it requires the proposal to complement and be compatible in scale with continuing
farm enterprise, does not adversely affect towns and villages and the location, scale and form of
the building and operations are appropriate to the locality including any environmental interests.
* Firstly, with regard to DC7 the agent has put forward no compelling evidence to justify why the
existing unauthorised tenants of the buildings in question (Foulger Transport and Mr B Webb)
cannot operate from identified or allocated premises.  There has been no detailed assessment of
what premises are available locally and why these are not appropriate.  The Planning Inspector
who considered the previous appeals at this site (on the basis of the same occupiers) concluded
that both parties failed to demonstrate that they could not be operated from an established or
allocated site. 
* Both Policies DC20 and DC21 support in principle the re-use of the agricultural buildings in
question, however, they both stress the need to comply with a number of criterion as set out
above.  
* Given the rural nature of the site in an isolated position outside of any town or village and the
modest nature of the local highway network it is considered that the introduction of a significant
commercial storage facility within Use Class B8 which seeks to operate 16 hours a day, 7 days a
week would conflict with sustainable development principles and be inappropriate in scale with
this rural location.  The planning Inspector observed that:
"it would be important to seek to find an alternative use or uses which reflect the site's location in
open countryside some distance away from any settlement.  Whilst farm buildings need to be
constructed on the agricultural unit that they are to serve, any may need to be of a certain size in
order to fulfil their agricultural purposes, they may nevertheless be of a scale where some uses,
unrelated to agriculture, will not be consistent with their rural location."
* Significant opposition has been submitted with regard to the highway related implications of the
application.  It is evident that the Highway Authority has confirmed that it has no objection to the
application subject to conditions and a legal agreement being entered into which would secure a
number of upgrades to the local highway network and a routing agreement.  On this basis it is
considered that it may be difficult to substantiate a refusal on highway grounds.  However, it
should be noted that as part of the planning appeal for a change of use to units 1, 3, 5, 6, 8 and
9, the Planning Inspector considered that despite there being no objection from the Highway

 ASSESSMENT NOTES
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Refusal of Planning Permission

9900
9900

Failure to demonstrate use could not be on allocated site
Inappropriate scale

 RECOMMENDATION

 REASON(S) FOR REFUSAL

Authority, it was concluded that:
"the traffic generated by the grant of permission in respect of Appeal 5 would have some harmful
effect on highway safety and on the amenity of local residents.  Whilst not necessarily of
sufficient weight to justify refusal in its own right, that concern adds weight to my conclusion on
the first issue." 
* The Environmental Health Officer has assessed the proposal including the submitted noise
assessment and concluded that they have no objection subject to a condition.
* In conclusion, it is considered that the proposal is unacceptable in planning terms and is
therefore recommended for refusal.
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QUIDENHAM
Richard Johnston Ltd
Harling Road

Richard Johnston Ltd
Harling Road Snetterton

Plandescil Ltd
Connaught Road Attleborough

Erection of two proposed warehouse buildings (Units 13 and 14) 

Full

3PL/2011/0853/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 of development
Visual impact
Highway safety
Neighbour amenity

 KEY ISSUES

The application seeks full planning permission for the erection of two new warehouse buildings
(units 13 and 14) on Harling Road, Snetterton.  The buildings have pitched roofs and are to be
clad with composite cladding to match the existing buildings on site.  Both buildings would have
associated parking and turning areas and are accessed via the existing road infrastructure via
Harling Road.

The site consists of a vacant section of a larger commercial site.  The site is accessed via the
Harling Road which is to the south-west.  To the south-east and west are existing commercial
buildings, to the east and north are areas of open land.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Chris Raine

No

 EIA REQUIRED

General Employ
Area
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3PL/2006/0196 - Increase in height of storey 5 by 2.5m and recladding of all walls and roof -
Approved 22/3/2006
3PL/2006/0206 - Change of use from B8 warehouse to general industrial B2 - Approved 2/8/2006
3PL/2007/0038 - Erection of single storey workshop/store - Approved 13/3/2007

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

ENVIRONMENT AGENCY    

HEALTH & SAFETY EXECUTIVE    

CRIME PREVENTION/ARCHITECTURAL LIAISON OFFICER    

NORFOLK COUNTY COUNCIL - HIGHWAYS    

No objection subject to advisory comments. 

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

No objection subject to informatives in respect of crime prevention.

No objection subject to condition

 CONSULTATIONS

PPS01
PPS04
PPS07
DC.01
DC.06
DC.14
DC.16

Delivering Sustainable Development
Planning for Sustainable Economic Growth
Sustainable Development in Rural Areas
Protection of Amenity
General Employment Areas
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:

SNETTERTON P C -  No Comments Received 

QUIDENHAM P C -   
Quidenham Parish Council has no objections or comments to raise on any of the above planning
applications.
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Planning Permission

3007 Full Permission Time Limit (3 years)

 RECOMMENDATION

 CONDITIONS

None received.

 REPRESENTATIONS

* The application is referred to the Planning Committee as it is a major application.
* The site is a designated General Employment Area and, as such, the principle of new
warehousing is entirely consistent with this allocation in planning terms.
* In visual terms, the buildings repeat the design and external materials used on the adjacent
buildings and, as such, are appropriate to the locality.  The positioning of the buildings replicates
the general uniform arrangement of buildings within the wider site.
* In terms of highway safety, the Highway Authority has confirmed that it has no objection subject
to a planning condition.
* In terms of neighbour amenity, the buildings are sufficiently distanced from neighbours so as
not to compromise existing levels of light, outlook or privacy.  Given the commercial nature of the
use, the Environmental Health Team has suggested the imposition of planning conditions in
relation to restricting the hours of operation at the buildings.  This restriction is consistent with the
hours of operation put forward in the planning application form.
* The Contaminated Land Officer has confirmed that there is no objection to the proposal.
* Norfolk Constabulary consider the need to have further regard to crime prevention and, as such,
consider it beneficial to require that all doors, windows etc meet Loss Protection Standard
LPS1175 Level 3 as a minimum requirement.  This can be secured through a suitably worded
planning condition.
* Policy DC14 of the Core Strategy requires the development to incorporate renewable energy
technology eg solar panels.  This can be secured through a suitably worded planning condition.
* In conclusion, it is considered that the proposal is acceptable in planning terms and is,
therefore, recommended for approval.     

 ASSESSMENT NOTES

ENVIRONMENTAL HEALTH OFFICERS    

CONTAMINATED LAND OFFICER    

No objection subject to conditions in respect of hours of working

No objections

NATIONAL GRID -  No Comments Received 

GPSS -  No Comments Received 

ECONOMIC DEVELOPMENT -  No Comments Received 
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3046
3920
3920
3920
3941
3920
3804
3920
3998
3996
4000

In accordance with submitted plans
Env. Health Condition
Env. Health Condition
Cladding to match
Renewable Energy
Surface Water Drainage
Precise details of foul water disposal
Door/Window Fittings
NOTE: Reasons for Approval
Note - Discharge of Conditions
Variation of approved plans
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DEREHAM
Greenfields Road/Wheatcroft Way

Mr Robin Green
Church Farmhouse Bawburgh

Lucas Hickman Smith
21 Town Green Wymondham

Construction of 220 homes with associated landscaping and infrastructure 

Outline

3PL/2011/0898/O

N

N

Out Settlemnt Bndry

Y

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle of development
Impact upon residential amenity
Impact upon the character and appearance of the locality
Highway safety
Archaeology
Trees and ecology
Affordable housing

 KEY ISSUES

The application seeks outline planning permission for 220 dwellings and associated road
infrastructure on land at Greenfields Road/Wheatcroft Way.  The application seeks to deal with
"scale" and "access", with all other matters reserved.

The application site consists of a large parcel of agricultural land on the edge of Dereham located
between the A47 dual carriageway to the south and east of the site and residential development
to the north and west (Fern Close, Rowan Drive, Greenfields Road and Wheatcroft Way).  

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Chris Raine

No

 EIA REQUIRED

No Allocation
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No relevant site history

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

PPS01
PPS03
PPS25
CP.01
DC.01
DC.02
DC.04
DC.11
DC.12
DC.13
DC.14
DC.16

Delivering Sustainable Development
Housing
Development and Flood Risk
Housing
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Open Space
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:

DEREHAM T C -   
Councillors raised concerns about the link road from Wheatcroft Way and suggested that
consideration be given to whether it is to be a through road for all traffic, emergency vehicles only
or have some form of traffic calming measures to prevent speeding.
In the centre of the development is a big tree with a large house next to it. Councillors suggested
the house should be resited further away from the tree. The mature tree needs to be protected
and could form a central feature to a public open space.
Councillors thought that is was unclear from the submitted plans which were social houses.
Councillors were also of the opinion that the proposed play area was too isolated and needed to
be more in the centre of the development to prevent it becoming a target for vandals and drug
abusers. The play area needs to be overlooked by houses to prevent anti-social behaviour. 
Councillors recommended that roofs be south facing to allow for the installation of solar panels.
Councillors questioned why there are 220 houses proposed for this site - they had understood
there would be three developments of 200 houses each. 
Councillors would appreciate information on who is to maintain the open areas on the site.
Councillors pointed out that there are a number of small pedestrian tracks, which are not
overlooked and could become problem sites for anti-social behaviour. The tracks could be used
as escape routes down which police cars couldn't patrol, thus making the site impossible to police
properly.
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ENVIRONMENT AGENCY    

HIGHWAYS AGENCY    

NORFOLK LANDSCAPE ARCHAEOLOGY    

NORFOLK WILDLIFE TRUST    

CRIME PREVENTION/ARCHITECTURAL LIAISON OFFICER    

We have no objection to the proposed development, subject to conditions being appended to any
subsequent planning permission relating to foul and surface water drainage.
 

No objection

The archaeological desk-based assessment submitted with the planning application has identified
that there is some potential for the proposed development site to contain heritage assets with
archaeological interest. This potential is stated as being low for the prehistoric and Saxon
periods, negligible for the Roman period and medium for the medieval to post medieval period.
However, the absence of recorded heritage assets with archaeological interest (both sites and
findspots) within and around the proposed development site is likely to result from a lack of
previous archaeological investigations in this area rather than a genuine absence of potential for
these heritage assets to be present. Consequently the proposed development site represents a
large area (12.78ha) with uncertain potential to contain heritage assets with archaeological
interest (buried archaeological remains). In view of this we consider that the desk-based
assessment alone is not sufficient to enable the archaeological significance of the site and the
potential impact of the proposed development on the historic environment to be determined. An
archaeological evaluation in accordance with Planning Policy Statement 5: Planning for the
Historic Environment (2010) Policy HE6.1 should be provided. Norfolk County Council Historic
Environment Service will provide a brief for the archaeological work on request. 

We have no objection in principle to this application with regard to impacts on biodiversity. In
terms of green infrastructure, we recommend that reference is made to the Dereham Green
Infrastructure Study, ELP, 2008, which makes recommendations with reference to this area of
the town on page 56.  These recommendations refer principally to retention of Cherry Lane and
the land to the north of the lane as GI. If it is decided to allow housing as proposed in the
application on part of this area consideration should be given to enhancing the width of the cherry
Lane corridor through this part of the development.

I do not wish to formally object to the proposals at this time, however, there are real opportunities
to Design out Crime and/or the Fear of Crime and to promote Community Safety.  Therefore,
should these proposals gain approval I request that the following informative be placed upon said
approval;

The applicants should aim to Achieve Secured By Design (SBD) Award Status for the
development.  SBD is an ACPO owned initiative aimed at providing a minimum set of standards
in crime prevention for the built environment.  The scheme has a proven track record in crime
prevention and reduction.  The principles and standards of the initiative give excellent guidance
on Crime Prevention Through Environmental Design (CPTED) and also on physical security
measures. Details can be found at www.securedbydesign.com 
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NORFOLK COUNTY COUNCIL - HIGHWAYS    

ANGLIAN WATER SERVICE    

HISTORIC BUILDINGS OFFICER    

TREE & COUNTRYSIDE OFFICER    

ENVIRONMENTAL PLANNING    

Section 106
In light of the anticipated impact that a development of this nature would in any case have on
Policing, Norfolk Constabulary will be considering an application for s106 funding. 

No objection in principle.  However, there is a holding objection until such time as issues relating
to a repayment scheme associated with the travel plan and the submission of a plan relating to
amendments to an association road junction and possible introduction of MOVA traffic control
systems have been resolved.

No objection subject to conditions relating to the need to agree foul and surface water drainage
systems.

No comment.

The report by Aurum Ecology dated 01.08.11 is broadly accepted.
Reserved matters will be expected to include details to support policy CP10 "Through the
promotion of positive action and the development control process, the enhancement of
biodiversity and geodiversity will be sought. There is an expectation that development will
incorporate biodiversity or geological features where opportunities exist. Development that fails to
exploit opportunities to incorporate available biodiversity and geological features will not be
considered appropriate".

Tree T5 of Nicholas Newton's Tree Survey (TPO 2008 No.37, T7) is a key tree and must be
given a sustainable location in the final layout. Either the tree should be at the end of several
gardens away from the associated dwellings yet still visible and appreciable by the public at large
or it should be the focus of a public open space and given a protective zone of chip or bark mulch
over its entire Root Protection Area (this detail applies to the other mature trees on the periphery
as well).

This outline application proposes the erection of 220 dwellings on land between Greenfields
Road and the A47, immediately south of Dereham Windmill.  The site is currently outside of the
settlement boundary for Dereham as defined on the adopted Proposals Map, however, the site
has been identified for a positive allocation for 220 dwellings through the Site Specific Policies
and Proposals Development Plan Document. As this document has been submitted, weight can
be attributed to the proposed allocation.  However, whilst the Local Authority can consider
application for housing favourably in line with the policies set out in Paragraphs 71 and 69 of
Planning Policy Statement 3, it is unclear whether the this application has been made under
auspices of Paragraph 69 of PPS3, due to the lack of a 5 year housing land supply.  The
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application is outline stage only and The Council's 5 year land supply statement indicates that
where applications are coming forward early under the PPS3 provisions, these should be in
detail.

The Sites Specifics DPD was subject to a examination in public in July (Inspectors Report is
expected in October) and therefore the application should be considered against its conformity to
policies contained within the adopted Core Strategy, but also the emerging criteria as set out in
Policy D2 of the Site Specific Policies and Proposals document.

In terms of conformity with the principle of, and criterions a-d of Policy D2 "Land off Green Fields
Road", the application provides evidence for a vehicular link between Greenfields Road and
Wheatcroft Way.   Upon satisfactory comments from NCC Highways, this requirement can be
secured through a suitable condition.   The application contains evidence of noise attenuation
measures proposing an earth bund to the boundary of the site adjacent to the A47.  It is expected
that colleagues from Environmental Health may have further comments to make in this regard;
however, a suitable condition could be imposed to secure this element of design. 

The proposal appears to include 1.32 ha of open space provision of which Policy D2 expects.
This is to include on-site requirement of 2 LEAPS and an area for outdoor sports.   Whilst the
application proposes an equipped play area at the eastern corner of the site, a "landscape
integrated play area" is proposed on the slope up to the footbridge.   Whilst the latter may be
acceptable upon provision of further details of what constitutes a "landscape integrated play
area", it must be noted that this is outside of the NPFA standard and that Dereham has an overall
shortfall of children's play provision.   Furthermore, Policy D2 requires the provision of an area for
outdoor sports, which is not referenced within the design and access statement or indicative site
design.  In accordance with Policy DC11 of the adopted Core Strategy, proposals should provide
evidence as to lack of appropriate on-site contributions, and a commitment to providing off-site
contributions.  Neither of these has been provided within the application. 

The application is accompanied by a Flood Risk Assessment (FRA) confirming that the area in
question is located within the area at least risk of flooding.  The FRA confirms that appropriate
attenuation methods will be provided within the new drainage system to ensure that proposals do
not result in an increased risk of on-site or off-site surface water flooding.   However, the design
and access statement states that detailed negotiations are currently taking place with Anglian
Water in respect of foul sewerage solutions, and whilst a solution has been provided in the form
of pumping waste to the treatment works at Mattishall, (the agreed approach for Taylor Wimpey's
development of 200 new homes north of Norwich Road), this has not been confirmed within this
application. Therefore, I would expect to see further detail in this regard if the site is to be
considered in advance of the adoption of the Site Specific Policies and Proposals document. 

The design and access statement states that affordable homes will be provided at a rate and mix
to be agreed with Breckland Council.  If the applicant does not wish to comply with the Council's
policy, then an "open book" approach should be pursued and an independent assessor
considered. Therefore, at present, the proposal may be contrary to Policy DC4 although
confirmation of the 40% provision would remove this concern.

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

CONTAMINATED LAND OFFICER    

COMMUNITY DEVELOPMENT OFFICER    

Conclusions:
Whilst considerable weight can be attached to Policy D2, the document has yet to be adopted
and therefore is still subject to providing a statement of how the proposal meets the requirements
of Paragraph 69 of PPS3.  As this is an outline application, there are no details included other
than indicative parameter plans which raises concerns in respect of deliverability within expected
timescales.   The application should illustrate a good mix of housing to determine conformity with
Policy DC4 of the adopted Core Strategy in advance of the Site Specifics.   Furthermore,
concerns are raised in respect of open space provision detailed within DC11 and Policy D2 in
terms of outdoor sports provision, and the lack of confirmation as to the capacity at the Dereham
waste water treatment works or an alternative solution.  

Therefore, whilst the general principle of residential development is accepted in this location,
there are a number of issues that lack detail which need to be resolved. It should be reminded
that this is technically still an early application until the Site Specifics is adopted later in the year. 

The is an considerable identified need for affordable housing in Dereham of various mixes, types
and tenures. If the principle of development is established on this site then under core strategy
policy DC4 40% of the dwellings will be required to be provided as affordable housing which
equates to 88nr. Dwellings.
The strategic housing team support the outline application and the applicant's comment that the
affordable housing will be provided at a rate and mix agreed with the Council. Brief
correspondence has been received from the applicant's representatives requesting a mix of
dwelling for the site. Further discussions will be expected in formulating a mix of dwellings that
match the needs of Dereham. We would also expect discussions regarding the design and layout
of the affordable dwellings in order to ensure that clusters of affordable units are of a size of no
more than 10 and well integrated into the scheme.  All affordable units must be constructed to at
least the minimum level of the HCA design standards and be provided free from any public
subsidy.

Based on the consultants report there is the potential for contamination to be present. Therefore,
requests conditions and an informative

At this stage I would like to suggest that the developer be obligated to consider the green space
and recreation needs of those in the new development and houses already built in the area.
Consultation with the Town Council and taking into consideration any previous local consultation
on recreation needs would be important.  I think that there may be a need for some substantial
play equipment/facilities in the area and that would need further investigation/consultation.     
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A number of representations have been received.  The following is a summary of these
representations:
Loss of good farm land; concern at increased traffic flows and associated noise; pollution and
congestion; is there sufficient drainage available; should be building on brownfield sites; anti-
social behaviour from play areas; detrimental to neighbour amenity and too many dwellings for
the town. 

 REPRESENTATIONS

* The application is referred to the Planning Committee as it is a major application.
* The site is located outside of the Settlement Boundary for Dereham, however, it has been
identified for a housing allocation for 220 dwellings through the Core Strategy.  It is considered
that weight can be attributed to this.
* In terms of highway safety, the Highway Agency has confirmed that it has no objection to the
proposal in terms of its impact upon the adjacent A47.  Norfolk County Council as Highway
Authority has confirmed that it has no objection in principle, however, issues relating to a
repayment scheme associated with the travel plan, the submission of a plan relating to
amendments at an associated road junction and the possible introduction of a MOVA installation
(electronic traffic control system) need to be resolved before any permission is granted.  These
are to be dealt through requisite conditions and a legal agreement.
* In terms of open space, as "layout" does not form part of this application, it is not possible to
comment in detail on this matter.  However, the requisite legal agreement attached to any
subsequent approval would include the need to provide a sufficient amount of open space to
comply with Policy DC11.  It is evident that the adjacent windmill represents an important feature
within the locality and any subsequent layout should integrate the open space with this feature as
effectively as possible.  The application reflects this and this desire will be emphasised within the
approval through a condition.  The Environmental Planning Officer has expressed a need for the
layout to include an area for outdoor sports as it has not been referenced within the submission,
unless there are strong reasons for not doing so.  This matter is being discussed with the
applicant and the results of discussions will be reported verbally to Committee.
* 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.  A planning
condition would 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. 
* Drainage matters have been considered by the Environment Agency and Anglian Water.
Anglian Water has confirmed that foul water will be taken to Mattishall STW which at present has
available capacity.  On this basis it is acceptable to use planning conditions to secure the delivery
of an acceptable foul water drainage system.  With regard to surface water drainage, Anglian
Water has confirmed that the submitted surface water strategy is unacceptable, however, they
consider it appropriate to agree an alternative means via a suitably worded planning condition.
The Environment Agency has confirmed that it has no objection subject to conditions.
* Norfolk Landscape Archaeology has confirmed that, whilst it acknowledges the initial

 ASSESSMENT NOTES

ECONOMIC AND STRATEGY OFFICER -  No Comments Received 

STREETSCENE -  No Comments Received 

ENVIRONMENTAL HEALTH OFFICERS -  No Comments Received 
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Outline Planning Permission

3994 Conditions and legal agreement tbc

 RECOMMENDATION

 CONDITIONS

assessment of archaeology at the site, there is a need to undertake further work on this matter.
This has been requested by the Local Planning Authority and the results of discussion will be
reported verbally.
* The Housing Enabling Officer has confirmed support for the scheme with regard to affordable
housing provision.  A legal agreement will secure that this is provided.
* The Tree and Countryside Officer has assessed the submitted ecology report and accepts its
findings.  Any subsequent reserved matters application should provide for biodiversity and
geodiversity enhancements.  Norfolk Wildlife Trust has also confirmed that they have no
objection.  With regard to the impact on trees, the accompanying tree report identifies the
importance of a TPO tree.  The Tree and Countryside Officer stresses that any subsequent
reserved matters scheme must reflect this important feature.
* Norfolk Constabulary do not object to the proposal given it is in outline form with layout reserved
for consideration.  They stress the need to aim to achieve "Secured by Design" status.
* Whilst the application does not seek to deal with "layout" or "appearance" as part of this
application, an indicative layout has been submitted.  It is considered that this adequately
demonstrates that the site can accommodate 220 dwellings whilst having adequate regard for the
adjacent residential development.  
* Given the close proximity of the A47, it is necessary to assess the noise implication for the
development.  The applicant has submitted a noise survey which makes provision for mitigation
measures, namely the creation of an earth bund.  This is consistent with the approach taken on
the adjacent residential development.  
* With regard to neighbour amenity, the application does not seek to deal with "layout" or
"appearance", however, an indicative layout has been submitted.  It is considered that this
adequately demonstrates that the site could accommodate 220 dwellings without leading to any
significant overlooking, loss of outlook or light levels.  Furthermore, it is considered that a
residential development of this scale would not cause undue disturbance in terms of vehicle
movements.
* In conclusion, it is recommended that the Planning Committee give delegated authority to
approve the application subject to the resolution of the aforementioned highway and
archaeological issues.
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NARFORD
AND NARBOROUGH
Hall Farm

C R Melton & Sons
Hall Farm Narford Road

Good-Design-ing Ltd
Litton House Global Business Park Saville Road

Proposed agricultural store   

Full

3PL/2011/0907/F

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

Narford Road 

 RECOMMENDATION : APPROVAL

Erection of agricultural building in the countryside
Tree protection
Highway safety
Residential amenity

 KEY ISSUES

The application seeks full planning permission for the erection of an agricultural building that will
be used for the storage of agricultural machinery and boxes/crates used for the strawberry crops.
The proposal will provide a gross storage area of 1,317m2 and covered areas of a further
652.5m2.  The proposal has been amended resulting in the relocation of the store and associated
hardstanding to avoid a detrimental impact on existing trees.  The scheme has further been
amended to ensure an adequate visibility splay is provided.

The site forms part of an agricultural holding which farms at present 200 hectares, of which 100
hectares are farmed for strawberries.  The application site is currently rough grass land that is
located within the countryside.  The site is surrounded by open fields in all directions except to the
south-west where there are a few scattered buildings and dwellings.  To the north-east of the site
are confirmed Individual Tree Preservation Orders in a small area of woodland.  There are also a
few mature trees along the north-western boundary of the site.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: James Stone

No Allocation
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No relevant site history

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

TREE & COUNTRYSIDE OFFICER    
I can confirm that the plan 11355-04 Rev A  reflects the proposal I made and which will

 CONSULTATIONS

PPG13
PPS01
PPS07
PPS09
PPS22
SS1
CP.11
CP.14
DC.01
DC.12
DC.14
DC.16

Transport
Delivering Sustainable Development
Sustainable Development in Rural Areas
Biodiversity and Geological Conservation
Renewable Energy
Spatial Strategy
Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
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:

NARFORD P C -  No Comments Received 

NARBOROUGH P C -   
We strongly object to this application for the following reasons:
This is a very high building which with its concrete exterior surfaces covers an extremely large
area.
Its proposed use will undoubtedly increase the number of vehicular movements along Narford
Road - a road that we believe is not suitable for such an increase in use especially by large
agricultural vehicles.
The size of the structure would be an eyesore on the approach to the village from the Narford
Road direction.
We would wish to see an environmental impact survey carried out regarding the impact of such a
large complex on the immediate environment.     

No

 EIA REQUIRED
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None

 REPRESENTATIONS

ENVIRONMENT AGENCY    

RAMBLERS ASSOCIATION:  NORFOLK AREA    

NORFOLK COUNTY COUNCIL - HIGHWAYS    

NATURAL ENGLAND    

adequately safeguard the rooting areas of the trees provided standard condition 3414 is attached
to any consent. My thanks to Robert Gooding for his cooperation in this.

No objection to the proposed development, but wish to make advisory comments in respect of
surface water, storage of fuels etc., protection from contamination of waters

Thank you for notifying us of this application which might affect Narford restricted byway 2 &
Narborough restricted byway 4. From the plans we do not think that this development should
directly affect these rights of way.

No objection to amended plans subject to conditions

This application is in close proximity to River Nar SSSI, and Narborough Railway Embankment
SSSI. However, given the nature and scale of this proposal, Natural England raises no objection
to the proposal being carried out according to the terms and conditions of the application and
submitted plans on account of the impact on designated sites. 
Other bodies and individuals may be able to make comments that will help the Local Planning
Authority (LPA) to fully take account of the environmental value of this site in the decision making
process. However, we would expect the LPA to assess and consider the possible impacts
resulting from this proposal on the following when determining this application: 
Protected species 
If the LPA is aware of, or representations from other parties highlight the possible presence of a
protected or Biodiversity Action Plan (BAP) species on the site, the authority should request
survey information from the applicant before determining the application. 
Local wildlife sites 
If the proposal site is on or adjacent to a local wildlife site, e.g. Site of Nature Conservation
Importance (SNCI) or Local Nature Reserve (LNR) the authority should ensure it has sufficient
information to fully understand the impact of the proposal on the local wildlife site before it
determines the application. 
Biodiversity enhancements 
This application may provide opportunities to incorporate features into the design which are
beneficial to wildlife, such as the incorporation of roosting opportunities for bats or the installation
of bird nest boxes. The authority should consider securing measures to enhance the biodiversity
of the site from the applicant, if it is minded to grant permission for this application. 
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Planning Permission

3007
3046
3104
3561
3941
3750
3750
3414
3994
3994
3998
4000
3996

Full Permission Time Limit (3 years)
In accordance with submitted plans
External materials to be approved
Agricultural Building - holding use only
Renewable Energy
Access laid out
Visibility splay
Fencing protection for existing trees
Note re works in highway
Note re Environment Agency comments
NOTE: Reasons for Approval
Variation of approved plans
Note - Discharge of Conditions

 RECOMMENDATION

 CONDITIONS

* The proposal is referred to the Planning Committee as it is a major planning application.
* The application seeks full planning permission for the erection of a building to be used for
agricultural storage on an existing farm and, as such, is supported, in principle.  A planning
condition will require the storage building to be used in connection with the existing holding to
ensure there are no unnecessary traffic movements.  The building needs to be located on the site
to ensure the continued economic viability of the business as a site away from the farm would
significantly increase transport costs.  It should be noted that not only will the building improve
security and reduce theft from the site but will also enable the storage of strawberries from the
farm.
* The proposed building is not considered to have an overly detrimental impact on the landscape
and will be clad in green GRP profiled sheeting to be more sympathetic to the rural surroundings.
Furthermore, the building would be hidden, to some extent, by existing mature vegetation to the
north-east and north-west.
* The agricultural building would not be located in close proximity to any dwellings and, as such,
there are not considered to be any issues with regard to noise disturbance, over dominance and
loss of sunlight.
* There are trees covered by Tree Preservation Orders (TPOs) to the north-east of the site and
existing mature trees along the north-western boundary.  The applicant has amended the siting of
the proposed building and hardstanding resulting in the proposal being situated to the south and
subsequently further away from the line of mature trees.  The Tree and Countryside Officer has
no objection to the revised site layout.
* Finally, a further amendment to the proposal has ensured that an adequate visibility splay will
be provided.  The Highways Officer has no objection to the scheme.   
* The application is recommended for approval.

 ASSESSMENT NOTES
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SHIPDHAM
Dusty Meadow
Watton Road

Mrs Kathryn McCarthy
8 Fen Folgate Shipdham

Paul Took Planning
60 Neatherd Road Dereham

Temporary standing of mobile home for agricultural worker  

Full

3PL/2011/0913/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 

Functional test
Financial test
Highway safety
Impact upon amenity

 KEY ISSUES

The application seeks temporary planning permission for the siting of a mobile home to be used
for residential occupation.  The mobile home would be located on the applicant's agricultural
holding.

The application site consists of a 3 acre agricultural holding located on the south-western edge of
the village of Shipdham.  There is at present structures associated with the agricultural operation
on site eg stable block, mobile home, polytunnel.  The site is accessed via the Watton Road to
the east.  There are no residential properties immediately adjacent to the site, there are
allotments to the north.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Chris Raine

No

 EIA REQUIRED

No Allocation
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3PL/2003/1081 - Erection of timber framed portable stables - Approved 1/8/2003
3PL/2010/0246 - Mobile home - Withdrawn

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

A number of letters of support have been received.

 REPRESENTATIONS

NORFOLK COUNTY COUNCIL  - HIGHWAYS    

MS L S TURNER - WARD REP    

Concerns with regard to existing arrangement.  Revised access would be required to overcome
concerns.

Mrs McCarthy owner of the site has established a smallholding which I am assured has a DEFRA
reference number, and her business plan has been submitted as part of her application.  With the
number of animals on site, she needs to be on hand 24/7 for the birth of, care of, and ongoing
husbandry of her animals which include pigs and horses, as well as sundry other animals. As the
site is somewhat remote from other dwellings, she is also anxious about security of the site if
unattended, and she has letters of support for the siting of a mobile home from surrounding
neighbours. She would also be willing to oversee the security of the adjoining village allotments,
who have suffered theft etc. as a contribution to the community of Shipdham. In my opinion the
temporary siting of a mobile home would enable her to have enough time to establish the viability
of her projected business of selling plants, eggs etc. and would not have any adverse affect on
others, though there would need to be a condition about access and safe parking on the site. To
enable a small local business to flourish, I would ask that permission is given, on a temporary
basis.

 CONSULTATIONS

PPS01
PPS07
DC.01

Delivering Sustainable Development
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 -   
Shipdham Parish Council have the following reservations about this application: access, services,
vermin control, and the proposed size of the mobile home and the length of the temporary
permission
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Refusal of Planning Permission

9900 Failure to satisfy tests of PPS7

 RECOMMENDATION

 REASON(S) FOR REFUSAL

* The application is referred to the Planning Committee at the request of the Ward Member.
* The application seeks permission for a temporary mobile connected with an agricultural
enterprise and as such Annex A to PPS7 is directly relevant.
* This requires such an application to satisfy both financial and functional tests as well as other
typical planning requirements eg siting , access etc.
* With regard to the functional test, it is evident that the applicant lives less than one mile from
their agricultural holding and on this basis it is considered that this would afford appropriately
convenient access to the site at all necessary times.  
* With regard to the financial test, the applicant has provided a business plan which indicates that
the business will be profitable from year 1, culminating in a net profit of £24,512 by end of year 3.
Whilst acknowledging the contents of this business plan, on the basis of the officer's site
inspection there are reservations as to the ability of the agricultural holding to secure the
suggested figures.  It should also be stressed that no accounts of previous and current profits
have been submitted as part of the planning submission despite the site having been in the
applicant's ownership since 2003. 
* The mobile home is sufficiently distanced from neighbouring residents so as not to compromise
light, outlook or privacy. 
* In visual terms the site is well screened and as such the structure would not be overly prominent
in the landscape.
* The Highway Authority has confirmed that they have concerns regarding existing arrangements
and consequently a revised access would be required to address highway safety concerns.
However, such an amended access may have significant visual impacts upon the site frontage,
with the loss of existing mature screening.  
* In conclusion, the proposal is considered to be fail to comply with the functional and financial
tests referred to above and as such is recommended for refusal.

 ASSESSMENT NOTES
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LYNG
The Mallards
Farman Close

Ms S J Jarvis
The Mallards Farman Close

Woods Design
Saxon House The Street

Change of use of land to stand touring caravans  

Change of Use

3PL/2011/0953/CU

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Residential Amenity
Flood Risk

 KEY ISSUES

The application seeks permission for change of use of existing grassy land for the siting of touring
holiday caravans.  The proposal would be an extension of the existing caravan park immediately
to the east of this site.  It should be noted that the application does not seek to increase the
number of caravans on the site and only wants to expand the area available for the caravans.

The application site is currently a grassy piece of land, in the countryside, that is located directly
adjacent to an existing caravan park.  The north-eastern section of the site is located within Flood
Zones 2 and 3 whilst the site also forms part of the 'Lakes near Lyng' County Wildlife Site.  To the
north of the site is an existing lake, to the south residential development and to the east is the
existing caravan park.

 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/2006/1817 for four holiday caravans, one holiday
cabin, a caravan reception and tourism information shop and storage building.
Planning permission was approved under ref: 3PL/2001/1417 for the standing of 15 touring
holiday caravans with associated toilets, washing facilities and refuse disposal.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

PPG24
PPS01
PPS07
PPS09
PPS25
SS1
CP.10
CP.14
DC.01
DC.08
DC.12
DC.13
DC.16
DC.19

Planning and Noise
Delivering Sustainable Development
Sustainable Development in Rural Areas
Biodiversity and Geological Conservation
Development and Flood Risk
Spatial Strategy
Natural Environment
Sustainable Rural Communities
Protection of Amenity
Tourism Related Development
Trees and Landscape
Flood Risk
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:

LYNG P C -   
Lyng Parish Council properly considered the above application at a Council meeting held 14th
September 2011.

The application site has been the subject of complaint for noise and disturbance and planning
enforcement on a number of occasions throughout its history.  

The Council has concluded that the current application seeks to achieve a situation which earlier
permissions either did not or would not allow.

The following comments are made by Lyng Parish Council:
1. The Design and access statement states that the site is run as a retreat for sick or terminally ill
patrons.  The applicant's website does show that the efforts are being made to become disability
friendly.  There is however no information to support the statement made.  The Council does not
doubt that Sick or disabled patrons could or do use the site.
2. The applicant states that they were unaware that the application site did not have extant
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Letters of objection centred on the following points:
Residential amenity (inc. noise disturbance); increased traffic levels; emergency vehicle
access/safety; foul water drainage; overdevelopment; 

 REPRESENTATIONS

NORFOLK COUNTY COUNCIL  - HIGHWAYS    

TREE & COUNTRYSIDE OFFICER    

ENVIRONMENT AGENCY    

Research into the planning history identifies that the Highway Authority recommend the original
application for a touring caravan site (3PL/2001/1417) be refused on the grounds of inadequate
access.  This application was permitted by your Authority and Utopia Caravan Park currently
exists on the above site.  Having visited the site I remain concerned regarding the suitability of
the access (including lack of width and visibility) and would have concerns regarding an increase
in the number of caravans permitted to stay at this site. 

Having read the supporting information however I understand that whilst the applicant wants to
expand the physical boundaries of the site, it is his intention not to increase the number of
caravans permitted to stay on site. 

Subject to your Authority being able to condition the consent to limit the number of caravans
permitted to stay on the entire site (i.e. the red and blue land) to no more than what is currently
permitted I would not raise an objection to this application.

The nature of the site is not closely aligned with the citation for the County Wildlife Site of which it
is part. However, that is not to allow any further loss of biodiversity value through incidental
development. 

Production of an appropriate management plan detailing how the proposed use would be
integrated with the conservation aims of the site should be conditioned to any consent. 

No objection subject to advisory comments

planning permission.  This cannot be so since the subject of unauthorised use has been
investigated previously on a number of occasions.

The following objections are therefore made by Lyng Parish Council:
1. The amenity and privacy of adjacent residents will suffer because of the close proximity of
touring caravans.
2. Because the width of land between the lake and property boundaries is generally in the order
of 10 metres, the ability for manoeuvring of car and caravans will be restricted.  
3. It is unlikely that safe access to this area can be achieved by emergency vehicles due to the
width of land available.

ENVIRONMENTAL HEALTH OFFICERS -  No Comments Received 



BRECKLAND COUNCIL - PLANNING COMMITTEE - 31-10-2011

DC131_new

Planning Permission

3007
3046
3920
3554
3408
3412

Full Permission Time Limit (3 years)
In accordance with submitted plans
Limtied to 15 touring caravans only
Remove caravans during winter months
Landscaping - details and implementation
Trees/hedges to be retained

 RECOMMENDATION

 CONDITIONS

impact on landscape/natural beauty.

Letters of support centred on the following points:
Economic importance of the site to Lyng; provision of a nice social environment,  especially for
people with health issues; very little noise disturbance is created

* The application is referred to the Planning Committee at the request of the Ward Member.
* An amended plan shows a reduced site area.
* The use of the site for touring caravans would not result in overdevelopment as the application
does not seek to increase the number of caravans, only to expand the existing area designated
for their use.  The enlarged site would, therefore, be less cramped than the existing site and
would subsequently have a less intensive impact on the landscape.  A planning condition would
stipulate that the number of caravans shall be limited to 15 (the number of approved caravans in
2006).
* The Highways Officer has stated that providing there is no increase in the number of caravans
there is no objection on highway safety grounds or traffic levels.  Some neighbours have
expressed concerns regarding access for emergency vehicles but it should be noted that such
vehicles could enter the campsite from the existing access and such an issue is a building control
matter.
* The expansion of the site would result in the location of caravans in closer proximity to
residential dwellings but this is not considered to be an issue with regard to noise disturbance as
the caravans are still a form of residential use. 
* The north-eastern section of the application site is situated within Flood Zones 2 and 3 and in
normal circumstances a Flood Risk Assessment would be required.  However, the Environment
Agency has explained that the majority of the existing caravan site is situated within Flood Zone 3
and so the expansion of the site, into an area which is mainly in Flood Zone 1 (apart from the
North-eastern corner), would be beneficial with regard to flood risk safety because some of the
caravans would be moved into areas at less risk from flooding and therefore to a sequentially
preferable site.  Any approval would also include a condition requesting the production and
implementation of a flood response plan.
* The site is located at the south-western corner of a County Wildlife Site but the Tree and
Countryside Officer has no objection to the proposal providing the applicant provides and
implements a management plan.
* Environmental Health comments will be provided verbally at Committee.
* The application is recommended for approval.

 ASSESSMENT NOTES
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3040
3860
3547
3522
3920
3994
3998
4000
3996

Temporary permission to 31/5/2023
Emergency evacuation
Lighting Pollution
No generators/air handling plant without consent
Conservation management plan
Notes: Environment Agency
NOTE: Reasons for Approval
Variation of approved plans
Note - Discharge of Conditions
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SWAFFHAM
Sandringham Way

Breckland Council
Elizabeth House Walpole Loke

Daniel Connal Partnership
The Glasshouse Kings Lane

Provision of pair of semi- detatched two storey dwellings to area of vacant land
between 44 and 46 Sandringham Way

Outline

3PL/2011/0958/O

N

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle  
Design, layout and siting
Landscaping 
Impact on amenity  
Highway safety

 KEY ISSUES

The proposal seeks outline planning permission including access, appearance, landscaping and
layout to construct a pair of semi-detached two storey dwellings on Council owned land at
Sandringham Way in the town of Swaffham.  Access is proposed from Sandringham Way.
Parking for two vehicles for each dwelling is provided to the front of the site.  Proposed materials
are bricks and clay pantiles to match existing dwellings on Sandringham Way.  The proposal
includes removal of an existing scrub hawthorn hedge to the east of the site.  Close-boarded
fencing is proposed between each dwelling.  Pedestrian access is proposed to be retained to the
rear of 42 and 48 Sandringham Way.  A bin storage area is provided for each dwelling. Level
access and door openings would be compliant with Part M of the Buildings Regulations.  The
application is accompanied by a Design and Access Statement, an Arboricultural Tree Survey
Report and Arboricultural Impact Study and Ecological Assessment.  The proposed site plan has
been amended to provide two parking spaces per dwelling following advice from Norfolk County
Highways. 

 DESCRIPTION OF DEVELOPMENT
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The application site comprises land within the Settlement Boundary of the town of Swaffham.  The
site is currently laid to grass and is located between 44 and 46 Sandringham Way, Swaffham.
The site is enclosed by close-boarded fencing to the west and east with established trees to the
south and south-east of the site.  There is a bungalow to the west with adjacent flat roofed car
port addition and the garden areas of a bungalow and two storey dwellings lie to the east of the
site.  

 SITE AND LOCATION

3PL/2005/1623/O - Erection of two dwellings - Approved 21st November 2005

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

TREE & COUNTRYSIDE OFFICER    

NORFOLK COUNTY COUNCIL - HIGHWAYS    

No comment

I am now in receipt of a revised plan, drawing number NBS5559:SWS:04 Rev B, and am satisfied
that the revised parking arrangements are acceptable.  Should your Authority be minded to
support the application I recommend a condition requiring the parking to be laid out in

 CONSULTATIONS

PPG13
PPS01
PPS03
DC.01
DC.02
DC.11
DC.12
DC.16

Transport
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:

SWAFFHAM TOWN COUNCIL -   
No Objection

No

 EIA REQUIRED
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None

 REPRESENTATIONS

* The application is referred to the Planning Committee as the applicant is Breckland Council.
Principle  
* The site is within the Settlement Boundary of the town of Swaffham and therefore the proposal
is in general accordance with Core Strategy Policy DC2 Principles of New Housing. In addition,
outline planning permission has previously been granted for two dwellings on this site under
planning reference 3PL/2005/1623/O.  
* Core Strategy Policy DC11 states that all new development is expected to provide a contribution
towards outdoor playing space equivalent to 2.4 hectares per 1000 population. In normal
circumstances 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 to date 

Design, Layout and Siting 
* The proposed dwellings would be positioned centrally within the site and follow a similar building
line to the adjacent dwellings to the west. Adequate amenity space for each dwelling would be
provided. The dwellings are well designed and would be in keeping with existing built form.
Materials are proposed to match existing dwellings in Sandringham Way.  Provision is made for a
bin storage area for each dwelling.  
* In summary, it is considered that with respect to design, layout, siting and appearance the
proposal is acceptable.   
 
Trees and Landscape
* It is proposed that the existing scrub hawthorn hedge to the east of the site would be removed.
The site is currently laid to grass, however some levelling would be required to the south east of
the site. 
* The Tree and Countryside Officer has been consulted on the proposal and has made no
comment.  

Protection of Amenity
* There is sufficient separation distance between the proposed dwellings and existing dwellings to
the west and east. The side boundaries of the site are currently enclosed by close-boarded
fencing of approximately 1.5 m in height. * * There is one small first floor window within each side
facing elevation which would serve a landing.  In addition, the nearest neighbouring property to
the west is a bungalow with adjoining flat roofed carport in close proximity to the boundary and to
the east the nearest dwellings are sited a significant distance from the common boundary with

 ASSESSMENT NOTES

CONTAMINATED LAND OFFICER    

accordance with the amended plan and retained thereafter.

No objections
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Outline Planning Permission

3005
3058
3060
3046
3920
3920
3106
3998
4000
3996
3995
3920

Outline Time Limit (3 years)
Standard Outline Condition
Standard outline landscaping condition
In accordance with submitted plans
Highways - on site parking
Levels
External materials and samples to be approved
NOTE: Reasons for Approval
Variation of approved plans
Note - Discharge of Conditions
Recreational Contribution
No additional windows first floor level

 RECOMMENDATION

 CONDITIONS

their rear gardens separating them from the proposed dwellings.  
* In summary, it is considered that, if permitted, the proposed dwellings would not have a
significant impact on existing residential amenity by way of significant overshadowing,
overlooking or loss of privacy.  
* A condition may be attached to any consent granted to prevent any further windows or other
opening being inserted at first floor level or above in the west and east flank elevations of the
proposed development.  
   
Highways
* County Highways commented on the originally submitted plans which included one parking
space per dwelling advising that PPG13 requires two spaces per unit and that it was considered
that the lack of on-site parking would result in additional on-street parking. Amended plans have
been received providing two spaces per unit and County Highways have raised no objection to
the revised proposal subject to a condition that the proposed on-site car parking shall be laid out
in accordance with the approved plan and retained thereafter available for that specific use. 
* The application is recommended for approval subject to conditions.




