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SWAFFHAM
Land East of Brandon Road

Ben Bailey Homes
c/o agent 

DPP
West One 63-67 Bromham Road

Erection of 335 residential units together with assoc. access, car parking, open
space & landscape provision

Full

3PL/2011/0868/F

N

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 RECOMMENDATION : APPROVAL

Policy
Development viability
Layout/design
Transport

 KEY ISSUES

* A development of 335 dwellings is proposed, together with access roads and open space. The
mix of dwellings would comprise 89 x 2 bed houses, 161 x 3 bed houses, 70 x 4 bed houses, 2 x
1 bed flats, 9 x 2 bed flats, 2 x wheelchair flats and 2 x wheelchair bungalows. The proposed
dwellings would predominantly be of two storeys.  Twenty per cent of the development would be
provided as affordable housing (67 dwellings). The development layout incorporates several areas
of public open space totalling just under 2 hectares.  A new roundabout is proposed on Brandon
Road to provide access to the development, and new pedestrian links would be provided to join
existing footways.
*  The application is supported by various technical reports including a Planning Statement,
Design & Access Statement, Flood Risk Assessment, Transport Assessment, Travel Plan,
Statement of Community Involvement, Arboricultural Impact Assessment, Habitat Survey, Reptile
Survey and Contaminated Land Investigation.
*  Amendments to the proposed development have been made during the course of the
application relating to detailed design and layout matters.
*  A draft Section 106 agreement is being prepared that would include obligations relating to
affordable housing, public open space, and financial contributions towards library services and
public transport.

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Nick Moys

No Allocation
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The site is located on the southern edge of Swaffham and to the east of Brandon Road. It is
surrounded by open land. The site is broadly rectangular in shape and extends to around 10.5
hectares. The site was previously used for commercial purposes, including the Redland tile
factory. The site has been cleared and is presently unused.  Open land immediately to the north
of the application site is allocated for housing development in the recently adopted Site Specifics
DPD (Policy SW1).

 SITE AND LOCATION

Planning permission was granted for residential development in July 2009. This hybrid consent
gave full permission for 143 dwellings and outline permission for the balance to provide a total of
400 dwellings on the whole site.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

ENVIRONMENT AGENCY
We have no objection to the proposed development; subject to the conditions being appended to
any permission relating to surface water and foul drainage, and contamination. 

 CONSULTATIONS

PPG13
PPS03
DC.01
DC.02
DC.04
DC.11
DC.12
DC.14
DC.16

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

The following National Planning Guidance, the adopted Breckland Core Strategy and
Development Control Policies, and the adopted Site Specific Policies and Proposals Document
including the Proposals Map have been taken into consideration in the determination of this
application.

SWAFFHAM TOWN COUNCIL -
No Objection

No
 EIA REQUIRED
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HEALTH & SAFETY EXECUTIVE

NATURAL ENGLAND

CRIME PREVENTION/ARCHITECTURAL LIAISON OFFICER

NORFOLK COUNTY COUNCIL HIGHWAYS

ENVIRONMENTAL PLANNING

No objection on safety grounds.

This application is in close proximity to the Breckland Forest SSSI and Breckland SPA. However,
as the proposal is in accordance with Core Strategy Policy CP10, 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. 

The ecological survey submitted with this application has not identified that there will be any
significant impacts on statutorily protected sites, species or on priority Biodiversity Action Plan
(BAP) habitats as a result of this proposal. We note, however, that further survey work may be
required for bats if any mature/semi-mature trees will be affected, and that results of the full
reptile survey will be submitted. 

I do wish to formally object to the proposals at this time as I am discouraged to see within the
Design and Access Statement, although there is reference to Crime Prevention and/or
Community Safety principles, this does not seem to be as comprehensive as it could be. The
Design and Access Statement refers to Crime Reduction Measures that all spaces will be
overlooked by habitable rooms. These should be regularly occupied rooms; many of the house
types have blank gable ends (types C & D) which will mean there is no surveillance apart from
bedrooms (which is limited).  Also parking courts are being proposed which are historically a
crime generator, but this can be negated with effective planning.
There are real opportunities to Design out Crime and/or the Fear of Crime and to promote
Community Safety.  I would encourage the Developer early consultation with myself to assist in
Designing out Crime Opportunities.  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. 

Thank you for consulting the Highway Authority on the above application.  All the supporting
information including the latest drawings of off-site highway works has been considered.
Negotiations with the developer have resulted in an acceptable mitigation package being agreed
that includes a new roundabout access to the site and footway/cycleway provision with a crossing
of Brandon road to link up to the footways to the north. The site will have a Travel Plan to reduce
the reliance of residents to use the car. It is acknowledged that there are viability issues with this
site and for that reason a Travel Plan bond will not be required. However a contribution of
£65,000 towards improvements to local bus services will be made and will need to be secured by
S106 agreement before planning permission is granted. The Highway Authority recommends no
objection subject to the bus services contribution being secured by S106 agreement and the
conditions relating to the construction of roads and footways, off-site highway improvements and
implementation of the Travel Plan.

No objection to principle of residential development.  However, there are objections to detail on
the following grounds:
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ENABLING OFFICER

CONTAMINATED LAND OFFICER

NORFOLK LANDSCAPE ARCHAEOLOGY

1. Proposal is contrary to Policy DC4 due to a lack of precision on Affordable Housing - final
amount likely to affect other commitments in terms of viability. 
2. Proposal is contrary to DC11 as there is no provision for outdoor sport area.
3. Over provision of car parking.
4. Greater clarification and certainty required regarding the following: sustainability credentials,
cycle parking, pedestrian/cycling links, community integration and local bus services.

The application for 335 residential units off Brandon Road, Swaffham is within the development
boundary of the Town and therefore would be expected to provide 40% of the dwellings as
affordable housing as per Core Strategy Polciy DC4. There is a considerable identified need for
affordable housing in Swaffham and this site being well located to local facilities would provide
134 units towards meeting this need. 

The proposed mix of housing on the site is deemed to not match the demand in the area. The
application indicates there being only 2no. single person accommodation units across the whole
site. There is a high demand for this type of accommodation in Swaffham and when formulating
the affordable housing mix of units we have asked that this type of accommodation is increased.

I refer to the above planning application.  Our records indicate that there are levels of
contamination on site which either need further quantification or mediation including a backfilled
pit. Therefore we recommend applying the following conditions and informative relating to site
investigation/remediation.

An archaeological evaluation carried out at the proposed development site during 2005 and 2006
identified heritage assets with archaeological interest (buried archaeological remains) of Iron Age
and Roman date at the eastern end of the site. There is a high potential that further heritage
assets are likely to be present at the site and the significance of these will be affected by the
proposed development. Our recommendations remain the same for the 2007 application at this
site. If planning permission is granted, we therefore ask that this be subject to a condition for a
programme of archaeological work.

RAMBLERS ASSOCIATION:  NORFOLK AREA -  No Comments Received 

NORFOLK WILDLIFE TRUST -  No Comments Received 

ECONOMIC AND STRATEGY OFFICER -  No Comments Received 

TREE & COUNTRYSIDE OFFICER -  No Comments Received 
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None

 REPRESENTATIONS

* This proposal is referred to Planning Committee as a major application.

Principle of development
* The application site is considered to be suitable in principle for housing development. The site
falls within the Settlement Boundary for Swaffham, and has the benefit of planning permission for
residential development. Land adjacent to the site to the north has been allocated for housing
through the Site Specifics DPD.

Planning policy
* Assessment of the application has taken into account relevant national and local planning
policy.
* At the national level, PPS3 'Housing' promotes the development of land for housing in suitable
and sustainable locations provided that a high standard of design is achieved. The government
has also issued guidance to local authorities encouraging a degree of flexibility to be applied to
the application of policy requirements to ensure that development can proceed in the current
economic climate.
* At the local policy level, it is considered that the proposal would accord with  Core Strategy
Policies DC1 (Amenity), DC11 (Open space), DC12 (Trees and Landscape) and DC16 (Design).
However, the proposals would not comply fully with the requirements of Policies DC4 (Affordable
housing) and DC14 (Renewable energy). Discussions are on-going in relation to housing mix in
relation to Policy DC2 (Housing), 

Development viability
* The proposed development would provide 20% affordable housing. The applicant contends that
due to current market conditions, the provision of 40% affordable housing, in line with Policy DC4,
would render the scheme unviable. A full viability appraisal has been submitted to substantiate
this contention. Independent advice has been sought from the District Valuer, who has confirmed
that a policy compliant scheme with 40% affordable housing would not be viable. The District
Valuer has recommended that the applicant's offer of 20% affordable housing provision is
accepted on the basis of current viability.
* Having regard to the advice received in relation to development viability, taking into account
national guidance on planning obligations and bearing in mind the current shortfalls in housing
land supply in the District, it is recommended that the proposal for 20% affordable housing
provision is accepted. In line with normal practice for larger developments such as this, it is
recommended that the 20% contribution is subject to a review mechanism to enable viability to be
re-assessed during later phases. This would enable contributions to be adjusted if market
conditions improved significantly. 
* The applicant has also requested a relaxation of Policy DC14 on viability grounds. Whilst the
affordable housing would be constructed to Code Level 3, it is proposed that the open market
housing is built without the requirement for 10% of energy requirements to be met by on-site
renewables. Taking into account viability considerations and other sustainable features of the
development (including transport measures and green infrastructure/SUDs), it is considered that
a relaxation of policy would be justified in this instance. 

 ASSESSMENT NOTES

STREETSCENE -  No Comments Received 
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Impact on surrounding area
* Careful consideration has been given to the likely impact of the development on the character
and appearance of the area. Development of the site for housing would be consistent with the
residential character of the area and offers environmental benefits compared with previous
industrial uses. Although the site is somewhat detached from the main built up area of the town, it
is not considered the development would intrude significantly into the wider rural setting of the
town.
* The overall form of development proposed responds well to the local context. Existing
hedgerows and trees would be retained to help integrate the scheme into the landscape. A lower
density of housing is proposed around the edges of the development, with a more fragmented
layout, to soften the visual impact of the development. For the same reason, houses facing
Brandon Road would be set back behind landscaped buffer zones. The overall density of
development (32DPH) would be reflect the character of the area, and would be compatible both
with the existing development and that envisaged on the allocated housing land immediately to
the north.
* It is not considered that the proposed development would be likely to have any siginificant
effects on local ecological interests, including the Breckland SPA and Breckland Forest SSSI
which lie to the south. Existing on-site features such as established hedgerows and trees would
be retained. The proposed development offers an opportunity to enhance biodiversity, particularly
through the creation and management of new green spaces and new ponds. It is recommended
that a scheme of biodiversity enhancements is secured by planning condition.
* It is not considered that the proposal would have any significant effects on local residential
amenity. The site is sufficiently divorced from existing dwellings to avoid any direct visual impacts,
including overlooking and overshadowing. Existing vegetation and the public footpath on the
northern boundary would provide a green buffer between the proposed development and the
allocated land adjacent. Additional traffic movements would have some impact, but given the
level of existing traffic movements on Brandon Road and taking into account the levels of
commercial traffic associated with previous uses, it is not considered this would affect local
amenity significantly. Construction activities could be controlled by planning condition to avoid
harmful impacts from noise and dust.
* Concerns have been raised about the impact of the development on air quality in Swaffham
town centre due to increased vehicle emissions. Financial contributions are sought towards
monitoring and mitigation measures. No such contribution has been offered by the applicant.
However, taking account of all relevant factors, it is not considered that refusal of permission
would be justified due to the absence of such a contribution. In coming to this view, weight has
been given to the fact that the site has the benefit of an existing permission for a larger
development, is subject to viability constraints and is not expected to significantly increase traffic
in the town centre. The CIL Regulations require all planning obligation contributions sought to be
necessary to make a development acceptable, directly related to it, and fairly and reasonably
related in scale and kind. 

Design
* The proposed layout and design of the development reflects widely accepted urban design
principles and is considered to be well conceived. The scheme has been designed to create a
series of clearly defined streets and spaces, with a perimeter block structure providing legibility,
visual continuity and well overlooked public spaces. The proposed layout includes a number of
distinct character areas, each with different spatial qualities, providing variety and helping to
create a sense of place. Landscaped green spaces are integral to the layout, creating focal points
and enhancing the appearance of the scheme, as well as providing opportunities for recreation
and biodiversity. Proposed house designs would be broadly traditional in form, with external
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Planning Permission

3920 See report

 RECOMMENDATION

 CONDITIONS

materials reflecting local building patterns. Various detailed design revisions have been made
following discussions, including on key corner buildings, adding visual interest to gabled
elevations and enhancing levels of casual surveillance. Parking has generally been handled well
in design terms with most spaces located away from the principal street frontages. Within mews
areas, hard and soft landscaping has been used to fully integrate parking into the overall street
design.

Transport
* It is considered that the proposed development would be acceptable in transport and traffic
terms. The local road network has sufficient capacity to accommodate the level of traffic likely to
be generated. A new roundabout junction is proposed on Brandon Road, together with a new
footway and pedestrian crossing to link with existing footways on Brandon Road. Subject to these
improvements, it is considered that safe access to the development would be achieved. The
Highway Authority has raised no objection to the application on this basis.
* Notwithstanding the relatively peripheral location of the site, the development would have good
pedestrian links to the town. The submitted Travel Plan proposes various measures to reduce
dependance on private car use, the implementation of which would be secured by condition. It is
proposed to provide a financial contribution towards local public transport services through the
Section 106 agreement.
* The principal internal access roads would be designed to NCC standards. The proposed layout
includes a good level of permeability to encourage walking and cycling, together with links to an
existing public footpath to the north. Parking provision would be in line with current standards,
with an average of 2.2 spaces per dwelling overall. Additional visitor parking would be provided in
roadside lay-bys to discourage casual on-street parking.

Conclusion
* The principle of residential development is considered to be acceptable. The layout and design
of the proposed scheme are well considered and appropriate to the location. Matters of essential
infrastructure, including access and drainage have been properly addressed. Bearing in mind
development viability considerations and the desirability of bring forward housing development at
this time, it is considered that a relaxation of normal policy requirements in relation to affordable
housing and renewable energy can be justified in this instance.
* It is recommended that planning permission is granted subject to conditions and a Section 106
agreement. Recommended conditions would include external materials, hard/soft landscaping,
tree protection, biodiversity enhancements, archaeology, contamination, drainage, construction
management, access road construction, off-site highway improvements, parking and
implementation of the Travel Plan. The proposed Section 106 agreement would include
obligations relating to affordable housing (including a review mechanism for later phases), public
open space provision and contributions towards library services and public transport.
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ROUDHAM/LARLING
Caravan 1 & 2
Roudham Farm

W O & P O Jolly
Roudham Farm Roudham

W O & P O Jolly
Roudham Farm Roudham

2 mobile homes for seasonal workers (retrospective)

Full

3PL/2011/1363/F

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

RECOMMENDATION : TEMPORARY DECIS

Principle of development
Impact upon the character and appearance of the locality
Impact upon residential amenity
Highway safety
Breckland SPA

 KEY ISSUES

The application seeks retrospective planning permission for the retention of two mobile homes to
be occupied by seasonal workers associated with the applicants' agricultural operations (May and
June).  The mobile homes are sited adjacent to agricultural buildings.

The application site consists of part of a working agricultural holding with agricultural buildings to
the north and east, a residential dwelling to the west and agricultural land to the south.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

No relevant site history

 RELEVANT SITE HISTORY

CASE OFFICER: Chris Raine

No
 EIA REQUIRED

No Allocation



BRECKLAND COUNCIL - PLANNING COMMITTEE - 12-03-2012

DC131_new

 POLICY CONSIDERATIONS

TREE & COUNTRYSIDE OFFICER

ENVIRONMENTAL HEALTH OFFICERS

NORFOLK COUNTY COUNCIL HIGHWAYS

CONTAMINATED LAND OFFICER

NATURAL ENGLAND

No objection, having regard to the comments of Natural England.

No objection subject to a condition relating to the units only being occupied by a farm worker.

The highway network surrounding the site is restricted in width, and there is a lack of available
passing provision.  It is accepted however that seasonal workers could be employed at Roudham
Farm without the on-site accommodation and in doing so this would result in daily vehicle
movements transporting the workers to and from the farm.  On the basis it could be argued
accommodating the workers on-site could help reduce vehicle movements, and that the caravans
will only be occupied for a limited period every year I consider adverse comment in this instance
would be difficult to substantiate.
If your Authority are minded to support the application I recommend the accommodation be
conditioned for the above purposes only.

No objection

No comment/objection. 

 CONSULTATIONS

PPS01
PPS07
CP.10
DC.01

Delivering Sustainable Development
Sustainable Development in Rural Areas
Natural Environment
Protection of Amenity

The following National Planning Guidance, the adopted Breckland Core Strategy and
Development Control Policies, and the adopted Site Specific Policies and Proposals Document
including the Proposals Map have been taken into consideration in the determination of this
application.

ROUDHAM & LARLING P C -
No objection
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Temporary Planning Permission

3007
3046
3920
3920
3920
3998
4000
3996

Full Permission Time Limit (3 years)
In accordance with submitted plans
Limited occupation
Removal of mobile homes 31-07-2015
Occupied months of May and June
NOTE: Reasons for Approval
Variation of approved plans
Note - Discharge of Conditions

 RECOMMENDATION

 CONDITIONS

None received.

 REPRESENTATIONS

* The application is referred to the Planning Committee as the applicant is related to the Ward
Member.
* Planning policy makes provision for residential accommodation where it is linked to agricultural
enterprises.  It is evident that the applicant runs a significant enterprise and there is a need for
seasonal workers associated with its operations.
* In visual terms, the mobile homes are sensitively sited so as to be screened by the existing farm
buildings and, as such, have no significant impact upon the character and appearance of the
countryside.
* In terms of neighbour amenity, they are only close to an existing dwelling which is under the
applicants' control and, as such, would cause no significant harm to neighbour amenity.
Furthermore, it should also be acknowledged that they will only be occupied for a short period
within the year given that they will house seasonal workers.
* The Environmental Health Officer has stated that it is necessary for the occupation of the
mobile homes to be restricted to workers associated with the agricultural holding given the close
proximity of operational farm buildings.  This is considered acceptable in planning terms.
* The Highway Authority has confirmed that it has no objection to the proposal.
* The site abuts a part of the Breckland SPA which does not provide a habitat for stone curlews
and therefore the Town & Countryside Officer does not object to the proposal.  However, it is
within 400m of the Breckland Forest SSSI component of the SPA and given the period for
occupation (May to June) is within the peak nesting period for birds it would be desirable for the
applicant to confirm that the occupants of the mobiles would not be permitted to keep pets.
Natural England has confirmed that it has no objection to the proposal with regard to the stone
curlew.
* In conclusion, the proposal is considered to be acceptable in planning terms and is, therefore,
recommended for approval.

 ASSESSMENT NOTES
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HARLING
Barkers Buildings
West Harling Road

H L Hutchinson Ltd
West Harling Road East Harling

Steve Dunn
Hadleigh House High Street

Extension to Agro-Chemical storage facility

Full

3PL/2011/1375/F

N

Adjacent Grade 2

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
Impact upon the character and appearance of the countryside
Neighbour amenity
Highway safety

 KEY ISSUES

The application seeks full planning permission for the erection of an extension to an existing agro-
chemical storage facility.  The extension includes a pitched roof arrangement and would involve
profiled steel cladding to the exterior.  The application also proposes an enlarged concrete
hardstanding to the front of the premises and landscape screening to the south-western and
south-eastern boundaries.

The application site consists of a roughly rectangular shaped parcel of land which contains two
buildings, a two storey traditional farm building adjacent to the site access onto West Harling
Road to the north-west which is used as a office building and a large pitched roof agro-chemical
storage premises.  To the north-east is a residential dwelling and some storage/agricultural
buildings.  To the south-east and south-west is open agricultural land.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

3PL/2007/2010/CU - Use of former agricultural buildings for storage - Permission  13/02/2008

 RELEVANT SITE HISTORY

CASE OFFICER: Chris Raine

No
 EIA REQUIRED

No Allocation
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 POLICY CONSIDERATIONS

ENVIRONMENT AGENCY

ENGLISH HERITAGE

NORFOLK COUNTY COUNCIL HIGHWAYS

HISTORIC BUILDINGS OFFICER

TREE AND COUNTRYSIDE OFFICER

No objection in principle subject to an acceptable scheme of surface water being agreed which
must involve the use of percolation tests.

No objection.

No objection subject to a condition.

No comment

The boundary screening would better comprise a minimum 15m width of mixed native tree and
shrub planting without the creation of a boundary bund as an alien landscape feature. This is not

 CONSULTATIONS

PPS01
PPS04
PPS07
PPS23
DC.01
DC.07
DC.12
DC.16

Delivering Sustainable Development
Planning for Sustainable Economic Growth
Sustainable Development in Rural Areas
Planning and Pollution Control
Protection of Amenity
Employment Development Outside of General Employment Area
Trees and Landscape
Design

The following National Planning Guidance, the adopted Breckland Core Strategy and
Development Control Policies, and the adopted Site Specific Policies and Proposals Document
including the Proposals Map have been taken into consideration in the determination of this
application.

HARLING P C -
In principle, we have no objection to the extension to the existing facility.  However when viewed
from the north, the proposed bunding on the southern perimeter of the site would result in the
loss of a wide panoramic view of open farmland, backed by the forest edge.  We would wish to
see this loss addressed by the building of the bund, and its related "comprehensive landscaping
scheme" much closer to the new extension.  Furthermore, we would wish to see the buildings
finished in a green colour so that they have less visual impact on this important rural location.
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Support provided the comments of the Countryside Officer are adhered to.

 REPRESENTATIONS

* The application is referred to the Planning Committee as it is a major application.
* Policy DC7 of the Core Strategy supports the principle of extending existing commercial
premises within rural areas.  With this in mind there is no objection in principle to the proposed
scheme.
* In terms of the specific details of the scheme, an assessment is as follows:
* In visual terms, whilst the extension represents a significant increase in size, it incorporates
eaves and ridge heights which match those of the building and, coupled with its simple functional
design and external materials, is considered to represent an acceptable scheme in visual terms.
The colour of the external cladding will be agreed with the Local Planning Authority so as to
ensure an appropriate colour for this rural area.  Furthermore, the applicant also proposes
significant screening to the south-eastern and south-western boundaries to the site so as to
minimise the wider visual impact of the scheme.  This is supported in principle, however, it is
considered essential that this is provided in a form suitable to this rural location.  With this in mind
it is considered necessary to see significant suitable planting as opposed to a bund as suggested
by the applicant.  On this basis a planning condition would be used to agree a suitable scheme.
The Tree and Countryside Officer has confirmed the importance of agreeing both the colour of
the exterior of the extension and suitable boundary planting/screening
* In terms of neighbour amenity, the extension has been positioned to the south-east and south-
west of the existing building so as to be situated away from residential properties and, as such,
no significant harm would occur in terms of light, outlook or privacy.  The continued storage use
of the premises means that no nuisance to neighbours (noise, smells etc) would occur.  The

 ASSESSMENT NOTES

CONTAMINATED LAND OFFICER

ENVIRONMENTAL HEALTH OFFICERS

to deny any bund closer to the building that might be required against chemical spillage. A
detailed landscaping scheme should be a condition precedent to any consent.  The Design and
Access Statement refers to the 'agricultural' nature of the development. Most agricultural
buildings of this scale are built in impact-minimising green and this should be required of this
development also. 

No objection.

No objection.

NORFOLK RIVERS INTERNAL DRAINAGE BOARD -  No Comments Received 

HEALTH & SAFETY EXECUTIVE -  No Comments Received 

NATURAL ENGLAND -  No Comments Received 

NORFOLK WILDLIFE TRUST -  No Comments Received 



BRECKLAND COUNCIL - PLANNING COMMITTEE - 12-03-2012

DC131_new

Planning Permission

3007
3046
3740
3824
3802
3920
3920
3998
4000
3996

Full Permission Time Limit (3 years)
In accordance with submitted plans
Any highway conditions
All foul sewage to foul sewer
Precise details of surface water disposal
Precise details of materials
Landscaping scheme
NOTE: Reasons for Approval
Variation of approved plans
Note - Discharge of Conditions

 RECOMMENDATION

 CONDITIONS

applicant has suggested that the extension would allow deliveries to the site to be rationalised
and, as such, vehicle movements associated with the site would not increase.  On this basis it is
not considered that potential harm to neighbours from vehicle movements would occur.
* In terms of highway safety, the Highway Authority has confirmed that, on the basis of the
information submitted, it does not consider that vehicle movements would increase significantly
and, as such, has no objection subject to the use of a planning condition relating to the formation
of parking and turning as in the submitted plans.
* Both the Environmental Health Officer and Contaminated Land Officer have confirmed that they
have no objection to the development.
* The Environment Agency has no objection in principle, but consider it necessary to agree a
suitable scheme of surface water drainage for the development.
* In conclusion, the proposal is considered to be acceptable in planning terms and is, therefore,
recommended for approval.
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BESTHORPE
Besthorpe Filling Station
Southbound A11

Petrell Ltd
Besthorpe Filling Station Southbound A11

Plandescil Ltd
42-44 Connaught Road Attleborough

Increasing size & height of earth bund using excavated material from on-site
(partially retrospective)

Full

3PL/2011/1426/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 proposal
Amenity
Contamination

 KEY ISSUES

The application seeks full planning permission for the extension of the earth bund to the rear of an
existing petrol filling station and associated diner, the application is retrospective in part.

The application site consists of the rear section of a larger site and contains an existing earth
bund.  To the north is the remainder of the site which contains a petrol filling station and
associated diner and the vehicular access onto the A11 dual carriageway.  To the east, south and
west are open fields.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

3PL/1989/1338/F - Extension to service station building for customer service - Permission
3/10/1989
3PL/1992/0453/F - Construction of car wash shelter - Permission 29/5/1992

 RELEVANT SITE HISTORY

CASE OFFICER: Chris Raine

No
 EIA REQUIRED
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3PL/1999/0808/F - Replacement canopy to pump area and addition of storage building behind
carwash - Permission 31/8/1999
3PL/2011/0611/F - Replace filling station shop, demo and relocate car wash, 1st floor diner
extension, forecourt improvements and new slip lane - Permission 11/8/2011
3DC/2011/0185/DOC - Discharge of conditions on pp 3PL/2011/0611 
3PL/2011/1373/A - Internally and externally (neon) illuminated post mounted sign - Permission
6/2/2012

 POLICY CONSIDERATIONS

ENVIRONMENT AGENCY

HIGHWAYS AGENCY

NATURAL ENGLAND

TREE & COUNTRYSIDE OFFICER

CONTAMINATED LAND OFFICER

ENVIRONMENTAL HEALTH OFFICERS

Conditions required in relation to contamination.

No objection.

No objection.

No objection.

No objection subject to conditions relating to contamination.

 CONSULTATIONS

PPS01
PPS07
CP.09
DC.01

Delivering Sustainable Development
Sustainable Development in Rural Areas
Pollution and Waste
Protection of Amenity

The following National Planning Guidance, the adopted Breckland Core Strategy and
Development Control Policies, and the adopted Site Specific Policies and Proposals Document
including the Proposals Map have been taken into consideration in the determination of this
application.

BESTHORPE P C -
The Council has no objection to this application.
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Planning Permission

3007
3046
3920
3920
3920
3998
4000
3996

Full Permission Time Limit (3 years)
In accordance with submitted plans
Environment Agency condition re contamination
Environment Agency condition re verification
Environment Agency condition re unexpected contamination
NOTE: Reasons for Approval
Variation of approved plans
Note - Discharge of Conditions

 RECOMMENDATION

 CONDITIONS

None received.

 REPRESENTATIONS

* The application is referred to the Planning Committee as it is a major application.
* In visual terms, the application site is well-screened from wider views and with this in mind
extending the existing earth bund as proposed would have no significant harm to the wider
locality.
*  In terms of amenity, there are no immediate neighbours who would be compromised by the
proposal.
* The Highway Agency has confirmed that it has no objection to the proposal.
* The Environment Agency has confirmed the need for planning conditions in relation to land
contamination; these are considered appropriate for inclusion.
* In conclusion, the proposal is considered to be acceptable and is therefore recommended for
approval.

 ASSESSMENT NOTES

NORFOLK COUNTY COUNCIL HIGHWAYS

No objection.

No comment as it is adjacent to the A11 and therefore the Highways Agency should be
contacted.

CRIME PREVENTION/ARCHITECTURAL LIAISON OFFICER -  No Comments Received 

PRINCIPAL PLANNER MINERAL & WASTE POLICY -  No Comments Received 
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5

NECTON
Necton Garden Centre
Tuns Road

Necton Garden Centre
Tuns Road Necton

Sketcher Partnership Ltd
First House Quebec Street

Demolish garden centre premises, shop, polytunnels etc & erection of 10 houses

Outline

3PL/2012/0036/O

N

N

Part In Set Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 RECOMMENDATION : REFUSAL 

Principle

 KEY ISSUES

The proposal seeks outline planning permission with all matters reserved to establish the principle
of redevelopment of land at Necton Garden Centre for housing following demolition of the existing
garden centre building and associated buildings.  The site lies partly inside and partly outside the
Settlement Boundary of the village of Necton.  The indicative layout submitted with the application
proposes 10 No. dwellings, four of which would be affordable dwellings.  Six of the ten dwellings
would be located on land outside the Settlement Boundary.  The indicative layout provides for
retaining the existing access serving the garden centre.  A 15 m earth bank with planting is
proposed to form a buffer zone between the proposed dwellings and the A47.  The application is
submitted with a Contaminated Land Phase 1 Desk Study and Design and Access Statement.

The application site comprises land which is partly within and partly outside the Settlement
Boundary of the village of Necton.  The A47 lies to the north of the application site and the site is
currently occupied by an existing garden centre premises, shop and polytunnels and associated
buildings.  There is a single storey bungalow constructed in red brick with concrete pantiled roof
to the east of the front part of the site fronting towards St Andrews Lane and there are
predominantly detached and semi-detached bungalows opposite the site mainly of red brick and
concrete pantiled construction.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Jayne Owen

No Allocation
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Previous permission relates to the garden centre use and provision of an overspill car park

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS
I can confirm that planning application 3PL/2012/0036/O has been passed to the Developer
Services Manager at County Hall, for consideration and response by the County Councils
Development Team.

 CONSULTATIONS

PPG13
PPG24
PPS01
PPS03
SS1
CP.13
CP.14
DC.01
DC.02
DC.04
DC.11
DC.12
DC.14
DC.16
DC.18

Transport
Planning and Noise
Delivering Sustainable Development
Housing
Spatial Strategy
Accessibility
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Open Space
Trees and Landscape
Energy Efficiency
Design
Community facilities, recreation and leisure

The following National Planning Guidance, the adopted Breckland Core Strategy and
Development Control Policies, and the adopted Site Specific Policies and Proposals Document
including the Proposals Map have been taken into consideration in the determination of this
application.

NECTON P C -
No objections

No
 EIA REQUIRED
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One representation has been received welcoming the plans which would tidy up the side and
reduce vehicle movements

 REPRESENTATIONS

* The application is referred to the Planning Committee as it is a major application. 
* The application is a resubmission of an identical application which was refused by the Planning
Committee on the 28th November 2011 on the grounds that the location of housing outside the
Settlement Boundary is contrary to PPS7 and Core Strategy Policies DC2 and CP14, that it had
not been satisfactorily demonstrated to the Local Planning Authority that there would not be
unacceptable effects on the amenities of future occupants by virtue of noise and disturbance from
the adjacent trunk road contrary to the aims and objectives of PPG24 and Core Strategy Policy
DC1 and that the form of development proposed, in particular the proposed earth bund would fail
to preserve or enhance the existing character of the area and would be detrimental to the visual
amenities of the area contrary to Core Strategy Policy DC16.

Principle
* The site is only partially within the Settlement Boundary of the village of Necton with six of the

 ASSESSMENT NOTES

ENVIRONMENTAL PLANNING

ENVIRONMENTAL HEALTH OFFICERS

CONTAMINATED LAND OFFICER

HIGHWAYS AGENCY

ENVIRONMENT AGENCY

Objection on the grounds that the application is contrary to PPS3, CP14. Further consideration is
also needed in terms of CP13 and DC1.

No objection subject to conditions relating to surface water drainage and submission and
approval of a scheme devised for protecting the proposed residential development from noise
from the A47 highway.

No objections subject to conditions 

As the application is unlikely to have an adverse effect on the A47 at this location, the Highways
Agency does not intend to issue a direction and enclose a form TR110 to this effect.

No objection subject to conditions 

CRIME PREVENTION/ARCHITECTURAL LIAISON OFFICER -  No Comments Received 

PRIVATE SECTOR HOUSING -  No Comments Received 
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proposed dwellings falling outside it.  The application therefore fails to comply with Core Strategy
Policy DC2 Principles of New Housing. 
* Policy DC4 requires 40% of the total number of housing units to be provided and maintained as
affordable housing.  4 affordable dwellings are proposed and therefore the application complies
with Policy DC4.
* The location of housing outside the Settlement Boundary is contrary to the requirements set out
in criteria (a) to (f) of Core Strategy Policy CP14 which sets out the circumstances where new
residential development would be permitted in order to support village and countryside
communities.  The application fails to meet the specified criteria and therefore fails to comply with
this policy.
* Whilst Necton is designated as a Local Service Centre village within the Core Strategy it is not
allocated for growth, through the settlement hierarchy contained within Policy SS1.  The proposed
development also fails to satisfy paragraphs 69 and 71 of PPS3 in relation to land supply in this
respect. Whilst Breckland does not currently have a five year supply of deliverable land, for sites
to come forward on this basis, Paragraph 69 of PPS3 states that they should be in accordance
with the District's spatial strategy.  The application does not accord with the District's spatial
strategy as referred to above.  Extant permissions for 140 dwellings remain within the village. 
* In addition, whilst the garden centre is not classified as a key service within Core Strategy Policy
DC18 Community Facilities, Recreation and Leisure, it nonetheless contributes towards
employment, which is part of the consideration for Local Service Centre status.  The existing
business currently employs 2 full time and 2 part time staff. However, the applicants state that the
current economic climate and recent development in Dereham is having an adverse effect on
their current turnover
* The site adjoins the A47, which is designated as a key corridor of movement within Policy CP13
Accessibility.  Whilst a noise bund is incorporated within the plan, Policy DC1 Protection of
Amenity is relevant.  The application proposes residential development on land closer to the A47
than other sites within Necton and consideration to noise disturbance needs to be given. 
* Policy DC14 Energy Generation and Efficiency.  For residential developments of 10 units or
more, it is required that 10% of their energy comes from a renewable source.  No reference is
made to this within the submitted details, however, if the Council are minded to approve the
application this may be attached as a condition of consent. 
* The applicants refer to the Council's Affordable Housing on Exception Sites policy.  However,
the policy requires that all dwellings relating to exception sites are affordable and in this instance
two of the dwellings which would be located outside the Settlement Boundary would be open
market dwellings which would be contrary to criterion c of Core Strategy Policy DC5

Design, Layout and Siting 
* All matters are reserved and therefore these issues do not form part of the current application.
Indicative layout and elevation plans show 10 dwellings in a mixture of built form comprising two
storey detached dwellings and one terrace of four two storey dwellings grouped around a
centrally located access road formed off the existing garden centre access.  The indicative layout
is generally acceptable but some plots appear cramped with limited amenity space around them.
No details are provided in relation to bin storage or cycle storage.  It is also unclear from the
submitted layout whether current adopted standards can be satisfactorily met with regard to
parking provision, particularly in relation to the terraced dwellings.  However, access and layout
are reserved for future consideration should outline planning permission be granted.

Trees and Landscape
* Landscaping is a reserved matter which does not form part of the current application.  However,
the submitted Design and Access Statement states that it is proposed to retain the existing
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hedges and trees where shown and existing 1.8m and 1.2m timber panel fencing would be
retained together with new fencing proposed where indicated between proposed dwellings. It is
also stated that existing trees would be protected and preserved.

Protection of Amenity
* Impact on existing residential amenity would also be considered at the reserved matters stage,
if outline planning permission were to be granted.  However, the indicative layout satisfactorily
demonstrates that adequate separation distances could be achieved in relation to existing
neighbouring dwellings and between each proposed dwelling within the application site itself and
that subject to satisfactory detailed design, significant overlooking, overshadowing or loss of
privacy should not arise.
* The application site lies in close proximity to the A47 trunk road.  The Council's Environmental
Health Officer has raised concerns with regard to the future occupiers of the proposed dwellings
being adversely affected by road traffic noise and the potential effect of increased surface water
run off affecting the existing drainage system.  Should planning permission be granted conditions
are recommended requiring a scheme for the provision, implementation, ownership and
maintenance of the surface water drainage to be submitted in writing and agreed with the Local
Planning Authority and that prior to the commencement of development a PPG24: Planning and
Noise assessment be carried out by a competent acoustician and a scheme devised for
protecting the proposed residential development from noise from the A47 highway.  The
assessment and scheme to be submitted in writing for approval by the Local Planning Authority.
The scheme should also include protection to amenity and garden areas and should not rely on
the requirement to close windows. 
* The resubmission does not include a noise assessment.  However, the applicants state that in
addition to an earth bank a 1.8 m high noise reduction fence on top of the bank would be
provided which would be screened by planting and that all windows facing the A47 would be non
openable with ventilation being provided by passive ventilation stacks and that all windows facing
the A47 would have triple glazing to assist in noise reduction. 

Highways
* Access is reserved for future consideration should the principle of the redevelopment of this site
for housing be established through the granting of outline planning permission.  However, the
submitted Design and Access Statement states that it is intended to retain the existing access
and that, having regard to the existing use of the site, traffic generation associated with the
proposed development would be largely inconsequential.  The Highways Agency has been
consulted on the proposals and have no objection to the proposal subject to conditions relating to
the production of a Travel Plan.  The Highway Authority has requested that
amendments/additional information be submitted including that St Andrews Lane be narrowed to
a constant width, the junction radius is reduced to aid the provision of adequate visibility to the
east of the site access, which is currently deficient, and to reduce vehicle speeds turning into St
Andrews Lane.  It is also requested that a 2 m wide footpath be provided across the site frontage.
 The applicant is also advised that a development of 10 dwellings would require provision of an
adopted road in accordance with the Norfolk Residential Design Guide and that if a shared
surface road is provided, the junction with St Andrews Lane could be formed by a simple footpath
crossing.  Comment is also made that if a layout is developed with dwellings facing onto Tuns
Road, it is likely that waiting restrictions would be required to prevent on-street parking near the
junction with the A47. 

Other Matters
Surface water/foul water drainage
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Refusal of Outline Planning Permission

9900
9900
9900
9900

Outside SB
Failure to comply with PPS3
Impact on Amenity
Impact of earth bund on character of the area

 RECOMMENDATION

 REASON(S) FOR REFUSAL

* The site is not within an area at risk of flooding where it would be deemed necessary for a flood
risk assessment to be submitted and the application details state that the proposal is not within
20 m of a watercourse (e.g. river, stream or beck).  The submitted details state that the surface
water would be disposed of by soakaway.   Full details may be appropriately required by
condition, should the Council be minded to grant outline planning permission. 

*  The application is recommended for refusal on grounds of being outside the Settlement
Boundary, contrary to PPS3, impact on amenity and impact of earth bund on the character of the
area.
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WEETING
7 Pilgrims Way

Mr R Green
7 Pilgrims Way Weeting

Mr Paul Grisbrook
P Grisbrook Building Design Service 22 College Road

Demolish garage erect front single storey ext, carport & garage to side, rear
single storey ext with room in roof

Full

3PL/2012/0058/F

N

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 RECOMMENDATION : REFUSAL 

Scale, design and materials appropriate to the dwelling and street scene. 
Impact on neighbour amenity. 
Impact upon Special Protection Area and stone curlews. 

 KEY ISSUES

The application seeks permission for the demolition of the existing garage and replacement with a
carport and garage of 6.8 and 6.3 metres in depth respectively. It also includes a single storey
front extension of dimensions 8 metres deep by 5.5 metres wide to create a bedroom with en-
suite and walk in wardrobe, a single storey rear extension 7.5 metres deep and 9.4 metres wide
creating an open plan kitchen, dining and garden room and the raising of the roof and the
conversion of the roof space to create a bedroom and study/storage space. The roof height would
increase by 1.1 metres.  A dormer window is proposed in the rear roof slope of the bedroom. The
total floor space of the dwelling would increase by 125% 

The site comprises a detached single storey dwelling with garage and associated driveway with
ample garden to the front and small garden to the rear. To the North, East and West of the site
are other detached properties and to the South is Pilgrims Way which is separated by a 1 metre
high (approximately) wooden fence. 

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Rachel Clements

No Allocation
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The same application was refused in January 2012 (3PL/2011/1239/F) due to impact on SPA and
stone curlews. A similar extension has been granted permission next door, but this was prior to
the introduction of the Habitats Regulations and as such did not need to fulfil the same criteria. 

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

TREE & COUNTRYSIDE OFFICER

NORFOLK COUNTY COUNCIL HIGHWAYS

NATURAL ENGLAND

R S P B

ASSET MANAGEMENT

The evidence informing CP10 remains the best scientific evidence available and supports the
conclusion that the absence of an adverse effect upon on the Breckland SPA cannot be
established and there must therefore be a presumption against consent.

No objection

No objection, however, this should not be interpreted as a statement that there are no impacts on
the natural environment. 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. We would expect the LPA to assess possible impacts
resulting from this proposal in relation to protected species, local wildlife sites and biodiversity
enhancements.

To be reported verbally

No comments received

 CONSULTATIONS

PPS01
CP.10
DC.01
DC.16

Delivering Sustainable Development
Natural Environment
Protection of Amenity
Design

The following National Planning Guidance, the adopted Breckland Core Strategy and
Development Control Policies, and the adopted Site Specific Policies and Proposals Document
including the Proposals Map have been taken into consideration in the determination of this
application.

WEETING P C -
To be reported verbally

No
 EIA REQUIRED
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Refusal of Planning Permission

9900 Impact on stone curlews

 RECOMMENDATION

 REASON(S) FOR REFUSAL

None

 REPRESENTATIONS

* The application is referred to Planning Committee at the request of the Ward Representaitve.
* The site lies within the designated stone curlew buffer zone where an appropriate assessment
of the implications of the development on the special interest feature of the Special Protection
Area must be carried out.
* The Habitats Regulations require a competent authority to make an appropriate assessment - a
Local Planning Authority is deemed to be the "competent authority". 
* The precautionary principal is embedded within the Habitats Regulations Assessment through
the Waddenzee Ruling which requires a presumption against a development proposal unless no
reasonable scientific doubt remains as to the absence of such adverse effects. That assessment
concludes that it cannot be ascertained that an absence of adverse effect upon the stone curlew
special interest feature of the SPA can be established and there must, therefore, be a
presumption against consent.
* Proposals are assessed in the light of the following: the site's location in relation to the
Breckland SPA; the site's relationship to the existing built environment; the increase in built
footprint; any change of use or intensification of use and the nature of the proposal. 
* This site is 285 metres at the closest point from land in the Breckland Special Protection Area
supporting or capable of supporting stone curlews. Although the proposal is within an existing
built environment and is separated from the SPA by the B1106 and a belt of trees, there is no
evidence that either have mitigating effects on the influence of the built environment on stone
curlew densities. 
* The increase in the built footprint of the property is approximately 115 square metres and it is
considered that anything over 30 square metres would impact negatively on the SPA. Finally, with
an increase in built footprint of approximately 125%, the intensification of use is significant. 
* Although the overall extension is considerable and extends forward of the principle elevation, it
would not impact negatively upon the street scene. The neighbouring dwelling has a very similar
front extension.  As the properties reside together at the start of the street, it would not harm the
street visually. Equally, neighbour amenity would not be impinged in terms of outlook, privacy or
loss of light as the majority of the proposal is single storey. 
* In conclusion, the scheme is considered to be unacceptable by virtue of its impact on a Special
Protection Area and stone curlews and is, therefore, recommended for refusal. 

 ASSESSMENT NOTES




