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EAST TUDDENHAM
Magpies Yard
Traps Lane

Mr R Taylor
Brambles Chapel Lane

Mr R Taylor
Brambles Chapel Lane

Conv of existing structure to w/shop connected with use of site as place for
storage of vehicles (Retrospective)

Full

3PL/2012/0199/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
Scale and design
Amenity
Highway safety
Other issues

 KEY ISSUES

This application seeks retrospective consent to extend an existing structure on site to form a
vehicle workshop used in connection with an established vehicle storage use of the site.
The vehicle workshop is of steel construction with a covered roof and open front.

Magpies Yard lies in a rural setting towards the bottom of a private unadopted road known as
Traps Lane which in turn leads onto Church Lane which is an adopted highway.
To the north, east and south of the site lie parcels of agricultural land whilst to the north west lie
residential dwellings, the nearest being some 80 metres from the proposal site.  Dwellings are set
sporadically to the south west of the site, the nearest of these being approximately 40 metres
from the site.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Sue Bloomfield

No

 EIA REQUIRED
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3PL/1996/1334/EU - Storage/plant, redundant agricultural machinery, vehicles, reclaimed blding
material (Certificate of Lawfulness)- Permission
3PL/2003/1393/F - Erection of workshop on the site for servicing and repair of taxis - Refused

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 REPRESENTATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS    

ENVIRONMENTAL HEALTH OFFICERS    

Proposal will be detrimental to highway safety by virtue of road network serving the development
is considered to be inadequate to serve the development proposed, by reason of its poor
alignment/restricted width / lack of passing provision and in the case of the track road its poor
construction.  The proposal, if permitted, would be likely to give rise to conditions detrimental to
highway safety.

I recommend approval providing the development proceeds in line with the application details and
subject to the following conditions to alleviate environmental concerns:-
Hours of operation
No power tools to be used outside the building

 CONSULTATIONS

DC.01
DC.07
DC.16

Protection of Amenity
Employment Development Outside of General Employment Area
Design

The following policies of the adopted Breckland Core Strategy and Development Control Policies
and the adopted Site Specific Policies and Proposals Document, including the Proposals Maps,
have been taken into consideration in the determination of this application.  The provisions of the
National Planning Policy Framework have also been taken into account, where appropriate 

EAST TUDDENHAM P C -   
Dispute over land ownership of Traps Lane.  Land has been damaged, verges eroded.
Concerns raised that the site is a "creeping development", do not want an active workshop.
Why has building been erected without Planning Permission? It seems that Mr Taylor has been
told to apply due to the complaints received so this is now Retrospective "why"?
What plans are there to capture and dispose of waste (oil, petrol etc) to stop contamination of the
land, there is no hard standing, only on gravel/shingle.  Land runs down to river - potential
pollution issues.
Volume of traffic on Church Lane.
We suggest a site visit to look at this in detail and perhaps you could involve Environment Health
and Highways to address the issues raised above. 
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Letters of objection have been received raising the following issues:-
Field opposite purchased some years ago for education purposes with children;
Almost identical application to those refused in 2003 and 2004 - what has changed?  
Access inadequate;  No supporting reason given for siting of proposal;  Does workshop include
permanent hydraulic ramp?  
Should be refused on the grounds that Traps Lane is a green lane site;
Risk of contamination to the river; Land should only be used for agriculture.

A letter of support refers to the owner being a responsible person.  He has put in hardstanding
pad with cover which stops any environmental problems.  Authorised waste companies take away
waste oil.  The site provides jobs locally and the workshop is only used for vehicles owned by
applicant.

* The application is referred to the Planning Committee as recommended by the Council's legal
consultant.

Principle of development
* A Certificate of Lawful Use was issued for the site in March 1997.  This Certificate permits the
storage of plant, redundant agricultural machinery and vehicles (which included taxis) and
reclaimed building materials.  The building which is the subject of this application is used in
connection with that use.
* Planning permission was refused in 2003 for a workshop on the grounds that no reason has
been given for the siting of this proposal outside of a settlement and access to the site was
inadequate.  
* A structure was erected subsequent to the refusal notice being issued.  Initially the structure
only had two sides and a roof and was used by the mobile mechanic two to three times a week.
The findings of the enforcement team at that time were that the level of development was de-
minimus and permission was not required.
* Further works have been carried out over a period of time which have resulted in the structure
having a more permanent appearance at which point a retrospective application was requested.

Scale and design
* Core Strategy Policy DC7 allows for the expansion of existing businesses outside of the general
employment areas.
* The proposal involves a building which is industrial in appearance and lies to the back of the
site.  There is therefore a limited impact on the appearance of the area.
* The design and materials of the building are consistent with the use of the site.  It is, therefore,
considered that the scale and design of the proposal accords with Policy DC16.

Highway Safety
* It is acknowledged that the highway to the site is limited.  However, the building will not result in
a significant increase in traffic movements as it is only to be used for vehicles which already have
access to the site and the mechanic. It is considered that the concerns noted by the Highway
Authority can be addressed by appropriate conditions restricting use of the development and
making it personal to the application.

Amenity
* The applicant claims that the building is necessary for the successful operation of his business
and that the precedent of buildings has been established at the nearby builder's yard.

 ASSESSMENT NOTES
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Planning Permission

3046
3920
3920
3920
3998
4000
3996

In accordance with submitted plans
Personal permission
Hours of operation
Use of machinery etc.
NOTE: Reasons for Approval
Variation of approved plans
Note - Discharge of Conditions

 RECOMMENDATION

 CONDITIONS

* The building is located to the rear of the site and is screened from the adjacent agricultural land
and the highway by metal sheet fencing and large metal gates making the impact of the building
on the surrounding area limited.
* Power tools would be used in association with the development.  Environmental Health Officers
have suggested that permission should be conditioned to include hours of operation and no
power tools to be used outside the building.  It is considered that the imposition of these
conditions is appropriate to this case and would adequately control any amenity concerns
regarding the proposal.  The proposal would therefore accord with policy DC1.

Other issues
* Concerns have been raised in relation to the ownership and condition of the private road and
drainage.  Whilst the Authority empathises with this situation it cannot take ownership into
account when making a planning decision.  Furthermore, there is no evidence of oil being allowed
to escape into the river.   The applicant has advised that he has proper disposal containers on
site to take away waste products and that the site has been inspected by the Environmental
Health Officers who have recommended approval of the application subject to the imposition of
conditions.

Conclusion
* The site is not considered to be the operational centre for the applicant's taxi business. It is
used to store a large number of welfare vehicles (used to carry people with special needs).  None
of these are operational as they are on site for servicing or restoration.  The workshop is used as
and when required and not on a daily basis.  The Council's solicitor has drawn attention to a
conflict in evidence between the applicant and an objector as to the level and frequency of use of
the building.  Despite numerous visits by the Enforcement Officer, this conflict has not been
resolved.  An approval with specific conditions would have the advantage of giving a degree of
control of the use.
* Given the lack of environmental harm resulting from this use and the workshop and that is only
used to maintain the taxis stored on the site, it is considered that, subject to the imposition of
conditions around hours of operation, use of machinery and making the permission personal, the
proposal accords with policies DC1 and DC7.                    
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SCARNING
Bridge Court
4 Old Swaffham Road

Domino Pizza Group Ltd
1 Thornbury Milton Keynes

Richard Unwin Chartered Surveyor
10 Green Fold Abbey Hey

C/U from A1 to A5, erect new shop front & erect extract duct and air
compressors 

Full

3PL/2012/0392/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

Principle of development  
Amenity 
Design and appearance 
Highways impact 

 KEY ISSUES

The application seeks full planning permission to change the use of an existing retail unit to A5
use (Hot Food Take-Away).  A new shop front, extract duct and air compressors are also
proposed.  The shopfront would be aluminium framed and the extract duct would be painted to
match the existing brickwork.

The application site is within the Settlement Boundary and comprises an end of terrace ground
floor commercial unit that has recently been constructed and remains unoccupied.  The unit forms
part of a three storey mixed use development with four commercial units on the ground floor and
flats above.  An existing Co-op store is sited immediately to the north of the site with an area of
open space and car park beyond.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Jayne Owen

No

 EIA REQUIRED

Sites with PP 4 HSG
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3PL/2009/0310/F - Provision of 399 square metres of retail/commercial space with 14 flats above
(over 2 floors) and 16 parking spaces to rear - Approved 22nd June 2009 

3PL/2008/1304/F - Provision of 615 square metres of retail/commercial space with 14 flats above
(over 2 floors) and 14 car parking spaces to rear - Approved 23rd January 2009

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

ENVIRONMENTAL HEALTH OFFICERS    
Noise from mechanical operations not likely to cause a problem subject to compliance with Noise
Assessment Report. 
Concerns raised regarding noise from customer collections and deliveries.  Control through
conditions.
Conditions will control noise and odour impact
Approval is recommended subject to conditions. 

 CONSULTATIONS

DC.01
DC.16
DC.19

Protection of Amenity
Design
Parking Provision

The following policies of the adopted Breckland Core Strategy and Development Control Policies
and the adopted Site Specific Policies and Proposals Document, including the Proposals Maps,
have been taken into consideration in the determination of this application.  The provisions of the
National Planning Policy Framework have also been taken into account, where appropriate 

DEREHAM T C -   

SCARNING P C -   

Councillors requested that adequate litter bins are installed and the protocol be set that Domino
Pizza Group Ltd should be responsible for cleaning rubbish generated from their premises.
Councillors also asked that Environmental Health look at the extract duct and air compressors
with regard to noise and smells.

The parish council neither objects nor approves the application but raises the following concerns:

Precedence - The Council is concerned that if the application is approved for a change of use to
A5 this will set a precednet regarding future potential occupants of the units. 

Planning permission for the units was initially granted on the basis of A1 use, not for a hot food
takeaway.  The Parish Council believes that residents of the surrounding properties are therefore
entitled to believe that the use of the units will be as shops, not a fast food outlet.

The proximity of housing behind the proposed fast food outlet in terms of the noise created at
both social and unsocial hours.  This includes the noise of delivery motorcycles arriving at and
departing from the site, as well as customer vehicles arriving at and departing from the site.



BRECKLAND COUNCIL - PLANNING COMMITTEE - 03-09-2012

DC131_new

Various letters have been received raising the following issues:
Planning permission for the development was given on the basis of A1 use for the shops;  Noise
impact from air compressors and availability of ample parking attracts late night home goers from
pubs/clubs to call at the take away and eat their purchase in the car park with all attendant noise
and littering;   In addition deliveries are by mopeds which will also operate at night creating
further noise nuisance to residents, many of which are elderly;  Unsocial behaviour;  Smells;
Litter;  Potential for vermin infestation - Neighbours cat has already killed rats in the area.  The
presence of any food waste, discarded packaging and smells would only exacerbate this
problem;  Precedent for other A5 outlets;  Dereham is awash with fast food outlets and shops;
Developer gave assurance to potential purchaser that no take aways/restaurants or cafes would
ever be permitted to operate;  Anti-social behaviour

 REPRESENTATIONS

Principle of development  
* The application proposes the change of use of a currently vacant A1 retail unit to an A5 pizza
takeaway including the erection of a new shop front, extraction duct and air compressors
* The site lies within the parish of Scarning, within the Settlement Boundary of Dereham but
outside of Dereham Town Centre boundary and is not classified as either a primary or secondary
frontage.  
* It is, therefore, considered that a change of use from A1 to A5 is acceptable in principle. 
* Core Strategy Policy DC1 requires that for all new development consideration will need to be
given to the impact upon amenity.  Development will not be permitted where there are
unacceptable effects on the amenities of the area or the residential amenity of neighbouring
occupants, or future occupants of the development site.  Regard will be had to overlooking and/or
privacy loss, dominance or overshadowing, odour, noise, vibration or other forms of disturbance,
other forms of pollution (including contaminated land, light pollution or the emission of
particulates), important features or characteristics of the area; or quality of the landscape or
townscape

Amenity 
* It should be noted that when planning permission was granted in 2009 for retail/commercial
space with flats to the first and second floor, given the relationship of the units to existing
neighbouring residential properties, it was considered appropriate to restrict the ground floor retail
units to A1 uses only and to condition the hours of operation to between the hours of 8.00 am and
10.00 pm on any day in order to safeguard the amenities of the locality. 
* Following the concerns raised initially by the Environmental Health Officer the applicants

 ASSESSMENT NOTES

CRIME PREVENTION/ARCHITECTURAL LIAISON OFFICER    

NORFOLK COUNTY COUNCIL HIGHWAYS    

Control of litter and anti social behaviour through Concept Plan and licensing conditions.   No
objection. 

In light of the site's existing permitted uses and the availability of off-street parking directly
adjacent no highway objection.
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Planning Permission

3007
3046
3920
3920
3920
3920
3920

Full Permission Time Limit (3 years)
In accordance with submitted plans
Materials
Hours restriction
Delivery Hours restriction
Refrigerated vehicles restriction
Pizza deliveries by motor car not moped/motor cycle

 RECOMMENDATION

 CONDITIONS

submitted further technical information including a Noise Assessment and revisions to the height
of the extract duct aimed to minimise noise and odour concerns.  He comments that the predicted
noise from mechanical noise would not cause a problem to occupants of the flats if installed and
operated in line with the submitted Noise Assessment report.  He concludes that the proposals to
prevent noise and odour impact will minimise environmental impact.  A condition of any approval
will limit the A5 use to Dominos Pizza Group Ltd. to enable control over alternative takeaway
businesses, in the interests of amenity.   It is also recognised that a Dominos Pizza establishment
has been operated for over a year in Thetford and there have been no complaints from the
occupiers of the flats above that shop.  Based on all the information now provided, approval is
recommended subject to conditions. 

Design and appearance 
* The proposed new shop front is considered acceptable.  The proposed extraction duct would be
a large and prominent feature which would have a visual impact on the appearance of the
building on which it would be sited and be visible from the surrounding area.  Amended plans
have been submitted which aim to address concerns regarding this visual impact, however, the
original flue has also been increased in height in order to satisfy concerns raised by the
Environmental Health Officer.  On balance, given the building is neither Listed nor sited within a
Conservation Area, it is considered that a refusal based on the visual impact of the flue would, in
these circumstances, be difficult to substantiate.  Should planning permission be granted, a
condition is recommended that the precise colour with which the flue would be painted is
submitted to and agreed in writing with the Local Planning Authority. 

Highways impact 
* The Highway Authority has commented that, in light of the existing permitted uses at the site
and the availability of off-street parking directly adjacent, no highway objections are raised.

Conclusion 
* The application is acceptable in principle in planning policy terms.  With respect to amenity, in
the light of additional technical information, including a noise assessment, it is considered that
impact on the occupiers of the nearby flats by way of noise and odour can be adequately
controlled by conditions.  The design and appearance of the proposed shop front and flue is
acceptable subject to a condition requiring full details of external materials, including the precise
colour of the proposed flue.  No objections have been raised on highway safety grounds.  
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3920
3920
3920
3920
3920
3920
3920
3920
3920
3502
3998
4000
3996

Vehicle Parking Restriction/engines to be turned off
Extract flue installed in accordance with submitted plan
Flue to be isolated from building by anti-vibration mounts
EHO condition - re vent axia fans
EHO condition - filters, fans and carbon filters
EHO condition - carbon filters
EHO condition - extraction equipment
EHO condition - external air conditioning/air handling plant
Noise levels condition
A5  use personal to applicant
NOTE: Reasons for Approval
Variation of approved plans
Note - Discharge of Conditions
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WATTON
Plaswood
Griston Road

Serruys Property Company Ltd
C/o Agent 

Lanpro Services
4 St. Mary's House Duke Street

Erection of 31 residential units (18 flats & 13 houses; estate road; parking areas
& open space)

Outline

3PL/2012/0503/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 of development
Planning history
Compatibility with adjacent industrial premises (noise and disturbance)
Visual impact upon the character and appearance of the locality
Highway safety
Neighbour amenity

 KEY ISSUES

The application seeks outline planning permission for the construction of 31 dwellings consisting
of 18 flats and 13 houses with associated on-site parking provision and area of open space.
Furthermore, an earth bund with accompanying acoustic fencing is proposed to the western
boundary.  The scheme would be accessed via the adjacent Griston Road and would necessitate
the demolition of the existing commercial premises on site.  The application seeks to deal with
layout and access as part of this application with all other matters reserved.  The application
includes indicative plans of how the scheme could look.

The site is roughly rectangular in shape and contains a large pitched roof industrial unit with the
northern (front) part of the site being laid to hard surface.  The main access to the site is onto the
Griston Road which runs adjacent to the northern boundary of the site, beyond which are existing
residential dwellings.  To the east is a newly constructed residential development, to the south is
agricultural land and to the west is the WECO Engineering premises and residential properties.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Chris Raine

No Allocation
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3PL/2009/0122/F - 24 dwellings with associated works - Undetermined.
3PL/2008/0607/F - Residential development- Refused and Dismissed at Appeal.
3PL/2005/0782/F - Residential development and ancillary works- Refused. 
3PL/1989/0452/F - Factory and office extension to existing premises - Approved.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

ENVIRONMENT AGENCY    

KEN HAWKINS, RAMBLERS' ASSOCIATION    

No objection subject to conditions.

The earth bund and acoustic fence creates "canyon".  Concerned that rubbish and other
materials would be thrown over the fence onto the path.  Request further consideration to

 CONSULTATIONS

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

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

The following policies of the adopted Breckland Core Strategy and Development Control Policies
and the adopted Site Specific Policies and Proposals Document, including the Proposals Maps,
have been taken into consideration in the determination of this application.  The provisions of the
National Planning Policy Framework have also been taken into account, where appropriate 

WATTON TOWN CLERK -   
No objections to a residential development.
Comments: members wished the following issues to be dealt with:
- that the developer be asked to provide a continuous footpath along the road to the front of the
estate
- that the flats be no more than two storey high
- that the Environmental Health Pollution team monitor the site prior to development
- that the properties be further away from Weco Engineering due to the noise problem.
It is the policy of Watton Town Council that a 106 contribution be applied for on all developments
from a single build upwards   

No

 EIA REQUIRED
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MINISTRY OF DEFENCE    

NORFOLK COUNTY COUNCIL HIGHWAYS    

CONTAMINATED LAND OFFICER    

ENVIRONMENTAL HEALTH OFFICERS    

ENVIRONMENTAL HEALTH OFFICERS    

boundary.

No objection.

No objection in principle, minor revisions to the layout required.

No objection subject to conditions.

No objection subject to conditions.

My ref:  132719                 LA reference:  3PL/2012/0503

Subject: - Erection of 31 residential units (18 flats & 13 houses) 
 
Premises:  Plaswood Products Ltd, Griston Road, Watton

I have looked at the application submitted and, based on the information provided on the public
planning site at this time, I recommend approval providing the development proceeds in line with
the application details and subject to the following conditions to alleviate environmental concerns;

1. The development shall include the recommended noise mitigation measures detailed within the
submitted Environmental Noise Assessment, planning statement and design and access
statement to include the noise barrier on the western boundary of the site, layout and acoustic
glazing with ventilation as indicated in Figure 2 of the Environmental Noise Assessment to
achieve the predicted internal noise levels given in Table 6.  

   Reason for condition:-
   In the interest of the amenities of future occupants
   

2. A Section 106 Obligation/Unilateral undertaking shall be required to ensure continued
maintenance of the noise barrier (bund and fence) on the western boundary.

   Reason for condition:-
   In the interest of the amenities of future occupants

3. Prior to the commencement of any development, a scheme for the provision, implementation,
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A number of objections have been received, a summary of which is as follows:
A footpath is required along the southern side of Griston Road;  loss of industrial site;  greater
need for jobs than houses in Watton;  overlooking;  flats out of character;  detrimental to
enjoyment of properties;  fence and bund are too high;  open/green spaces will not be provided;
surface water drainage concerns;  Griston Road cannot cope with extra traffic;  need more
doctors, dentists, schools etc.;  noise from the adjacent engineering works could still be an issue
notwithstanding the proposed bund and fence;  a previous application was refused on this site
and this is not significantly different;  health and safety concerns;  vehicular access concerns;  it
would be harmful to planned extensions at the adjacent engineering works.

Letters of support for the scheme have also been received. 

 REPRESENTATIONS

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

Principle of Development
* The site is within the Settlement Boundary for Watton and, as such, the principle of residential
development is acceptable in accordance with Policy DC2 of the Breckland Core Strategy and the
NPPF.

Planning History
* A previous planning application for a residential re-development at this site was refused by
Breckland Council and subsequently dismissed by the Planning Inspector.  The key reason for

 ASSESSMENT NOTES

STREETSCENE    

ownership and maintenance of the surface water drainage shall be submitted in writing and
agreed in writing with the Local Authority. The works/scheme shall be constructed and completed
in accordance with the approved plans/specification at such time(s) as may be specified in the
approved scheme.

   Reason for condition:-
   To ensure a satisfactory method of surface water drainage.

I realise that my condition 1 above may not be required so long as there is a requirement to carry
out the development in accordance with the submitted plans.

Bin storage needs to be fully considered.

ECONOMIC AND STRATEGY OFFICER -  No Comments Received 

ASSET MANAGEMENT -  No Comments Received 
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refusal being that the lawful activities at the adjacent industrial premises (Weco Engineering) are
incompatible with the residential redevelopment of the site and the proposal could not provide
adequate mitigation measures.     

Compatibility with adjacent industrial premises (noise and disturbance)
* With the planning history in mind, the current application includes a further noise survey and
mitigation in the form of an earth bund and acoustic fence and suitable glazing and ventilation to
any subsequent new dwellings.  
* The Environmental Health Officer has assessed the proposal and concluded that there is no
objection on the basis that suitable restrictive conditions are placed upon any subsequent
permission.  These should cover the incorporation and ongoing use/maintenance of the
recommended noise mitigation measures, namely the earth bund with accompanying acoustic
fencing, appropriate ventilation and acoustic glazing.  
* This conclusion also acknowledges the ability of WECO Engineering to increase their working
hours as part of their current lawful planning use.  

Visual impact upon the character and appearance of the locality
* The application is in outline form with only layout and access to be considered at this time.
Notwithstanding this, the application includes indicative plans which highlight the scale, height
and mass of the layout sought.  It is considered that the layout proposed is consistent with the
locality and makes best use of the site given the adjacent industrial premises.  * Furthermore,
whilst the bund and accompanying acoustic fence is a significant visual feature and clearly visible
within the streetscene, it has been designed so as to be integrated into the open space area
provided and will be planted so as to represent an attractive green feature within the locality.  On
balance, it is considered that the scheme would respect the locality and the exact design of the
scheme including the bund can be adequately controlled at reserved matters stage.

Highway Safety
* In terms of highway safety, the Highway Authority has requested a number of minor revisions to
the scheme which have been incorporated into an amended plan and they have subsequently
confirmed that they have no objection subject to conditions.
* A number of residents have expressed the need to address a lack of footpath provision along
Griston Road.  It is considered that the construction of a footpath across the site frontage as
indicated on the applicant's plan is an acceptable contribution towards footpath provision along
Griston Road.

Neighbour amenity
* In terms of neighbour amenity, the layout provides sufficient separation distances to existing
neighbouring dwellings so as to safeguard adequate levels of privacy, light and outlook.  Equally,
the relationship between the proposed dwellings and the existing adjacent dwelling is acceptable
in terms of neighbour amenity ie light, outlook and privacy.

Other issues
* Given the previous use of the site, a preliminary investigation into land contamination has been
submitted.  This has been assessed by the Environment Agency and the Contaminated Land
Officer and they request the use of suitably worded conditions with regard to contamination.
* The Environment Agency and the Environmental Health Officer have also requested conditions
in relation to foul and surface water drainage.
* The applicant has agreed to provide the requisite affordable housing contribution in accordance
with the requirements of Policy DC4 of the Breckland Core Strategy and the exact terms of this
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Outline Planning Permission

TL06
A
TL06
B
3046
LS01
3944
3946
3923
3920
3920
3920
HA01
HA02
HA03
A
HA20
HA23
HA50
3920
3920
3920
3920
3998

Outline permission -time limit

Outline - time limits for implementation

In accordance with submitted plans
Landscaping scheme to be submitted - hard and soft
Contaminated Land - Desk Study/Site Investigation
Contaminated Land - Unexpected Contamination
Contaminated Land - Informative (Extensions)
Noise mitigation measures
Noise barrier
Surface water drainage scheme
Details of roads, footways etc
Works in accordance with specification
Road surfacing

Provision of visibility splays
Garages- size and retention for parked vehicles
2.0m wide footpath
EA condition - contamination
EA condition - veification report
EA condition - unexpected contamination
EA condition - penetrative methods
NOTE: Reasons for Approval

 RECOMMENDATION

 CONDITIONS

are being discussed with the Housing Enabling Officer and would be secured through a Section
106 legal agreement.
* Further contributions in relation to education, libraries and outdoor sports and the maintenance
of the on-site open space provision will be included within the Section 106 legal agreement.
* The Ramblers Association has expressed concern at the impact of the bund upon the path to
the west of the site.  Given the existing built up nature of the site it is not considered  that the
bund would cause significant additional harm to the experience of walkers using this route. 

Conclusion
* In conclusion, it is considered that the scheme provides adequate mitigation measures so as to
safeguard future residents of the scheme from the noise and disturbance created by the adjacent
engineering premises.  The scheme represents an acceptable layout within this location, with
adequate regard for neighbouring dwellings and highway safety and makes the necessary
contributions relating to noise, affordable housing, infrastructure and recreation.  For these
reasons the scheme is considered to comply with relevant planning policies and is therefore
recommended for approval.
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4000
3996

Variation of approved plans
Note - Discharge of Conditions
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CROXTON
The Valles/Woodlands
The Street

Bennett Plc
Low Green Barn Nowton

Mr Terry Harvey
48 Marine Parade Gorleston

Residential development of 11 dwellings following demolition of two existing
dwellings & outbuildings

Full

3PL/2012/0624/F

Y

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

Principle of development
Affordable housing and viability
Impact upon the character and appearance of the Conservation Area
Impact upon neighbour amenity
Highway safety
Protected species 
Archaeology
Trees
Drainage

 KEY ISSUES

The application seeks full planning permission for the erection of 11 dwellings with associated on-
site parking on land at The Street, Croxton.  The scheme would necessitate the demolition of 2
existing dwellings and associated outbuildings and garages (which are also the subject of a
separate Conservation Area consent application). The development would also include the
creation of an area of play space.

The application site consists of a rectangular shaped plot of land which contains two detached
bungalows and associated outbuildings.  The site is accessed via The Street which lies to the
west.  To the south is a residential dwelling with associated substantial grounds.  To the north and
east are neighbouring residential properties. 

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Chris Raine

No Allocation
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3PL/2004/0019 - Demolition of existing 2 single storey dwellings and associated various
outbuildings - Withdrawn
3PL/2004/0020 - Demolition of existing buildings and erection of 7 no. dwellings - Withdrawn  
3PL/2011/1020/CA - Demolition of two existing dwellings and existing outbuildings - Refused.
3PL/2011/1021/F - Residential development of 14 dwellings following demolition of 2 existing
dwellings and outbuildings - Refused 21/12/2011
3PL/2012/0625/CA - Demolition of two existing bungalows and associated outbuildings - details
included on this agenda

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

DC.01
DC.02
DC.04
DC.11
DC.12
DC.16
DC.17

Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Open Space
Trees and Landscape
Design
Historic Environment

The following policies of the adopted Breckland Core Strategy and Development Control Policies
and the adopted Site Specific Policies and Proposals Document, including the Proposals Maps,
have been taken into consideration in the determination of this application.  The provisions of the
National Planning Policy Framework have also been taken into account, where appropriate 

CROXTON P C -   
Croxton is predominantly enclosed within a conservation boundary, including the site under
application. 
The Adopted Core Strategy and Development Control Policies Document, Policy SS1 clearly
categorises Croxton "as a small rural village that has few or no local services. These settlements
are not capable of sustaining consequential growth as being completely reliant on higher order
settlements for services and facilities. The Sustainability Appraisal has identified that these
settlements do not represent a sustainable option for significant expansion."
In the past 5 years six new houses have been constructed in Croxton, there is current planning
permission for one more, and major large extensions have been carried out to a further five
properties.
Under the current plans for the Sustainable Urban Extension of Thetford almost 5,000 residences
will be constructed within the Parish of Croxton together with an additional 23 Hectares
earmarked for commercial development.
The current application is a re-submittal of an earlier application in September 2011, which was

No

 EIA REQUIRED
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refused.
The main changes between this and the previous application seem to be the reduction from 14 to
11 residences, by elimination of 2 affordable houses plus one other residence, and the addition of
a second vehicle access onto The Street.

The Parish Council considers this latest application to be unacceptable in present format for the
following reasons:
Density/Design                                                     
The development still proposes a density of over 15 residences/hectare for the site generally (not
12 as stated - refer to DVS Property Survey developable land area available). However the layout
actually places 7 of the residences on approximately half of the site which thereby increases
density in this area to around 20 residences/hectare. 
The surrounding area has a density of only 8.0 per hectare so the proposal to raise this density
by between 2-3 times is totally out of scale and context with the rest of the area and village.
The scale of the proposal presumably means that the road would be adopted by
Norfolk Highways with consequent street lighting requirement leading to light falling on the rear of
existing adjacent properties. 

The present bungalow properties have ridge elevations some 6m higher than existing adjacent
bungalows. The proposed houses will have ridge elevations around 10m higher than these
existing properties and the access road will be as high if not higher than the existing properties
fences. This is illustrated by photos 26 and 29 of the Phase 1 Desk Study Report previously
submitted. Hedging or trees used to mitigate this issue of overlooking will not remove the fact that
this issue exists, and can become a problem at any future date. 

Drainage                                                                                                                    
A survey carried out in 2008 highlighted that 69% of properties surrounding the
proposed site experience drainage problems. Anglian Water has also independently
confirmed drainage problems exist in the area surrounding the proposed site and 
also elsewhere in the village. A development of 11 dwellings would add a further  
1.7 - 2.1 million litres of foul/waste water per year to the problem area. 

Vehicle Access  
The 2 proposed accesses are North of and below the brow of a hill making these
'unsighted' with one within 25 metres of the existing Harefield Road access and the other 30
metres beyond that again. In addition there is an existing vehicle access opposite the proposed
new main plot access. 
Harefield Road caters for access to 38 residences with around 59 cars plus family and visitors
cars and service vehicles such as deliveries, postal, and bin collection trucks.
11 additional properties would add another 20 - 30 vehicles minimum accessing The Street within
20 metres of this existing volume from Harefield Road.                                       
Independent traffic surveys previously carried out (March 2010) have shown that
despite traffic calming measures already taken by Norfolk Highways Authority, vehicle speeds
average 37 - 39 mph Southbound and 38 - 43mph Northbound. The surveys were carried out at
locations on either side of the proposed new accesses. 
It should also be noted that The Street has been adopted within the Thetford Area Action Plan as
one of the Thetford Loops for use by cyclists, runners, and other community users wishing to
access Thetford Forest and surrounding area.

Non-Compliance.
1. Environmental Planning. 
Object to both Principle and Detail with respect to following:
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Policies DC4 Affordable Housing, disagrees with applicants view that compliance is 'not viable'
Policy DC11, Open Spaces is non-compliant and not justified,
Policy DC14, Energy Generation & efficiency is not complied with,
Policy DC16 Design is non-compliant due to the proposed Density being 'likely to cause harm to
the form and character of this part of Croxton',

This proposed development would create an over reliance upon the private car. On this basis the
proposal cannot be considered to represent sustainable development and would not be in
compliance with Breckland Council Adopted Policies.

The above Policies are part of the adopted Core Strategy and Development Control Policies DPD

2. Policy SS1 - Spatial Strategy & Density 

Conservation 

This plot is situated within the conservation area and the proposed development would
substantially alter and be detrimental to the existing character and south aspect of entry to
Croxton village due to the following:

It is proposed to remove an existing 20-30 foot high ivy, hawthorn and berberis hedge, which is
around 30 or more years of age. This would be replaced by 4 houses facing directly onto The
Street with vehicle access to 2 of these and stepped pedestrian access to the other 2 houses.
We do not agree with the suggestion that these would compliment the present flint 'terraced'
houses on the west side of The Street as these have linear form in east-west alignment whereas
the proposed new houses would have north-south alignment and consist of 3 detached
structures.
It is also proposed that these would only be part flint faced whereas the present houses are fully
flint faced.

This would completely alter the visual aspect of entry to the village and in no way enhance or
aesthetically add to it.
The proposed new hedging will never be higher than 1.8 metres so cannot ever replace the
existing hedge.
Many residents feel it important to retain the present village visual aspect. 

We would refer to HM Inspectors comments relating to a previous application for only 7
residences on the plot next to the application site:

""The development would also fail to preserve or enhance the character and appearance of the
Conservation Area within which it would be located, and would cause harm to the setting of the
Conservation Area. In addition, there is in my view a reasonable likelihood that the development
would cause harm to the habitat of a protected species."
        

Nevertheless, this PC is not against proposals for development within the village confines.
However any such development must be in keeping with the existing form and character of the
village, not be detrimental to habitat or environment, and be such that it will add to or enhance the
aesthetic aspects of the village and surrounding area. 

We therefore request that the Committee refuse this application for reasons of non-compliance
with Adopted Core Strategy Policies as described above, in addition to the other reasons outlined
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A number of objections have been received, a summary of which is as follows:
Drainage concerns (no mains system); detrimental to appearance of the Conservation Area;
highway safety concerns regarding the access, insufficient parking and the increase in vehicle

 REPRESENTATIONS

ENVIRONMENT AGENCY    

NORFOLK LANDSCAPE ARCHAEOLOGY    

CRIME PREVENTION/ARCHITECTURAL LIAISON OFFICER    

NORFOLK COUNTY COUNCIL HIGHWAYS    

HISTORIC BUILDINGS CONSULTANT    

TREE & COUNTRYSIDE CONSULTANT    

HOUSING ENABLING OFFICER    

CONTAMINATED LAND OFFICER    

No objection subject to conditions.

No objection subject to conditions.

No objection subject to the inclusion of an informative/note.

No objection subject to conditions.

No objection.

No objection subject to conditions.

Comments awaited.

No objection subject to conditions. 

Additional comments via Clerk to Parish Council
The proposed site is currently occupied by 2 one storey buildings fronted by an established high
hedgerow with one entrance.  The proposal of 11 buildings 7 of which are 2 storey will have a
detrimental effect on the skyline and appearance of this part of the village.  The removal of an
established hedgerow which has been there for over 40 years in favour of 4 2-storey houses and
low pieces of hedgerow is in my opinion not in keeping with a conservation area and will not
enhance or improve what is currently a very pleasant entry/exit to the village.   Moving the current
access closer to Harefield Road and introducing an additional access to plots 8 & 9 on a
narrowing piece of road approaching the brow of a hill is of great concern due to the volume and
speed of current traffic.

PRINCIPAL PLANNER MINERAL & WASTE POLICY -  No Comments Received 
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movements; overreliance on the private car;
loss of hedge to the front is unacceptable; open space is a concern; the development is too
dense/overdevelopment; drainage capacity issues;
loss of privacy and the development would result in noise and disturbance.

A letter confirming that the writer has no objection has also been received.

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

Principle of development
* The application site lies within the Settlement Boundary for Croxton and, as such, the general
principle of residential development is acceptable in accordance with Policy DC2 of the Core
Strategy.

Affordable Housing issues
* The size of the development requires affordable housing to be provided in accordance with
Policy DC4 of the Core Strategy at a rate of 40% unless it can be demonstrated that there are
specific reasons why this cannot be provided.  
* The viability of the site has been previously assessed by the District Valuer and having regard to
their conclusions that a previous scheme was not viable, it is considered that this scheme for less
dwellings continues to be unviable.  In the event that the value of the scheme increases and thus
the scheme becomes "viable" the Section 106 legal agreement will make provision for the
payment of a commuted sum to be paid to the Local Planning Authority which could be used to
provide affordable housing on an alternative site.  

Open space
* Policy DC11 of the Core Strategy requires a contribution towards recreation.  A development of
this size would normally comply with this through a financial contribution.  However, in this
instance the applicant has provided an on-site area of play which is of sufficient size and
appropriate shape to satisfy the children's play space requirement of this policy.  The outdoor
sport area requirement of the policy cannot be provided on site and, as such, would be secured
as financial contribution through the Section 106 legal agreement. 

Character and appearance of the Conservation Area 
* The site lies within the Conservation Area and, as such, the character and setting of the locality
must be safeguarded.  
* Firstly, the two existing dwellings and associated buildings are of little architectural or historic
merit and, as such, make no significant contribution to the Conservation Area in visual terms.
With this in mind their demolition would not compromise the Conservation Area.  This is also
considered with the current Conservation Area Consent application 3PL/2012/0625/CA included
on this agenda.  The Historic Buildings Consultant has no objection to the demolition works.  
* The proposed road frontage section of the scheme has the greatest impact upon the
Conservation Area.  With this in mind the scheme has been designed so as to satisfy the
requirements of the Historic Buildings Consultant who has in turn confirmed that there is no
objection to the proposal.
* Whilst the remainder of the scheme is less prominent, the layout and house types coupled with
the proposed traditional external materials are appropriate in the Conservation Area and

 ASSESSMENT NOTES
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consistent with the site frontage re-development.
* A previous application for the re-development of the site was submitted on the basis of 14 new
dwellings and was considered by the Planning Committee to be too dense and an
overdevelopment of the site. The reduction in the number of dwellings proposed is in response to
those queries and has enabled a looser arrangement of dwellings to be proposed, particularly at
the front of the site.

Neighbour amenity
* In terms of neighbour amenity, it is considered that the dwellings are sufficiently distanced from
neighbours so as to prevent any significant loss of light or outlook.  The separation distances
coupled with the position of the openings within the proposed dwellings means that significant
overlooking would be prevented.  Furthermore, the inter-relationship between all of the properties
proposed allows for adequate levels of amenity.   
  
Highway safety
* With regard to highway safety matters, there has been significant concern expressed from the
Parish Council and local residents as to the site accesses and related issues.  The Highway
Authority has confirmed that it has no objection to the proposed scheme subject to conditions.

Drainage
* Drainage concerns have been raised by a number of objectors.  The Environment Agency has
confirmed that it is satisfied that both foul and surface water drainage can be dealt with through a
planning condition.  

Trees
* The development would necessitate the removal of some trees from the site and the hedge to
the site frontage.  On the basis of the arboricultural implications assessment submitted, the Tree
and Countryside Consultant agrees with the recommendations put forward and these should be
included as planning conditions. 

Protected Species
* The protected species information submitted as part of the application has been assessed by
the Tree and Countryside Consultant who accepts the conclusions and recommendations and
suggests that these are incorporated into suitably worded conditions.

Archaeology
* Norfolk Landscape Archaeology have been consulted so as to assess the submitted
archaeological evaluation, and they have concluded that they have no objection subject to
conditions. 

Other issues
* The Environment Agency and Contaminated land officer have confirmed that conditions are
required in relation to land contamination, and the Environment Agency also requires a condition
in relation to the non-use of penetrative foundations.
* Norfolk Constabulary has requested that an informative in relation the Secured By Design
Award be included in any subsequent approval.
* Policy DC14 of the Core Strategy requires at least 10% of the energy required by a scheme to
come from on-site and/or decentralised renewable energy sources.  This will be secured via a
suitably worded planning condition. 
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3006
3920
3402
3920
3920
3920
3920
3920
3920
3740
3740
3740
3740
3920
3920
3949
3946
3920
3920
3920
3994
3923
3994
3994
3998
4000
3996

Full Permission Time Limit (3 years)
External materials as per schedule
Boundary screening to be agreed
Landscaping carry out Nov/Mar
Existing buildings demolish/remove
Archaeology investigation
No dev until archaeology report
No occupation until site/post investigation archaeology
Archaeological evaluation
Plans of roads, footways etc
No works on roads other than specified
Construct roads to binder course
Provide 1.8m wide footway
No piling etc without express consent
Disposal foul and surface water scheme
Contaminated Land - Site Investigation/Remediation
Contaminated Land - Unexpected Contamination
Tree Survey recommendations implementend
Habitat Survey to be implemented
Submit mitigation plan for lizards
NOTE Secured by Design
NOTE Contaminated Land - Informative (Extensions)
NOTE Section 106 agreement
NOTE Phase 1 Desk Study Report
NOTE: Reasons for Approval
Variation of approved plans
Note - Discharge of Conditions

 RECOMMENDATION

Conclusion  
* The site lies within the settlement boundary and as such the general principle for new residential
development is accepted.  The scheme relates adequately to its surroundings and has
appropriate regard for its status as part of the Conservation Area, would safeguard the amenities
of existing adjacent properties and has adequate regard for local highway safety.  The applicant
has also provided all necessary survey work.
* On balance the scheme is considered to be acceptable in planning terms and is therefore
recommended for approval. 
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CROXTON
The Valles/Woodlands
The Street

Bennett Plc
Low Green Barn Nowton

Mr Terry Harvey
48 Marine Parade Gorleston

Residential development of 11 dwellings following demolition of two existing
dwellings & outbuildings

Conserv.Area
Consent

3PL/2012/0625/CA

Y

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Impact upon the Conservation Area
Impact upon protected species

 KEY ISSUES

The application seeks Conservation Area Consent for the demolition of two existing bungalows
and associated outbuildings.  See also 3PL/2012/0624/F included on this agenda.

The application site consists of a rectangular shaped plot of land which contains two detached
bungalows and associated outbuildings.  The site is accessed via The Street which lies to the
west.  To the south is a residential dwelling with associated substantial grounds.  To the north and
east are neighbouring residential properties. 

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

3PL/2004/0019 - Demolition of existing 2 single storey dwellings and associated various
outbuildings - Withdrawn

 RELEVANT SITE HISTORY

CASE OFFICER: Chris Raine

No

 EIA REQUIRED

No Allocation
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3PL/2004/0020 - Demolition of existing buildings and erection of 7 no. dwellings - Withdrawn  
3PL/2011/1020/CA - Demolition of two existing dwellings and existing outbuildings - Refused.
3PL/2011/1021/F - Residential development of 14 dwellings following demolition of 2 existing
dwellings and outbuildings - Refused 21/12/2011
3PL/2012/0624/F - Residential development of 11 dwellings following demolition of two existing
dwellings and outbuildings - Included on this agenda

 POLICY CONSIDERATIONS

 CONSULTATIONS

DC.17 Historic Environment

The following policies of the adopted Breckland Core Strategy and Development Control Policies
and the adopted Site Specific Policies and Proposals Document, including the Proposals Maps,
have been taken into consideration in the determination of this application.  The provisions of the
National Planning Policy Framework have also been taken into account, where appropriate 

CROXTON P C -   
Croxton is predominantly enclosed within a conservation boundary, including the site under
application. 
The Adopted Core Strategy and Development Control Policies Document, Policy SS1 clearly
categorises Croxton "as a small rural village that has few or no local services. These settlements
are not capable of sustaining consequential growth as being completely reliant on higher order
settlements for services and facilities. The Sustainability Appraisal has identified that these
settlements do not represent a sustainable option for significant expansion."

In the past 5 years six new houses have been constructed in Croxton, there is current planning
permission for one more, and major large extensions have been carried out to a further five
properties.

Under the current plans for the Sustainable Urban Extension of Thetford almost 5,000 residences
will be constructed within the Parish of Croxton together with an additional 23 Hectares
earmarked for commercial development.

The current application is a re-submittal of an earlier application in September 2011, which was
refused.
The main changes between this and the previous application seem to be the reduction from 14 to
11 residences, by elimination of 2 affordable houses plus one other residence, and the addition of
a second vehicle access onto The Street.

The Parish Council considers this latest application to be unacceptable in present format for the
following reasons:

Density/Design                                                     
The development still proposes a density of over 15 residences/hectare for the site generally (not
12 as stated - refer to DVS Property Survey developable land area available). However the layout
actually places 7 of the residences on approximately half of the site which thereby increases
density in this area to around 20 residences/hectare. 
The surrounding area has a density of only 8.0 per hectare so the proposal to raise this density
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by between 2-3 times is totally out of scale and context with the rest of the area and village.
The scale of the proposal presumably means that the road would be adopted by
Norfolk Highways with consequent street lighting requirement leading to light falling on the rear of
existing adjacent properties. 

The present bungalow properties have ridge elevations some 6m higher than existing adjacent
bungalows. The proposed houses will have ridge elevations around 10m higher than these
existing properties and the access road will be as high if not higher than the existing properties
fences. This is illustrated by photos 26 and 29 of the Phase 1 Desk Study Report previously
submitted. Hedging or trees used to mitigate this issue of overlooking will not remove the fact that
this issue exists, and can become a problem at any future date. 

Drainage                                                                                                                         
A survey carried out in 2008 highlighted that 69% of properties surrounding the
Proposed site experience drainage problems. Anglian Water has also independently
confirmed drainage problems exist in the area surrounding the proposed site and 
also elsewhere in the village. A development of 11 dwellings would add a further  
1.7 - 2.1 million litres of foul/waste water per year to the problem area. 

Vehicle Access  
 The 2 proposed accesses are North of and below the brow of a hill making these
'unsighted' with one within 25 metres of the existing Harefield Road access and the other 30
metres beyond that again. In addition there is an existing vehicle access opposite the proposed
new main plot access. 
Harefield Road caters for access to 38 residences with around 59 cars plus family and visitors
cars and service vehicles such as deliveries, postal, and bin collection trucks.
11 additional properties would add another 20 - 30 vehicles minimum accessing The Street within
20 metres of this existing volume from Harefield Road.                                        
Independent traffic surveys previously carried out (March 2010) have shown that
despite traffic calming measures already taken by Norfolk Highways Authority, vehicle speeds
average 37 - 39 mph Southbound and 38 - 43mph Northbound. The surveys were carried out at
locations on either side of the proposed new accesses.
It should also be noted that The Street has been adopted within the Thetford Area Action Plan as
one of the Thetford Loops for use by cyclists, runners, and other community users wishing to
access Thetford Forest and surrounding area.

Non-Compliance.
1.  Environmental Planning.

Object to both Principle and Detail with respect to following:
Policies DC4 Affordable Housing, disagrees with applicants view that compliance is 'not viable'
Policy DC11, Open Spaces is non-compliant and not justified,
Policy DC14, Energy Generation & efficiency is not complied with,
Policy DC16 Design is non-compliant due to the proposed Density being 'likely to cause harm to
the form and character of this part of Croxton',

This proposed development would create an over reliance upon the private car. On this basis the
proposal cannot be considered to represent sustainable development and would not be in
compliance with Breckland Council Adopted Policies.

The above Policies are part of the adopted Core Strategy and Development Control Policies DPD
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ENVIRONMENT AGENCY    

NORFOLK LANDSCAPE ARCHAEOLOGY    

CRIME PREVENTION/ARCHITECTURAL LIAISON OFFICER    

No comment.

See 3PL/2012/0624/F

Not applicable to conservation area consent application.

2  Policy SS1 - Spatial Strategy & Density 

Conservation 
This plot is situated within the conservation area and the proposed development would
substantially alter and be detrimental to the existing character and south aspect of entry to
Croxton village due to the following:

It is proposed to remove an existing 20-30 foot high ivy, hawthorn and berberis hedge, which is
around 30 or more years of age. This would be replaced by 4 houses facing directly onto The
Street with vehicle access to 2 of these and stepped pedestrian access to the other 2 houses.
We do not agree with the suggestion that these would compliment the present flint 'terraced'
houses on the west side of The Street as these have linear form in east-west alignment whereas
the proposed new houses would have north-south alignment and consist of 3 detached
structures.
It is also proposed that these would only be part flint faced whereas the present houses are fully
flint faced.

This would completely alter the visual aspect of entry to the village and in no way enhance or
aesthetically add to it.
The proposed new hedging will never be higher than 1.8 metres so cannot ever replace the
existing hedge.
Many residents feel it important to retain the present village visual aspect. 

We would refer to HM Inspectors comments relating to a previous application for only 7
residences on the plot next to the application site:

""The development would also fail to preserve or enhance the character and appearance of the
Conservation Area within which it would be located, and would cause harm to the setting of the
Conservation Area. In addition, there is in my view a reasonable likelihood that the development
would cause harm to the habitat of a protected species."
        

Nevertheless, this PC is not against proposals for development within the village confines.
However any such development must be in keeping with the existing form and character of the
village, not be detrimental to habitat or environment, and be such that it will add to or enhance the
aesthetic aspects of the village and surrounding area. 

We therefore request that the Committee refuse this application for reasons of non-compliance
with Adopted Core Strategy Policies as described above, in addition to the other reasons outlined
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Conservation Area Consent RECOMMENDATION

 CONDITIONS

None received specifically in relation to the Conservation Area application.  See 3PL/2012/0624/F
also on this agenda.

 REPRESENTATIONS

Visual impact upon the Conservation Area
* It is evident that the existing dwellings and associated buildings are of little architectural merit
and make no significant contribution to the Conservation Area.  With this in mind there is no
objection in visual terms to the demolition of the dwellings and outbuildings.  The Historic
Buildings Consultant has confirmed that there is no objection to the proposed demolition.

Protected Species
* The application includes a protected species survey which has been assessed by the Tree and
Countryside Consultant who has concluded that there is no objection.

Conclusion
* The proposal is considered to have adequate regard for both the Conservation Area and
protected species and is therefore recommended for approval.

 ASSESSMENT NOTES

NORFOLK COUNTY COUNCIL HIGHWAYS    

HISTORIC BUILDINGS CONSULTANT    

TREE & COUNTRYSIDE CONSULTANT    

CONTAMINATED LAND OFFICER    

See 3PL/2012/0624/F

No objection.

No objection.

No objection.

PRINCIPAL PLANNER MINERAL & WASTE POLICY -  No Comments Received 

HOUSING ENABLING OFFICER -  No Comments Received 
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DEREHAM
Former Swimming Pool
De Narde Road

Bennett Plc
c/o Agent 

Chaplin Farrant Ltd
51 Yarmouth Road Norwich

Residential Development (Approval of Reserved Matters)  

Reserved Matters

3PL/2012/0628/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

Principle of development 
Design and appearance
Amenity 
Landscaping
Highways 
Contamination 

 KEY ISSUES

The proposal seeks reserved matters approval for the redevelopment of the former Dereham
Swimming Pool site for a development of 25 dwellings.  15 dwellings would be open market
dwellings and 10 dwellings would be affordable housing units.  The development includes single
and two storey dwellings.  Access is proposed from De Narde Road.  Car parking is provided at 2
spaces per dwelling.  Materials comprise a mixture of red and buff bricks and red concrete
pantiles. 

The application is accompanied by a Site Investigation Contamination Desk Study Report, Design
and Access Statement and a Tree Survey, Arboricultural Implication Assessment and Preliminary
Method Statement and Tree Protection Plan. 

Amended plans have been received revising the originally submitted design and layout.  In
particular chimneys and windows have been added improving detailing and more areas of
hedging have been incorporated.  

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Jayne Owen

Sites with PP 4 HSG
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The application site is located within a residential area to the north of Dereham town centre.  The
site extends to 0.98 hectare and was occupied by the former swimming pool building and
associated car park.  The site is adjoined by existing residential development, public open space
and the playing fields of Northgate High School. 

3TL/2011/0011/TL - Extension of time limit on planning permission 3PL/2007/0652/O - Approved
9th May 2011
3PL/2007/0652/0 - Residential development- Approved 20th May 2008

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

CRIME PREVENTION/ARCHITECTURAL LIAISON OFFICER    

 CONSULTATIONS

CP.05
CP.09
CP.10
DC.01
DC.02
DC.04
DC.11
DC.12
DC.13
DC.14
DC.15
DC.16
DC.19

Developer Obligations
Pollution and Waste
Natural Environment
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 policies of the adopted Breckland Core Strategy and Development Control Policies
and the adopted Site Specific Policies and Proposals Document, including the Proposals Maps,
have been taken into consideration in the determination of this application.  The provisions of the
National Planning Policy Framework have also been taken into account, where appropriate 

DEREHAM T C -   
Concerns were raised that the properties on the northern boundary of the development would be
too close to existing houses

No

 EIA REQUIRED
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None

 REPRESENTATIONS

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

Principle of development 
* The principle of the redevelopment of the site for housing is established by way of outline
planning permission granted under planning reference 3PL/2007/0652/O.  The time limit attached

 ASSESSMENT NOTES

NORFOLK COUNTY COUNCIL HIGHWAYS    

TREE & COUNTRYSIDE CONSULTANT    

HOUSING ENABLING OFFICER    

CONTAMINATED LAND OFFICER    

Concerns raised regarding the layout of the design in terms of the prevention of crime and
disorder.  The layout is of a cul de sac design and restricts any unnecessary permeability
however it is considered that the layout of some of the sub-divisional boundaries are creating
unnecessary alleyways/areas where there is no surveillance afforded.  There are also some plots
that have no surveillance to their respective car parking areas due to the blank gable ends and
lack of surveillance from active rooms.  

It is assumed that with 40% affordable housing that the developers will be seeking Secured by
Design for this element, the opportunity exists to extend this to the whole site to include the open
market properties as well. 

It is requested that the developers are given positive encouragement to engage with the Crime
Prevention/Architectural Liaison Officer at the earliest opportunity. 

No objections subject to conditions 

The provisions and recommendations of Haydens Arboricultural Impact Assessment dated
25.05.12 should be conditioned to any consent.

The application has met and addressed those elements relating to affordable housing. These
elements will be established through a S106 agreement of which the contents have been agreed
with the Strategic Housing Team.

To be reported verbally

STREETSCENE -  No Comments Received 

ASSET MANAGEMENT -  No Comments Received 
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to this consent was extended under planning reference 3TL/2011/0011/TL.  
* Policy DC4 requires 40% of the total number of housing units to be provided and maintained as
affordable housing.  10 units are provided and the Council's Strategic Housing team have
commented that the application has met and satisfactorily addressed those elements relating to
affordable housing
* An area of open space is provided in accordance with what was agreed at the outline stage, in
summary an area of at least 0.18 hectares with at least 0.06 hectares of which is to be provided
on site.  

Design and appearance
* The design and layout of the development is considered to be acceptable and accords with the
principles established at the outline stage.  In particular, single storey dwellings are proposed to
the north of the site to minimise impact on the existing adjacent bungalows.  An area in the north-
eastern corner of the site provides an open space.   The houses are arranged to create varied
street scenes.  The houses are of a traditional form using largely traditional materials with ridge
and eaves running parallel to the street.  Amended plans have been received in response to the
concerns raised by the Crime Prevention/Architectural Liaison Officer adding windows to the
scheme in order to improve the level of surveillance across the site and in response to officers
suggestions including addition of chimneys and windows to blank gable ends and inclusion of
more hedging within the scheme.  

Amenity 
* The proposed dwellings have been designed to minimise their impact on the amenities of
neighbouring residents.  In particular bungalows are positioned to the north of the site which in
addition to existing and proposed boundary treatments will ensure that existing levels of
residential amenity will be satisfactorily preserved.  

Landscaping 
* The application is accompanied by a Tree Survey, Arboricultural Implication Assessment and
Preliminary Method Statement and Tree Protection Plan.  The Tree and Countryside Consultant
has been consulted and has raised no objections to the proposals but recommends that the
provisions and recommendations of the submitted Tree Report are conditioned to any consent. 
   
Highways 
* The Highways Authority has raised no objection to the proposals subject to conditions.

Contamination 
* A Site Investigation Contamination Desk Study Report has been submitted with the application.
The Council's Contaminated Land Officer has been consulted and comments are currently
awaited. 

Conclusion
* In conclusion, the principle of the redevelopment of the site for residential development of the
scale proposed is established by the grant of outline consent.  The proposal satisfactorily accords
with the principles previously established.  The form of development provides for a satisfactory
layout arranged to create varied street scenes and acceptable on-site provision of open space is
incorporated.  The dwellings are well designed having regard to existing built form in this context
and the proposal will not have a significant adverse impact on existing residential amenity.
Landscaping proposals are acceptable subject to a condition that the development proceeds in
accordance with the submitted Arboricultural Impact Assessment.  There are no highway safety
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Approval of Reserved Matters

3012
3046
3920
3920
3920
3920
3998
4000
3996

Approval of Reserved Matters condition
In accordance with submitted plans
Highways - details of roads, footways etc
Highways - works to specification
Highways - binder course
Landscaping
NOTE: Reasons for Approval
Variation of approved plans
Note - Discharge of Conditions

 RECOMMENDATION

 CONDITIONS

concerns raised in respect of the proposals.   
* Subject to the receipt of satisfactorily amended plans, approval is recommended subject to
conditions.  Outline planning permission was granted subject to a Section 106 Agreement which
will secure the provision of open space, affordable housing and contributions to recreation,
education, library and transport facilities. 
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7

NECTON
Town Farm
Chantry Lane

Mr Ian Thompson
Town Farm, Chantry Lane Necton

Michael Haslam Associates Ltd
Woodcote Cargate Lane

C/U of land for car sales & retention of workshop & portacabin for established
business (retrospective)

Full

3PL/2012/0788/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 

Employment developments outside General Employment Areas
Landscape
Biodiversity
Highway safety

 KEY ISSUES

The application seeks full retrospective planning permission for the change of use of land for car
sales and for the standing of a workshop building and portacabin for use as an office.  Additional
landscaping has been shown on this proposal.

The application site was a field adjacent to the applicant's existing dwelling.  The site is accessed
by an existing private track off Chantry Lane and is located approximately 30m from the edge of
the Necton Settlement Boundary in an area defined as 'Countryside'. The site is also located in an
area defined by the Council's Landscape Character Assessment as River Wissey Tributary
farmland. The site is surrounded by open countryside in all directions, except to the north-west,
where there is existing residential development.  

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: James Stone

No

 EIA REQUIRED

No Allocation
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Ref: 3PL/2012/0159/F was refused at Planning Committee, for an identical scheme, because the
applicant had not investigated other suitable sites, there was inadequate information to assess
the presence of Great Crested Newts in the area and because of the harmful impact on the
landscape of the River Wissey Tributary Farmland.

Ref: 3PL/2011/1161/F was an identical scheme to that refused at Planning Committee and was
refused for the same reasons.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

CP.11
CP.14
DC.01
DC.07
DC.12
DC.16
DC.19
DC.21

Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Employment Development Outside of General Employment Area
Trees and Landscape
Design
Parking Provision
Farm Diversification

The following policies of the adopted Breckland Core Strategy and Development Control Policies
and the adopted Site Specific Policies and Proposals Document, including the Proposals Maps,
have been taken into consideration in the determination of this application.  The provisions of the
National Planning Policy Framework have also been taken into account, where appropriate 

NECTON P C -   
The Parish Council wholeheartedly support this application which they consider is a vital service
for the residents of the village. At the heart of The NPPF is the presumption in favour of
sustainable development. This application is sustainable and viable, without this service offered
by the applicant it would result in a very large number of journeys having to be made to either
Swaffham or Dereham to deliver their cars for servicing. They would then have to make a a
journey back home and then when their vehicles were ready for collection make a return journey
to collect their car. This would involve considerable difficulties for residents of Necton, Holme
Hale & Pickenham especially elderly people who use the current servicing facility. The granting of
permission would also create new jobs for 2 possibly or 3 residents of the village. The original
decision to put Town Farm outside the settlement boundary is both illogical and perverse. This is
the only premises within the built up area of Necton that has been excluded from within the
settlement boundary. The actual proposed siting for the business is only 50 yards outside the
settlement boundary and is quite small in area and there would be no visual impact from outside
the site. The NPPF requires planners to encourage the expansion of business and enterprise in
rural areas and to retain existing local service for the benefit of the local community. The Parish
Council strongly believes that the loss of this facility would have a far reaching and damaging
effect on allowing residents easy access to services that they require and overwhelming support.
The Parish Council strongly urges Breckland Council to grant permission for this application.
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There have been letters of support with regard to the need for this essential service in the village;
the lack of impact on residential amenity; adequate screening on site and lack of impact on
flooding.  Some residents have explained that the applicant has helped to clear blockages in the
local drainage system.

Letters against the proposal have referred to highway safety/access; character of the area; noise
disturbance; flooding; overlooking; potential for the site to grow in size if permission is granted.

 REPRESENTATIONS

* The application is referred to Planning Committee at the request of a Ward Member.

Employment Developments outside General Employment Areas.
* The application seeks permission for the provision of employment in the countryside and as
such Policy DC 7 Employment Development Outside of General Employment Areas is of
particular relevance.  The applicant has failed to adequately demonstrate that there are no other
suitable sites available on identified or allocated employment sites for their proposal.  Whilst the
applicant has stated that they have looked at numerous sites in Swaffham, and that there were
no suitable sites at the right cost, they have provided no details of which sites they investigated.
The applicant also explained that none of the sites in Necton would be available for car sales
because the landowners are seeking to get permission for residential uses.

Landscape
* The use of the site for car sales, along with the associated structures, is considered to be
detrimental to the landscape of the area as it represents urban expansion into the countryside on
a relatively isolated piece of greenfield land that is not adjoined by any existing development,
except for the applicant's existing dwelling. The site is located in the River Wissey Tributary
farmland and the Council's Landscape Character Assessment, which should be used in
implementing Policy DC12. This cautions against any further suburbanising influences on the
landscape and the need to protect the intimate, small scale landscape. The applicant has
illustrated that they will provide some minimal landscaping but it is still considered that the
proposal will have a negative impact on the local landscape. 

 ASSESSMENT NOTES

NORFOLK COUNTY COUNCIL HIGHWAYS    

CONTAMINATED LAND OFFICER    

ENVIRONMENTAL HEALTH OFFICERS    

No objection subject to conditions

No objection

No objection subject to conditions

PRINCIPAL PLANNER MINERAL & WASTE POLICY -  No Comments Received 
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Refusal of Planning Permission

9900
9900

DC7 - Employment use in the countryside
DC12  - Impact on landscape

 RECOMMENDATION

 REASON(S) FOR REFUSAL

Biodiversity
* An ecological survey was submitted with the application.  The survey concluded that there were
no Great Crested Newts in the nearby pond and that there will not be any biodiversity changes at
the site if the proposal is permitted.

Highway Safety
* With regard to highway issues it is reasonable to assume that the running of a car sales and
repair business is likely to generate a significant increase in vehicle movements over and above
that associated with the existing single dwelling.  The access in its current state, whilst benefiting
from acceptable visibility splays, is restricted in width and does not allow two vehicles to pass. 
Measuring 3m in width, the access falls short of the absolute minimum figure of 4.1m that is
required to enable two light vehicles to pass safely.  If two vehicles were to meet at the access as
it currently stands it is likely to result in one of them standing in the carriageway whilst the other
exits.  To achieve the widened access would require removal of the existing gates/fence
and potentially removal of frontage trees and works to lengthen the culvert over the adjacent
watercourse.  The NCC Highways Officer does not formally object to the proposal because he
feels that the required amendments could be achieved by the applicant.

Residential Amenity
* The scheme is not considered to be overly detrimental to the residential amenity of the area,
with regard to noise disturbance, given the fairly detached location of the site.  The Council's
Environmental Health Officer has not objected to the proposal subject to conditions limiting hours
of operation and activities on site.

Conclusion
* In conclusion, this re-submitted application is recommended for refusal.  This is consistent with
the assessment of the previous proposal and decision.  The only change is that there is no longer
a concern with regard to impact on protected species. 




