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THOMPSON
Plot adj. Thatched House
Mill Road

Mrs E Clarke
18 Samford Court Worlingham

Mr Robert Halls
37 Marsh Lane Worlingham

Erection of 3 bedroom, 1 1/2 storey cottage style dwelling  

Outline

3PL/2011/0582/O

N

Adjacent Grade 2

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
Impact upon the Listed Building
Neighbour amenity
Highway safety

 KEY ISSUES

The application seeks outline planning permission for a single detached dwelling with all matters
reserved.  Notwithstanding the fact that all matters are reserved a detailed indicative scheme has
been provided to accompany the application.  This suggest a three bedroom detached dwelling
with a low eaves height and rooms in the roof and the footprint is configured in an offset T shaped
arrangement.  The plans indicate a traditional palette of materials in the form of traditional
red/orange clay pantiles, red brick walls and timber joinery.  

The plot consists of a rectangular shaped plot of land which is accessed via the Mill Road
carriageway to the south.  To the north, east and west are neighbouring dwellings including the
Grade II Listed dwelling known as The Thatched House which is located to the west.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Chris Raine

No

 EIA REQUIRED

No Allocation
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3/78/1472 - Outline application for 3 dwellings - Approved 11/7/1978
3/78/3175 - Approval of Reserved Matters for 2 dwellings (Plots 2 & 3) - Approved 3/1/1977
3/83/0109 - Outline application for single dwelling - Approved 8/3/1983
3/84/0968 - Outline application for single dwelling - Approved 21/8/1984
3/85/1004 - Outline application for two storey cottage style dwelling - Approved 24/9/1985 
3/87/1650 - Outline application for two storey cottage style dwelling - Approved 24/11/1987 
3PL/2010/1207 - Outline application for erection of two storey cottage style dwelling - Withdrawn

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

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

Protection of Amenity
Principles of New Housing
Open Space
Trees and Landscape
Design
Historic Environment
National Planning Policy Framework

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 

THOMPSON P C -   
A meeting of Thompson Parish Council was held on Thursday 24 January 2013 to consider their
response to the further revision of the plans for this application for a detached property on the
plot adjacent to The Thatched House, Mill Road, Thompson.  The members were pleased to see
at least one of the points raised in their previous comments, dated 22 October 2012, had been
dealt with.  However it was noted that a number of concerns remained and the members present
at the meeting unanimously objected to the application as set out in this latest revision of the
plans and instructed the Clerk to pass their comments on to Breckland/Capita Symonds.  These
comments are set out below.

The members were pleased to note that the garage with drive way passing close to the gable end
of Stanhome, Mill Road had been removed from the plans.  However the changed footprint of the
proposed dwelling has been moved further forward on the plot and is now very close to
Stanhome, this close proximity intrudes upon privacy and in addition will, to some extent, negate
benefit from the late afternoon/early evening sun at the rear of Stanhome.   Also moving the
footprint further forward will make the proposed property even more imposing dominating
surrounding properties and detracting further to views of the Thatched House, a much loved local
landmark.
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The revised plans do nothing to satisfy the comments about this application made previously in
our letter of 22 October 2012 regarding water supply, effect on tourism and road safety and
comments made in that letter still apply.  Also nothing appears to have been done to clarify just
what the application is for; the application is for a 4 bedroom dwelling and the drawing for a three
bedroom dwelling.  This disparity, the members feel, needs urgent clarification and leads to
Thompson Parish Council's great concern that only outline permission is being sought, the
members feel that outline permission would be far too nebulous for this important village situation
and that only an application for full permission should be considered with the outcome of the
application being decided by the Planning Committee.

Thus with the exception of the concerns of the members of Thompson Parish Council regarding
the position of the garage and driveway access to it, their concerns regarding all other issues
remain the same or greater than those expressed in our last letter on this matter and refer you to
it prior to considering this application.

24/10/12
Part 1
Re: Revision of details for Planning Application 3PL/2011/0582/O 
A meeting of Thompson Parish Council was held on Friday 19 October to consider their response
to the revised details of this application for a detached property on the plot adjacent to The
Thatched House, Mill Road, Thompson.  The members were pleased to see that at last the
correct address has been used on the plans and that some of the issues of concern previously
had been addressed.  However it was noted that concerns regarding the routeing of the Anglian
Water supply to the village which pass through the plot, either close to or under the proposed
dwelling had not been dealt with.  That aside at the meeting the a 
majority of the members objected to the revised plans on various grounds and consequently
instructed the Clerk to pass on to you their comments regarding this revised application.
Their objections, in addition to the previously mentioned water supply issue, were on the grounds
of inconsistency/confusion regarding what is being applied for in the application, its impact on
surrounding properties i.e. the size and positioning of the proposed property, the effect of it on
neighbouring properties, the effect on nearby businesses, that the application 
is for outline planning rather than full planning permission and finally the danger to/from traffic at
the nearby crossroads.
Firstly there is confusion about just what is being applied for.  Both the application and the
planning consultation amendments - outline document received electronically from you state that
the application is for a 4 bedroom, 1½ storey dwelling, where as the published plans are for a 3
bedroom 1½ storey dwelling.  There is therefore some confusion with regard to what is being
applied for and given this is merely an application for outline permission the Members felt that
clarification is required and a definitive description given to ensure clarity 
in the event of permission being granted and full permission being sought.

Part 2
With regard to impact on the area, the members felt that the dwelling as proposed was too tall
and too far forward on the plot.  As a result of its positioning and size it will dominate the
immediate vicinity. And here we would refer you to the streetscene sketch on drawing 3052.02.
The proposed dwelling clearly dominates the view of this corner and more importantly detracts
from the view of The Thatched House which is a listed building offering Bed and Breakfast
accommodation aiding tourism in Breckland.  It is important aesthetically 
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that this attractive property should not be dominated, firstly because it is a much loved local
landmark and secondly because tourists often use the accommodation because of the attractive
nature of it and its surroundings.  Its positioning would, to the Members of Thompson Parish
Council, appear to some extent not be entirely compatible with Policies DC1, DC16 and DC17 of
the Local Development Framework.

The members feel that the presence of such a dominating dwelling adjacent to The Thatched
House will detract from its amenity value.  As can be seen from the letters of objection
application, people far and wide are objecting to the despoiling presence of a house, shoehorned
into the plot.  It must also be remembered that there is another neighbouring property and in
relation to the proposed dwelling¿s effect on it, the Members felt that the access drive to the
garage facility passes, at one point, within 3 metres of the gable end of the neighbouring
property, Stanhome, which it was felt could create a noise nuisance, especially at night.

The effect of a dominating building next to The Thatched House which is run as a B & B have
already been mentioned but the Council is also concerned that any noise or debris on the roads
etc from building work would also have a deleterious effect on holiday accommodation at The
Homestead, Watton Road as it lies next to The Thatched House but on the opposite side of
Watton Road.   Tourism is important to Breckland and the Members felt the development is likely
to detract from it and from the success of the businesses offering accommodation.

The members are also greatly concerned that only outline permission is being sought.  The
members feel that only full planning permission should be discussed for this important site (to the
village) especially as the applicant has no local connection and therefore it must be assumed that
the application for Outline permission is probably speculative to increase the sales value of the
plot; under these conditions the Members felt that full permission is more 
appropriate as, should permission be granted, it left less scope for nacceptable alterations to
what can be built. 
 
Part 3 
We have in past applications drawn attention to the dangerous junction of Mill Road, Watton
Road, Marlpit Road and Pockthorpe Lane.   There are accidents here fairly regularly, the lastone
being earlier in 2012 when the emergency services had to be called to treat injuries. There are no
footpaths at this point in the village, pedestrians walk in the road, and one can only speculate
what would happen if a pedestrian was involved in such a collision.  It is felt 
that a further access close to the junction would serve to increase danger and undesirable.

22/11/11
The amendments to the above mentioned application were considered at a meeting of Thompson
Parish Council held on Monday 21 November 2011. The Council noted the amendments but still
unanimously objects to this application on the grounds laid out previously, both for this application
and for application 3PL/2010/1207/O and has asked the Parish Clerk to pass this information on
to the planning authority.
Thus the Council confirms that its comments already made still stand, namely that in addition to
concerns about road safety and water supply, objections to any development of this site are
issues covered mainly by Breckland's Local Development Framework: Core Strategy and
Development Control Policy, Policy DC1, Protection of Amenity and Policy, DC17, Historic
Environment. In addition we add that comments regarding this application published on your
website suggest that objections to development of this site are wide spread and Thompson
Parish Council urges you to note all of these objections and to reject this application.
We trust that you find the comments of Thompson Parish Council of use in your deliberations.
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Objections have been received, a summary of which is as follows:
Overlooking; building is too high; out of keeping with the locality; outline application is
inappropriate; inappropriate scale and location; detrimental to the setting of the adjacent Listed
building; dangerous vehicular access to the detriment of highway safety; harmful to neighbour
amenity; detrimental to adjacent B&B. 

 REPRESENTATIONS

* The application is referred to Planning Committee at the request of the Ward Representative as
it is considered locally sensitive.

Principle of Development
* The site is within the Settlement Boundary and, as such, the broad principle of a new dwelling is
acceptable in accordance with Policy DC2 of the Breckland Core Strategy and the National
Planning Policy Framework.  The site historically benefitted form outline planning permission

 ASSESSMENT NOTES

 HISTORIC BUILDINGS CONSULTANT    

TREE AND COUNTRYSIDE CONSULTANT    

ENVIRONMENTAL HEALTH OFFICER    

NORFOLK COUNTY COUNCIL HIGHWAYS    

The most recent amended plans, whilst providing a more informed response to earlier discussion,
do not, in my opinion, mitigate against the potential harm that could be caused to the Listed
Building. The decision will therefore need to be taken on balance.

 

It is unlikely that the proposal would be have a significant effect on the stone curlew special
interest feature of the SPA.

A new access from Mill Road will not be entirely straightforward due to the presence of significant
trees and hedges. The applicant should be advised to seek professional arboricultural advice
before submitting any reserved matters.
15.1.13
No further comment

No objection subject to the conditions in respect of foul water drainage and surface water
drainage.

No objection subject to conditions in respect of details of visibility splays, access arrangements,
parking provision and turning area. Access to be provided adjacent eastern boundary.

28/6/11
Objection - refer to comments on website
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which has long since expired.  This consent predated the listing of the Thatched Cottage and all
current relevant planning policy and as such carries no material weight in the consideration of this
application.  

Impact upon adjacent Listed Building
* The site lies immediately adjacent to a Grade II Listed Building known as The Thatched
Cottage.  
* On this basis any such application would need to satisfy the Local Planning Authority that it
would not compromise the setting and appearance of the Listed Building.  Paragraphs 131 to 134
of the NPPF stress the importance of considering heritage assets in the determination of planning
applications.
* Following lengthy negotiations with the applicant and agent they have provided the Local
Planning Authority with a number of different amended schemes, the most recent of which is the
subject of this assessment.
* This amended scheme, albeit indicative, takes the form of a traditional looking three bedroom
detached dwelling with a low eaves height and rooms in the roof served by dormer windows. The
overall scale, mass and height of this indicative scheme is consistent with the Thatched Cottage
and the other adjacent property , Stanhome, Mill Road.  
* Furthermore, the degree of separation that could be afforded between the proposed dwelling
and the existing neighbouring properties is such that it is consistent with the existing pattern of
development in this part of Thompson which is characterised by relatively spacious properties.  
* The position of the offset T shaped footprint within the plot is appropriately positioned given the
position of the adjacent neighbouring dwellings.    
* The plans also indicate the use of a traditional palette of materials in the form of traditional
red/orange clay pantiles, red brick walls and timber joinery which is considered appropriate in the
context of this site.  
* The Historic Buildings Consultant is of the opinion that the most recent amended plans, whilst
providing a more informed response to earlier discussion, do not mitigate against the potential
harm that could be caused to the Listed Building and any subsequent decision will need to be
taken on balance.
* It is considered that, on balance, the indicative scheme has sufficient regard for the adjacent
listed building.  In the event of any approval, it would be necessary to make reference to the
contents of the indicative scheme with a view to any subsequent reserved matters application
reflecting the contents of these plans.

Highway Safety
* A number of objections have been received in relation to concerns relating to highway safety.
The Highway Authority (Norfolk County Council) has assessed the proposal and concluded that
they have no objection subject to the imposition of conditions.

Neighbour amenity
* Whilst in outline form only, the indicative plans clearly indicate that a dwelling can be
accommodated on site without causing significant harm to the amenities of adjacent properties in
relation to outlook, light or privacy.
* Furthermore, the internal driveway, parking and turning can be provided in such a way as to
avoid any significant noise or disturbance to neighbours.

Other issues
* The Tree and Countryside Consultant has stressed that any subsequent reserved matters
application would need to fully assess the impact upon the hedgerow and trees on site brought
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Outline Planning Permission RECOMMENDATION

 CONDITIONS

about by the proposed access arrangements.
* The Tree and Countryside Consultant has also undertaken an appropriate assessment as
required by the Habitat Regulations and concluded that the proposal would not have a significant
adverse effect.
* The Environmental Health Officer has confirmed that there is no objection subject to the
imposition of conditions in relation to agreeing the method of foul and surface water drainage to
be used for the development.

Conclusion
* In conclusion, the scheme is considered to have adequate regard for the character and
appearance of the immediate locality, including the adjacent Grade II Listed Building, would have
adequate regard for neighbour amenity and highway safety and, as such, is therefore
recommended for approval. 
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ATTLEBOROUGH
Swangey Farm
Swangey Lane

Breckland Storage Ltd
Swangey Farm Swangey Lane

Andrew P R Love architecture.design.plann
Cherry Tree Farm Wymondham Road

Retail area for 40 caravans on existing established caravan storage &
maintenance business site

Change of Use

3PL/2012/0654/CU

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle of development
Highway safety

 KEY ISSUES

The application seeks permission for the change of use of part of a caravan storage site into retail
sales of caravans (40 in total).

The application site consists of part of a large caravan storage area located to the rear/south-west
of a dwelling and associated garage/storage building.  The site is accessed via Swangey Lane.
There are no immediate residential dwellings adjacent.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

3PL/2005/0234/F - Secure caravan storage area - Approved 10/5/2006
3PL/2007/0934/CU - Change of use to existing first floor of detached double garage from

 RELEVANT SITE HISTORY

CASE OFFICER: Chris Raine

No

 EIA REQUIRED

No Allocation
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playroom to annexe - Withdrawn 10/9/2007
3PL/2007/1510/F - Retention of existing two storey garage building and use of first floor as one
bedroom annexe accommodation - Refused 18/12/2008
3PL/2009/0035/F - Retention of existing building to provide garage, office/storage only - Refused
6/4/2009
3PL/2012/0094/F - Retention of the existing domestic garage with home office and storage above
(retrospective) - Approved 21/3/2012
3PL/2012/0148/CU - Retail area for 40-50 caravans on the existing caravan storage/maintenance
site - Refused 11/4/2012

 POLICY CONSIDERATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS    

ENVIRONMENT AGENCY    

In light of the proposed reduction in number of stored caravans, together with the proposed
access visibility improvements and localised carriageway widening I consider adverse highway
safety comment in this instance would be difficult to substantiate.
Should your Authority support the application, recommend the total number of caravans allowed
to be stored on site (to include those marked for sale) be restricted to 200 (as proposed by the
applicant) and the inclusion of conditions to cover off-site highway works and visibility splays.

No objection subject to conditions requiring all caravans to be anchored to the ground and no
raising of ground levels within Flood Zone 3.

 CONSULTATIONS

DC.01
DC.07
DC.13
DC.16
NPPF

Protection of Amenity
Employment Development Outside of General Employment Area
Flood Risk
Design
with particular regard to paragraphs 24, 25 and 28

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 

ATTLEBOROUGH TC -   

ROCKLANDS P C -   

No Objections. Comment: It was noted that one objection had been made on the grounds of
traffic and the Committee shared this concern.

Access route inappropriate for vehicles.  Concerns over road condition and extra traffic.  Agree
objections to last app valid as northing has changed. 
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None received.

 REPRESENTATIONS

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

Principle of Development
* The site is outside of any defined commercial/employment area or town centre.
With this in mind it is necessary to determine whether it is necessary to apply the sequential test
in accordance with the requirements of the NPPF.  
* It is evident that the proposed caravan sales enterprise is retail and, therefore, it is appropriate
to consider the availability of sites in a more sustainable location eg adjacent towns, villages and
commercial areas.  
* Having regard to the sequential test, the application includes information in relation to site
searches within the locality (16km radius of this site).  Whilst it highlights some "possible" sites, it
draws attention to the fact that there are already caravans on this site;  separate premises would
require visits to the applicant's site (Swangey Farm) to be serviced; the economic problems
associated with finance/borrowing at the present time and prohibitive costs of renting or buying
premises. 
* In addition to these factors, the NPPF highlights that the sequential approach should not be
applied to applications for small scale rural development and, whilst this retail enterprise would
not necessarily constitute "small scale", it would only consist of a small part of the wider site.  It is
considered that the NPPF seeks to highlight the importance of being flexible in relation to
supporting the rural economy.
* Furthermore, it is also proposed by the applicant that as part of any approval they would be
prepared to see the total number of caravans permitted under previous permissions on site (265)
restricted to a total of 200, 40 of which would be for retail.  This would be secured through a
suitably worded legal agreement.  This reduction would have the benefit of reducing the impact
upon the rural landscape by having less caravans on site and could reduce vehicle movements to
this rural area.
* In considering the above factors, it is considered that providing an element of retail on site
would not be harmful to the functioning of any adjacent town or village.

Highway Safety
* The Highway Authority is satisfied that the completion of a number of off-site highway works, eg
passing bays, will sufficiently deal with any associated vehicle movements in the locality.  The
improvements would be secured through suitably worded planning conditions.

Other Issues 
* The Environment Agency has confirmed that it has no objection.
* In terms of visual impact, no additional buildings are proposed as a result of this proposal and it
is evident that the total number of caravans on site would be less than is currently permitted.
Therefore, it is considered that the scheme would cause no harm to the rural locality. 

Conclusion 

 ASSESSMENT NOTES

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

 CONDITIONS

* In conclusion, the proposal is considered to be acceptable for the reasons set out above and, as
such, is recommended for approval subject to the finalisation of a legal agreement. 
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OLD BUCKENHAM
Land off Fen Street

Messrs J A Askew and Partners
c/o Davies and Co Chartered Surveyors 31

Davies & Co
Victoria House 31-33 Victoria Street Kettering

Outline application for 5 houses  

Outline

3PL/2012/1159/O

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : REFUSAL 

Principle of development
Sustainability
Highway safety
Visual impact

 KEY ISSUES

The application seeks outline planning permission for 5 residential dwellings with all matters
reserved.  Notwithstanding this, an indicative layout has been provided.  The site would be
accessed via the adjacent Fen Street carriageway.  The applicant proposes that 2 units would be
"affordable".  The application proposes the creation of a permissive path which adjoins Raggs
Lane.   

The application site consists of a roughly rectangular shaped parcel of land situated to the north-
east of Fen Street in Old Buckenham.  The site is at present laid to grass and free from any
structures.  To the north-west is a detached dwelling, with further residential dwellings to the
south of the site beyond the adjacent carriageway.  To the north is open agricultural land.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Chris Raine

No

 EIA REQUIRED

No Allocation
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3PL/2012/0253/O - Outline application for 5 dwellings -  Refused.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

CONTAMINATED LAND OFFICER    

HOUSING ENABLING OFFICER    

No objection.

The application sits outside of the development boundary for Old Buckenham and therefore
should be 100% affordable housing. However, if the principle of development is accepted on the
site then 40% of the dwellings (in this case 2no.) will be required to be provided as affordable
housing. 

Old Buckenham has a considerable demand for affordable housing with some 357 applicants
expressing a desire to live in the village in rented properties. 

The affordable dwellings will be expected to be provided as rented dwellings. These can be
secured as affordable either through a housing association or a private owner of the dwellings,
ensuring that they are let to those in housing need from the Council's housing register. 

As the proposed affordable dwellings would be part of a S106 agreement, they will need to be
provided free from any form of public subsidy. They will also be required to be built to at least a
minimum of the Housing Quality indicator standards.

 CONSULTATIONS

CP.01
DC.01
DC.02
DC.04
DC.11
DC.16
NPPF

Housing
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Open Space
Design
With particular regard to paragraphs 48 and 49

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 

OLD BUCKENHAM P C -   
This is outside the settlement boundary, development not sustainable as no public bus service is
available. The width of the road it too narrow, there is no pavement or footpath. There are
concerns with drainage and flooding. Please see our response to the earlier submission of this
application
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A number of objections have been received, a summary of which is as follows:
Highway safety; out of keeping with area; impact on rural setting; low water pressure; previous
grounds of refusal still relevant; footpath offered not suitable; inadequate drainage

 REPRESENTATIONS

* The application is referred to the Planning Committee as the applicant is a Ward
Representative.
* It should be noted at this time that a previous application for 5 houses (3PL/2012/0253/O) was
refused in May 2012 on the grounds of the site being outside of the Settlement Boundary without
adequate justification, there being insufficient pedestrian links for all to access local facilities, the
inadequate nature of the local highway network and the visual impact on the basis of the loss of
an important space within the locality. 

Principle of Development
* The site is outside of the Settlement Boundary for Old Buckenham and, as such, there is a
general presumption against new residential development unless there are special circumstances
eg agricultural worker's dwelling in accordance with Policies SS1 and DC2 of the Breckland Core
Strategy and the National Planning Policy Framework (NPPF).  Notwithstanding this, it is evident
that the District does not benefit from having a 5 year supply of housing land and the NPPF
makes provision, in principle, for Local Planning Authorities to positively consider sites that are
not within defined Settlement Boundaries.  This must be balanced against other policy
requirements and aims eg securing sustainable development, protecting the countryside, good
design etc.
       
Sustainability
* In acknowledging the reasons put forward in the previous refusal in relation to the lack of

 ASSESSMENT NOTES

NORFOLK COUNTY COUNCIL HIGHWAYS    

EAST HARLING INTERNAL DRAINAGE BOARD    

ENVIRONMENTAL HEALTH OFFICER    

Objections on grounds of the restricted width, alignment and lack of pedestrian facilities on Fen
Street and that the traffic movements likely to be generated by the development will be reliant on
the substandard junction of the road with Hargham Road to the detriment of highway safety.

The site is not located within the IDB District but will drain into the Boards watercourse.
The IDB would need a Consent to be Conditioned to require approval to the surface water
drainage to ensure that the development does not increase flood risk.

No objections or comments providing the development proceeds in line with the application
details.
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appropriate pedestrian links to local services, the applicant has provided details of the option of a
permissive footpath across land under their ownership which in turn links into Raggs Lane which
is designated as a public footpath.
* The Highway Authority has expressed concern at this arrangement on the grounds of the
resulting permissive path and Raggs Lane being of inappropriate construction to cater for all year
round access (during periods of inclement weather) and for more vulnerable highway users i.e.
young children and those with mobility impairments eg parents with pushchairs.
* With this in mind it is considered that the proposal fails to provide adequate pedestrian access
to local facilities and services and would result in an over-reliance on the private car.
Furthermore, Fen Street has restricted width and insufficient visibility at adjacent road junctions
and, as such, compromises the ability to support sustainable transport modes eg walking, cycling.
 On this basis the proposal fails to be considered as sustainably located.

Highway safety 
* Despite the application not seeking to deal with access, as all matters are reserved, the
Highway Authority has assessed the proposal on the basis of the evidence provided, including a
recently received Transport Assessment including a traffic survey.  
* Their comments are as follows:
* In the first instance, it is accepted that the alignment, restricted width and lack of pedestrian
facilities on Fen Street are already likely to result in some degree of conflict and inconvenience to
highway users.  However, the erection of 5 additional dwellings at this location is likely to result in
a significant rise in vehicle and pedestrian activity along this stretch of the network and
exacerbate its existing shortcomings.  
* In light of this, there is an objection on two main grounds, namely, the proposed development
not providing adequate off-site facilities for pedestrians including people with disabilities (those
confined to a wheelchair or others with mobility difficulties) to link with existing provision and/or
local services and Fen Street is considered to be inadequate to serve the development proposed,
by reason of its poor alignment, restricted width, lack of passing provision, substandard
construction and restricted visibility at adjacent road junctions. 
* In relation to the recently received transport Statement, the Highway Authority remain of the
opinion that approval of this application is likely to give rise to an increase vehicle movements
(some 40-50 per weekday) all reliant on using Fen Street and a number of these utilising the
severely substandard formal road junction with Hargham Road, to the detriment of highway
safety.
 
Other issues
* The application does not seek to deal with any matters at this time and, as such, it is not
possible to assess the precise visual impact of the proposal upon the locality.  
* With regard to the visual impact of the scheme, it is apparent that the previous refusal
expressed concern at the loss of this important area of open space.  It is apparent that this
concern would be equally applicable tothis proposal.
* The applicant proposes to provide 2 of the 5 dwellings as "affordable" units which satisfies the
policy requirement as set out in Policy DC4 of the Breckland Core Strategy.  At the present time
the agent has provided no legal documents so as to allow the necessary legal agreement (S106)
to be completed in order to secure the delivery of these units. However, the agent has confirmed
that this would be provided if a positive outcome was anticipated.  

Conclusion
* In conclusion, the site lies outside of the defined Settlement Boundary for Old Buckenham and
in a location which has insufficient access to local facilities by a range of sustainable transport
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Refusal of Outline Planning Permission

9900
9900
9900
9900
9900

outside settlement boundary
highway safety related objection
inadequate pedestrian links
inadequate off-site provision
loss of open character of the site

 RECOMMENDATION

 REASON(S) FOR REFUSAL

modes, with an over-reliance upon the private car and as such is unsustainably located.
Furthermore, subject to the thoughts of the Highway Authority to the additional survey data
received, the local highway network may be inadequate to deal with the proposed development
and the development could compromise highway safety.  On this basis the application is
recommended for refusal. 
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BILLINGFORD
Elmham Road

Mr B Todd
Beech Avenue Taverham

JWM Design
23 Litcham Road Mileham

Proposed visitor centre & camping pods  

Full

3PL/2012/1197/F
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ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : REFUSAL 

Principle of development 
Need for tourism related development 
Design and appearance 
Environmental impact 
Amenity 
Highway safety
Flood risk 
Impact on archaeology 
Contaminated land 

 KEY ISSUES

The application seeks full planning permission for the following: 

* Visitor centre, including café incorporating an area for the sale of visitor goods and supplies for
camping pod occupants, meeting room and viewing deck (36.6 m x 12 m x 5.4 m) (474 sq m
internal floorspace).  Materials comprise cedar horizontal weather boarding with profiled colour
coated steel sheeting in olive green.  

* Parking area for up to 49 vehicles and area for loading/unloading of a coach and standing of
vehicles for deliveries, 8 No. disabled parking spaces, 10 No. cycle spaces.  Vehicle access and
hardstanding to be gravel and tar spray on hoggin base. 

* Childrens play area

* 10 No. camping pods are proposed to be sited south west of the visitor centre.  The pods would

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Jayne Owen

No Allocation
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be prefabricated and would measure 4.78 m by 2.8 m with internal headroom of 2.2 m.  

Access is currently proposed from two access points onto Elmham Road.  The access located on
the north-eastern corner of the site is proposed to be the secondary access.  This access is
paired with an access track that serves the adjacent property (Billingford Hall) to the east of the
site providing access to paddocks and outbuildings.  The new track is separated from the existing
with a soil bank on which it is proposed to plant hedging.       

The application is supported by an archaeological heritage statement, camping pod details, flood
risk assessment and ecological assessment.  An additional Phase 1 Habitat and Protected
Species survey and need assessment has also been submitted.

The site lies to the east of the village of Billingford, south of Elmham Road and north of the River
Wensum.  Historically, the land formed part of a former gravel workings and comprises a mixture
of fallow agricultural land, woodland and ponds which were created when the site was operated
as a quarry.  Part of the site is a designated Scheduled Ancient Monument and lies adjacent to a
Special Area of Conservation and Site of Special Scientific Interest.  The site is known to be of
archaeological interest.  Part of the site lies within Flood Zones 2 and 3.

 SITE AND LOCATION

3AG/2012/0030/AG - Portal frame structure with 2 No access doors for storage of machinery - No
Prior Approval 16th October 2012
3AG/2012/0026/AG - Erection of general purpose agricultural building with agricultural/fishing use
- Withdrawn 
3AG/2012/0013/AG - Erection of general purpose agricultural building - Withdrawn
3PL/2010/0794/F - Erection of single storey general purposes agricultural building to provide
secure storage - Refused 16th September 2010
3PL/2010/0307/F - Proposed country park incorporating a visitor centre and 35 pitch touring
caravan site - Withdrawn 
3PL/2012/1315/F - Agricultural general purpose building (part retrospective) - Not yet determined
- Included on this agenda

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

CP.09 Pollution and Waste

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 

No

 EIA REQUIRED
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ENVIRONMENT AGENCY    
Object to the proposal for the following reasons:
Impact - Insufficient information submitted to assess impact upon the adjacent River Wensum

 CONSULTATIONS

CP.10
CP.11
CP.14
DC.01
DC.08
DC.12
DC.13
DC.16
DC.18
DC.19
NPPF

Natural Environment
Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Tourism Related Development
Trees and Landscape
Flood Risk
Design
Community facilities, recreation and leisure
Parking Provision
With particular regard to paragraphs 28, 56-66, 109-125, 141

BAWDESWELL PARISH COUNCIL -  No Comments Received 

HOE & WORTHING P.C. -   

SWANTON MORLEY PC -   

NORTH ELMHAM P C -   

BILLINGFORD P C -   

Object on the following grounds:

Non-compliance with Paragraphs 28 of the NPPF, Core Strategy Policies CP11, DC18 and DC8;
impact on wildlife; failure to demonstrate need and financial viability; removal of trees and
hedges, excavation of ditches; prematurely carrying out groundworks associated with this
application; pollution and floord risk; impact on SSSI; potential light and noise pollution; drainage;
impact on archaeology; impact on highway safety; advertisement of ues including archery,
hovercrafting, canoeing, clay pigeon shooting, team building, cycling, camping, caravaning and
more; setting of a precedent for similar proposals in the vicinity.

Please be advised that Swanton Morley Parish Council objects to this application.

The Parish Council acknowledge that there have been some positive amendments to the original
submission. It has agreed not to oppose the revised application on the strict understanding that
noise from all powered machinery, e.g. quad bikes, trail bikes and hovercrafts, is removed.

Comments concerning the following:

Inappropriate, as the visitors centre is out of place in the local area; precedent in terms of
development along River Wensum; Bridleway runs across site and heavy vehicles will impinge on
it; contrary to Core Strategy Policy CP11; Parish Council has recently highlighted to Breckland a
range of work which has already taken place on the site. 
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ENGLISH HERITAGE    

NORFOLK LANDSCAPE ARCHAEOLOGY    

RAMBLERS ASSOCIATION:  NORFOLK AREA    

NATURAL ENGLAND    

SAC and SSSI
Foul Water - The applicant has not supplied adequate information to demonstrate that th erisk of
pollution posed to the water environment can be safely managed
Surface Water - the applicant has failed to provide information detailing how surface wter run-off
will be dealt with for this development.

No comment to make in detail.  Comments in respect of adjacent heritage asset, Scheduled
Monument, archaeology.

Comment that the westerly acces road, which runs immediately outside the scheduled area was
installed without any archaeological work.  Recommend that the significance of deposits
destroyed by the track be assessed and the information made publicly accessible through a
programme of archaeological works in accordance with paragraph 141 of the NPPF.  Conditions
recommended.

The Ramblers' Association would therefore wish you to ensure that, should the application be
approved, the route of the recently approved bridleway is appropriately safeguarded throughout
the site, and any building work ensure that the bridleway remains open and accessible
throughout, and is of the appropriate width and quality on completion, and maintained
subsequently in that state.

The application is likely to affect River Wensum SSSI.  The SSSI is part of the River Wensum
Special Area of Conservation.  The method of treatment, either cesspool or package treatment,
needs to be clarified and agreed with the Environment Agency.  In addition, measures during
construction to prevent contaminated surface water runoff reaching the River Wensum SAC also
need to be agreed with the Environment Agency. 

Natural England advises that your Authority undertakes an Appropriate Assessment to assess
the implications of the proposal on the sites conservation objectives.

The Ecological Assessment states there may be further tree planting near to the river.  Natural
England would like to be consulted on any tree planting propsals on the river bank to ensure this
provides maximum biodiversity benefits to the designated site. 

Natural England is concerned that increased abstraction may affect River Wensum SAC.  The
application does not state where the water supply for the development will be obtained from.  A
new abstraction from the river or from groundwater sources may potentially have an adverse
effect on the river and associated wetland habitats.  The water supply information must be
provided and agreed with the Environment Agency before the determination of the planning
application.  

The scope of the Habitats Regulations Assessment (HRA) should include an assessment of
measures that have been taken to ensure that any water reaching the River Wensum SAC from
construction or operation of the development is of sufficient quality that it will not adversely
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NATURAL ENGLAND    

NORFOLK WILDLIFE TRUST    

impact the designated features.  The HRA should also include an assessment of water supply for
the development and any measures that may need to be put in place to ensure that there will not
be an adverse effect on the designated site. 

The proposal does not appear to affect any statutorily protected sites or landscapes or have
significant impacts on the conservation of soils, nor is the proposal EIA development.  

No objections regarding protected species, advice that permission could be granted (subject to
other constraints) and that the authority should consider requesting enhancements.

Natural England is a non-departmental public body. Our statutory purpose is to ensure that the
natural environment is conserved, enhanced, and managed for the benefit of present and future
generations, thereby contributing to sustainable development.
Natural England has previously commented on this proposal and made comments to the
authority in our letter dated 12 February 2013.
The advice provided in our previous response applies equally to this amendment although we
made no objection to the original proposal.
The proposed amendments to the original application relate largely to design, and are unlikely to
have significantly different impacts on the natural environment than the original proposal.
Should the proposal be amended in a way which significantly affects its impact on the natural
environment then, in accordance with Section 4 of the Natural Environment and Rural
Communities Act 2006, Natural England should be consulted again.

Although some elements have been removed from the proposals that were put forward under
application number 3PL/2012/0265, no further information has been submitted, as regards
impacts on biodiversity and the ecological assessment (dated July 2011) is the same as
previously submitted with no updating since that time. 

As a result we stand by the comments that we made for the previous application: 

"It is not clear from the information provided, whether elements of this application are being
treated as a retrospective application. In our view, there needs to be an assessment by the local
authority as to whether these works should have been subject to planning permission.  If it is
decided that these works should have been subject to planning permission the decisions
regarding impacts on biodiversity need to have regard to the ecological value of the land before
works took place and not to the value as described in the ecological assessment that was
supplied with the application. This is because it is apparent from information supplied by others
that damage to wildlife habitats as a result of works on the site had taken place before the
assessment was carried out."  

In addition, to the above we fully support the views of the Tree and Countryside Officer with
regard to Regulation 61 of the Habitats and Species Regulations 2010.

19/2
We have commented on this proposal previously, before the current amendments and these
comments are additional to those made at that time, regarding the need for the planning authority
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NORFOLK COUNTY COUNCIL HIGHWAYS    

TREE & COUNTRYSIDE CONSULTANT    

to take a view regarding the ecological value of the land before works took place and the need for
up to date ecological survey.

It is acknowledged that the road network surrounding the site remains unchanged from what it
was when the earlier application was considered, however given that the current proposal no
longer includes a touring caravan park I consider adverse comment on this basis would be
difficult to substantiate.  Notwithstanding this I remain concerned regarding an increase in vehicle
movements at the existing access and I would place a holding objection on the application.  

I would want to see the existing point of access permanently closed and the proposed
development served by an appropriately designed single point of access only.  Contrary to the
submitted Drawing 867/27A, the access should be provided with at least 10 m radii on both sides.
 On receipt of suitably amended plans that include the permanent closure of the existing access I
would be willing to offer further comment. 

Following the receipt of a revised set of drawings the applicant has not addressed my concerns
regarding the existing access.  

Refusal is recommended on the following grounds:

The proposal would lead to an intensification in the use of the existing site access onto Elmham
Road (B1145) a busy main distributor route.  An increase in right hand turning movements where
forward visibility for turning and approaching vehicles is restricted would cause undue
interference with the safe and free flow of traffic on this important traffic route.  

Concerns raised regarding the submitted ecological assessment which is dated July 2011 and
does not include a breeding nor winter bird survey and concludes that the proposal site is of
restricted ecological value which reflects the clearance and development works carried out by the
applicant prior to this submission and should in no way be taken as a baseline from which to
measure likely impacts of the proposal on the ecological potential of the valley.  

The most significant ecological issue to be raised by the proposal does not make it into the
summary and conclusions of Ward Associates report, namely the sensitivity of the adjacent
Natura 2000 site River Wensum SAC to foul effluent discharge. Full details of effluent treatment,
agreed with the Environment Agency, must be submitted before it is possible to reach a
conclusion of no significant effect on the European site in accordance with Regulation 61 of the
Conservation of Habitats and Species Regulations 2010 and Policy CP10 of the Breckland Core
Strategy. General principles described in the Design and Access Statement appear somewhat
ambiguous particularly in respect of flood risk.

Policy CP11 Protection and Enhancement of the Landscape includes "High protection will also be
given to the River Valleys and Chalk Rivers in Breckland as identified in the Landscape Character
Assessment, recognising their defining natural features, rich biodiversity and the undeveloped
character of their shallow valleys".  The proposals for permanent buildings, camping pods and
vehicle facilities are not easy to reconcile with this policy.

In response to the further survey and report received.  This report is accepted as a reasonable
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CONTAMINATED LAND OFFICER    

appraisal considering the sub-optimum time of year.  Less years ago this site was in an
Environmental Stewardship agreement and had been selected by the Wensum Valley Trust for
the promotion of otter holts because of its quiet and well covered habitat.  It is impossible not to
conclude from the report that the current ecological status of the proposal site is the result of
systematic degrading of previously existing habitats and this should be appreciated as the
context within which the current proposal is made.  Other details remain outstanding.  

Natural England highlight a number of points of concern:

The details of the foul water treatment are insufficient but no further details have been
forthcoming to date.  

That no details have been provided of methods to be employed to prevent any deleterious
construction associated waters from reaching and having an adverse effect on the River
Wensum SAC.  

That the application does not state from where the proposed development will source its water
and that these details - agreed with the Environment Agency - should be provided prior to
determination of the application.

The River Wensum Special Area of Conservation is part of the Natura 2000 network of European
protected sites designated under the EU Habitats Directive and is cited for its special flora and
associated fauna.  

The Conservation of Habitats and Species Regulations 2010, Regulation 61 - (1) requires that
before giving any consent which is likely to have a significant effect on a European site - either
alone or in combination with other past, present or future plans - Local Planning Authorities must
make a Habitats Regulations Assessment (HRA) of the implications for the conservation
objectives of the site. 

The precautionary principle is embedded within the Regulations through the Waddenzee Ruling
by the ECJ which established a presumption against a development proposal unless no
reasonable scientific doubt remains as to the absence of such adverse effects. 
Furthermore, it is not permitted to cause deterioration of a site or part of it on the basis that the
conservation status of the citation species will anyway remain favourable elsewhere.  

Regulation 61 - (2) states "A person apply for consent .... must provide such information as the
competent authority may reasonably require for the purposes of assessment"  

It is clear that the proposal has the potential to have a significant adverse effect on the SAC and
that therefore the competent authority (Breckland Council) must make a Habitats Regulations
Assessment of its implications.  To this end further information has been sought but not received.
 Therefore it is not possible to conclude that the proposal will not have an adverse effect on the
European site and there must be a presumption against consent.

No objections based on both the accuracy of the information provided and the current records of
contaminated land issues 
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NORTH NORFOLK DISTRICT COUNCIL    

NORFOLK RIVERS INTERNAL DRAINAGE BOARD    

JAMES PARRY, CHAIRMAN CPRE NORFOLK    

The LPA does not wish to make any comments in respect of this application. 

The current application indicates that there is no fundamental change to the existing drainage
regime, and that the works lie outside of the Norfolk Rivers Internal Drainage Board drainage
district. However, works to drainage outside of the district may have an effect on the district
drainage, therefore the Norfolk Rivers IDB will need to be consulted on any change to the
drainage. Furthermore, if the works are extended into the IDB district the prior written consent of
the IDB is required for any drainage matters.

I am writing to register CPRE Norfolks objection to the above scheme as proposed and submitted
for planning consent.

It is unusual to come across an application that contravenes quite so many planning guidelines
and policies as this one, particularly when it appears that work requiring consent has already
gone ahead and that protected parts of the site may have been compromised or damaged
already as a result. We urge your Planning Committee to ensure that such transgressions will be
brought to account, as they set a dangerous precedent.

The proposed development is in direct contravention of several key LPA policies as expressed in
the Breckland LDF, namely:

CP6 regarding the protection and enhancement of green infrastructure of local and strategic
importance. There is clear evidence that public access to the registered common site has already
been largely impaired and its long-term future is in jeopardy. Meanwhile, the SSSI and SAM have
been negatively affected by the work that is already underway, much of it without permission.
This is in direct contravention of CP10, which states that Open spaces and areas of biodiversity
interest will be protected from harm. The Breckland LDF makes clear that Historic Parks and
Gardens and Scheduled Ancient Monuments and ...Sites of Special Scientific Interest (SSSI)
...will be comprehensively protected from the effects of new development.To date, there is little
evidence that Breckland DC and its partner agencies are meeting this commitment in this
particular case.

CP11 states that High protection will also be given to the River Valleys and Chalk Rivers in
Breckland. The River Wensum is a key element in the districts river network and must be given
direct and meaningful protection from schemes of this nature. Some of the work that has already
taken place may be in contravention of CP11 in terms of its effect on the river and its setting. 

CP 14 regarding rural settlement boundaries. All the proposed development sits outside the
agreed village envelope and is of a scale inappropriate to its location. 

Our objection to the proposed application aside, what particularly concerns CPRE Norfolk is the
extent to which so much potentially damaging work has already gone ahead at the site concerned
without the requisite permission and that little or nothing by way of enforcement has been
implemented by Breckland DC.
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Numerous representations have been received raising the following issues:

Outside Settlement Boundary; Contrary to Core Strategy CP11; precedent; visitors could fish,
walk and view wildlife without the expense and intrusion of a new building; area is highly
unsuitable as a camp site; ponds, lakes and river would be dangerous for children; visitor centre
unwelcome intrusion on a quiet rural area; increase in traffic generation; noise; removal of trees

 REPRESENTATIONS

ENVIRONMENTAL PLANNING    

ENVIRONMENTAL HEALTH OFFICERS    

Policy DC8 Tourism Related Development of the adopted Core Strategy and Development
Control Policies DPD is of relevance to this application. assessment to demonstrate the
requirement for such facilities within the location. I can see no evidence of a needs assessment
having been provided with this application, as such at this time the application cannot be
considered against Policy DC8. As this proposal will include new buildings within the countryside
any assessment should also consider the sustainability advantages of requiring new buildings,
the particular countryside attraction that the new buildings will support, and the consideration of
any existing suitable buildings within the vicinity.

Policy DC8 also requires the sustainability of new tourist facilities locations to be considered. The
site adjoins Billingford village, which through the recent review of settlement boundaries as part
of the Site Specifics Policies and Proposals DPD had its settlement boundary removed. The site
also adjoins North Elmham parish, which is designated as a Local Service Centre village. The
site is just under 1km from the edge of North Elmhams settlement boundary. However, the case
officer should consider the distance of the site from the key services and facilities within North
Elmham village.

Policy DC18 Community Facilities, Recreation and Leisure, is also of relevance to this
application. The policy states that where new community, recreation or leisure facilities are
proposed within rural settlements, they will only be permitted where it can be demonstrated that it
will provide for an identified local need and is of community benefit. Similarly to Policy DC8 the
sustainability of the site also needs to be considered. 

I have looked at the application additional information submitted and, based on the information
provided to me 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.  

Prior to construction works on the application site, written confirmation of the Environment
Agency's agreed foul water drainage system is to be submitted to the Local Planning Authority
and agreed in writing by the Local Planning Authority

ANCIENT MONUMENTS SOCIETY -  No Comments Received 

HISTORIC BUILDINGS CONSULTANT -  No Comments Received 

PRINCIPAL PLANNER MINERAL & WASTE POLICY -  No Comments Received 
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without consent; impact on protected site; pollution; waste disposal; light intrusion; impact on
wildlife; existing facilities already exist; intensity of use with respect to impact on neighbours; a
business plan should be attached to the application so that the applicants intentions can be
properly understood; if planning permission is granted should be personal to applicant and when
he ceases to own/operate the site the site arrangements should be that he or his successors in
title will be responsible for returning the valley to its former condition including removal of all
construction and reversion to wild areas; Site is not suitable for urbanisation, commercialisation
or desecration that this application will undoubtedly lead to if it is allowed; no proven market
requirement; Norfolk Flyfishers Club have been involved with the regeneration of the River
Wensum to ensure the river and its hinterland are protected and enhanced.  There are two routes
giving right of access from the five bar gate entrance on Worthing Road used by members of the
club on a regular basis, one is shown on the submitted drawings and the other route which goes
north-east to their car park is not encompassed by the current application.

* The application is referred to the Planning Committee as it is a major application.  Members
attention is drawn to application 3PL/2012/1315/F, also included on this agenda, which also
relates to the site.   

Principle of development 
* The application proposes new tourist facilities in the form of a visitor centre and associated
camping pods. 
* Paragraph 28 of the National Planning Policy Framework under the heading supporting a
prosperous rural economy states that planning policies should support economic growth in rural
areas in order to create jobs and prosperity by taking a positive approach to sustainable new
development.  They should support sustainable rural tourism and leisure developments that
benefit businesses in rural areas, communities and visitors, and which respect the character of
the countryside.  This should include supporting the provision and expansion of tourist and visitor
facilities in appropriate locations where identified needs are not met by existing facilities in rural
service centres.
* Policy DC8 Tourism Related Development of the adopted Core Strategy and Development
Control Policies is of particular relevance to this application.  New tourist facilities and tourist
accommodation requires a needs assessment to demonstrate the requirement for such facilities
within the location.  This proposal will include new buildings within the countryside and any
assessment should therefore consider the sustainability advantages of requiring new buildings,
the particular countryside attraction that the new buildings will support and the consideration of
any existing suitable buildings within the vicinity. 
* The site adjoins Billingford village, which through the recent review of Settlement Boundaries
had its Settlement Boundary removed.  The site also adjoins North Elmham parish which is a
designated Local Service Centre village.  The site is just under 1 km from the edge of the
Settlement Boundary of North Elmham.
* Core Strategy Policy DC18 Community Facilities, Recreation and Leisure is also of relevance to
this application.  The policy states that where new community, recreation or leisure facilities are
proposed within rural areas, they will only be permitted where it can be demonstrated that it will
provide for an identified need and is of community benefit.  
* The Councils Landscape Character Assessment classifies the site as being within the river
valley character area.  Policy CP11 seeks high protection for river valleys recognising their
defining natural features, rich biodiversity and the undeveloped character of their shallow valleys. 
   
Need for Tourism related development 
* A Needs Assessment has just been submitted.  However, it is considered that insufficient

 ASSESSMENT NOTES
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information has been submitted which satisfactorily meets the aims and objectives of Policy DC8
of the Core Strategy and Development Control Policies Document 2009.  In particular that there
is a proven and justifiable need for the development.  The Environmental Planning Team have
been consulted and their comments on the submitted assessment will be reported verbally to the
planning committee.  However, it should be noted that whilst Core Strategy Policies DC8 and
DC18 are considered to be in general conformity with the National Planning Policy Framework,
Paragraph 28 of the NPPF does not contain a specific requirement for applicants to demonstrate
need.

Design and appearance
* It is considered that the design and appearance of the proposed visitor centre building is
satisfactory and that whilst it would have some impact on the character and appearance of the
area, this would not be significant.  The visual impact of the proposed visitor centre is mitigated
by the nature of the landscape and levels of the site which mean it is likely to be only partially
visible in views across the site from the main road.    

Environmental Impact 
* Following the receipt of an additional survey and report The Consultant on the Natural
Environment accepts the report as a reasonable appraisal considering the sub-optimum time of
year.  However, he also comments that less than 10 years ago this site was in an Environmental
Stewardship agreement and had been selected by the Wensum Valley Trust for the promotion of
otter holts because of its quiet and well covered habitat and that it is impossible not to conclude
from the report that the current ecological status of the site has been degraded.  Other details in
relation to foul effluent discharge remain outstanding.  
* At the time of writing the Environment Agency object to the proposal on the grounds that the
proposed development may pose an unacceptable risk to the water environment largely owing to
inadequate information in relation to foul and surface water drainage proposals.  However, the
applicants have been liaising directly with the Environment Agency and it is understood that it
may be possible to overcome their concerns.  Any progress on this will be reported verbally to the
planning committee.  

Amenity 
* Concerns have been raised with regard to potential noise nuisance.  There is potential for noise
nuisance from the proposed development and from the likely increased traffic generation.    
* The applicant has confirmed that it is proposed to open the site from 8.00 am to 8.00 pm seven
days per week for the months from April to October.  During the winter months it is proposed to
reduce the opening times from 8.00 am to 4.00 pm.  Activities on the site would include those
outlined in the Needs Assessment.  Briefly activities on site could include walking, bird watching,
fishing, painting, sketching, canoeing, sailing and camping.  The applicant does not envisage that
these uses would create sound levels that would create a nuisance, however, he states that there
would be sound from machinery used on the site for maintenance purposes but that this would be
kept to a minimum.  
* The Councils Environmental Health Officer has been consulted and following the receipt of
additional information has raised no objections to the proposals subject to a condition. 

Highway Safety
* Whilst acknowledging possible alternatives Norfolk County Council Highways object to the
proposals on the grounds that they would lead to intensification in the use of the existing site
access onto Elmham Road (B1145) a busy main distributor route.  The applicant has agreed to
revert the access at the north-east corner of the site to its original form to serve the adjacent
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Refusal of Planning Permission RECOMMENDATION

property and paddocks and that all access to the application site will be via the access onto the
B1145 in the north-western corner of the site.  Norfolk County Council Highways have been
reconsulted on the revised proposals and comments are currently awaited.      

Flood Risk
* The application has been submitted with a Flood Risk Assessment.  The Environment Agency
has been consulted on the proposals and has raised no concerns regarding flood risk.  

Impact on Scheduled Ancient Monument/Archaeology 
* Both English Heritage and Norfolk Landscape Archaeology have been consulted on the
proposals.
* English Heritage comment as follows; the application is adjacent to a designated heritage asset
(A Roman roadside settlement 150 m south-west of Billingford Hall).  The proposal for a visitors
centre and camping pods does not have a direct impact upon the designated area and is situated
on land to the south of the Scheduled Monument.  It is an area which has previously been subject
to quarrying and the land here has been reduced in height significantly by the removal of the
aggregate.  It is therefore of low archaeological value.  The development is however within the
setting of the designated asset and is likely to have an impact upon it.  The visual impact is
however lessened to some extent by the nature of the landscape and the fact that the
development is below the archaeological site.  It is likely to only be partially visible in views across
the site from the main road.  There is likely to be a degree of harm to the setting of the asset but
this is relatively modest and it is not believed could be considered substantial.  
*Norfolk Landscape Archaeology also comment that the visitor centre and camping pods site
within a former quarrying area and will have no impact on the historic environment.  However,
they also note that the two access roads are recent additions to the site and that whilst the more
easterly of these was monitored during its installation by staff from English Heritage, the westerly
access road, which runs immediately outside the scheduled area was installed without any
archaeological work.  It is therefore recommended that the significance of deposits destroyed by
the track be assessed and the information made publicly accessible through a programme of
works, in accordance with paragraph 141 of the NPPF.

Contaminated Land 
* The Councils Contaminated Land Officer has been consulted on the application and has raised
no objections to the proposals. 

Conclusion 
* The provisions of the National Planning Policy Framework relating to the promotion of economic
development in rural areas lend considerable support in general terms to the application
proposals.  However, in the planning balance, the economic benefits of the proposals need to be
weighed against the potential adverse effects on the local environment.  The site and its
surroundings are highly sensitive in landscape, ecological and archaeological terms.  At this
stage, insufficient information has been submitted to enable it to be concluded that theses
interests would not be seriously compromised.  Overall, it is considered that concerns about the
potential adverse affects on the local environment demonstrably and significantly outweigh the
benefits of the proposals.  
* Refusal is recommended.
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9900 Insufficient information to assess impact

 REASON(S) FOR REFUSAL
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5

MATTISHALL
The Paddocks
Mill Road

Miss Margaret Cook
The Paddocks Mill Road

Mr Colin Smith
Down Ampney Well Hill

Change of use to a livery & temp. approval for retention of a mobile home in
connection with livery & equine welfare

Full

3PL/2012/1264/F

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : REFUSAL 

Principle of development
Justification for rural location
Highway safety

 KEY ISSUES

The application seeks planning permission for the change of use of land to a livery and the
temporary approval for the retention of a mobile home in connection with the livery and equine
welfare.  The mobile home has previously  received temporary approval (in connection with
equine welfare and security). This has now lapsed.

The site is currently a paddock with corral, stabling for horses, Nissen hut used for storage and a
temporary static caravan occupied by the applicant, this having been granted temporary
permission under 3PL/2007/1579/F.  The buildings are positioned in the north-eastern part of the
site adjacent to the site access.  The temporary permission for the caravan lapsed on the 30th
November 2010.  The site is enclosed by a mixture of trees, hedging and fencing and is largely
grassed with an area of hardstanding.  The site is accessed via Mill Road which lies to the east of
the site.  To the north is a neighbouring residential dwelling.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Chris Raine

No

 EIA REQUIRED
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3PL/2012/0296/F - Proposed Dwelling - Refused.
3PL/2011/1192/F - Proposed Dwelling - Withdrawn.
3PL/2007/1579/F - Standing of mobile home (in connection with equine welfare and security)
Retrospective - Temporary approval

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

ENVIRONMENTAL HEALTH OFFICERS    

ENVIRONMENT AGENCY    

ENVIRONMENT AGENCY    

No objection.

No objection to this development, however we strongly advise that the owner be signed up to
Flood Warning Direct and have a flood response plan in place.

The Environment Agency operates a flood warning system for existing properties currently at risk
of flooding to enable householders to protect life or take action to manage the effect of flooding
on property. Floodline Warnings Direct (F.W.D.) is a national system run by the Environment
Agency for broadcasting flood warnings.  

Thank you for consulting us on the amendments to the above planning application, which we
received on 04 February 2013.
We have no further comments to add to our previous letter dated 10 January 2013. A copy of our
earlier response is attached for your information.
We hope that this information is of assistance to you. If you have any further queries please do

 CONSULTATIONS

CP.14
DC.01
DC.02
NPPF

Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
With particular regard to Paragraph 55

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 

MATTISHALL P C -   
No objection
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A letter of objection raises issues in respect of a previous refusal on site,  impact on rural
location, flooding and lack of need for security and welfare of horses
Six letters of support have been received.

 REPRESENTATIONS

* The application is referred to Planning Committee at the request of the Ward Representative
having regard to past permission on the site.
* Members may recall refusing an application for a dwelling on the site on the grounds of its siting
outside the Settlement Boundary, a failure to demonstrate essential need and the design not
being truly outstanding or innovative.
 
Principle of Development
* The change of use of land in a rural area such as this to a rural enterprise complies with the
spatial strategy for the District as set out in Breckland's Spatial Strategy which states that: 
"employment uses may be accommodated in the countryside where a rural location is necessary
for the functioning of the business."  
* It is to be expected that a rural enterprise, such as a livery, will be in such an area and therefore
the principle of a livery business is acceptable.  
* The application also proposes a caravan for temporary residential occupation.  With regard to
this element of the proposal, the site lies outside of the Settlement Boundary where new
development is strictly controlled.  New dwellings would only normally be granted in this location
in exceptional circumstances eg for dwellings related to agriculture.  
* Core Strategy Policy CP14 sets out the circumstances where residential development may be
permitted in the rural area and in particular paragraph (e) states: 
"where it is a dwelling required in association with existing rural enterprises where it complies with
the requirements of national guidance in relation to new dwellinghouses in the countryside."

* With regard to national guidance, paragraph 55 of the National Planning Policy Framework
(NPPF) is relevant as it advises that Local Planning Authorities should avoid new isolated homes
in the countryside unless there are special circumstances such as the essential need for a rural
worker to live permanently at or near their place of work in the countryside.

Justification for Rural Location
* With regard to the residential element of the proposal, planning permission is sought by the

 ASSESSMENT NOTES

NORFOLK COUNTY COUNCIL HIGHWAYS    

not hesitate to contact us.

Object due to the poor alignment, restricted width and visibility, lack of passing places and
substandard construction of Mill Road and that the access to the site is also inadequate by virtue
of its inadequate width, restricted visibility and poor construction.  Give these deficiencies, the
development would give rise to conditions detrimental to highway safety.  

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

applicant for the temporary retention of the caravan so as to allow the applicant to provide care
and supervision to her own horses which she uses in endurance races and for the horses
associated with the proposed livery.
* From the information submitted, it is evident that the labour requirements for the livery and the
applicant's "endurance horses" are relatively extensive, and that monitoring and effective
response to any unforeseen emergencies would need to be in place.  However, the Local
Planning Authority must look at how this can reasonably be delivered and whether it is truly
"essential" to be on site.  
* With this in mind it is considered that a working day as indicated by the applicant (06:00 to
18:00) could be reasonably delivered without necessarily being on site.  
* With regard to emergencies, it is considered possible/reasonable to use electronic alarm
systems to raise any concerns.  
* It should be noted in relation to both of the aforementioned issues that the site lies in very close
proximity to Mattishall, which is a designated service centre, and that it would not be considered
unreasonable to live in the village with a view to providing reasonable care and supervision of the
site.  No evidence has been submitted which indicates that dwellings are not available within the
village or any other surrounding rural area within the locality.

Highway Safety 
* Norfolk County Council Highways have been consulted on the proposal and have objected on
two grounds.
* Firstly, the classified road (Mill Road - C211) serving the site is considered to be inadequate to
serve the development proposed, by reason of its poor alignment, restricted width, lack of
passing provision, substandard construction and restricted visibility at adjacent road junctions.
The proposal, if permitted, would be likely to give rise to conditions detrimental to highway safety.
* Secondly, the access is unsatisfactory to serve the proposed development by reason of its
inadequate width, restricted visibility and poor construction.  The proposal would therefore cause
danger and inconvenience to users of the adjoining public highway. 

Other issues
* There are no immediately adjacent dwellings which would be adversely affected by the
proposed development by way of significant overlooking, overshadowing, loss of privacy,
day/sunlight.  
* No other issues have been raised by any of the consultees namely the Environment Agency or
the Environmental Health Team.

Conclusion 
* It is not considered that sufficient justification has been put forward to demonstrate that there is
an essential need for the static caravan to be located in this location.  
* Furthermore, the inevitable increase in vehicle movements and the nature of vehicles
associated with the proposed livery use would be detrimental to highway safety given the
restricted nature of Mill Road.
* For these reasons the application is recommended for refusal.
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9900
9900

inadequate justification for rural location
highway safety concerns

 REASON(S) FOR REFUSAL
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BILLINGFORD
Elmham Road

Mr B Todd
Beech Avenue Taverham

JWM Design
23 Litcham Road Mileham

Agricultural general purpose building (Part Retrospective)  

Full

3PL/2012/1315/F

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : REFUSAL 

Principle of development 
Need 
Design and appearance 
Trees and landscape
Amenity 
Highway safety
Contaminated land 

 KEY ISSUES

The application relates to a steel frame building measuring 40.3 m in length by 22.7 m in depth by
6.6 m in height which has been erected on land off Elmham Road, Billingford.  The building is
finished in Olive Green Plastisol wall cladding and Goosewing Grey sheeting to the roof. The
building has been constructed.

Access is shown from Elmham Road on the north-eastern corner of the site.  This access is
paired with an access track that serves the adjacent property (Billingford Hall) to the east of the
site providing access to paddocks and outbuildings.  The new track is separated from the existing
with a soil bank on which it is proposed to plant hedging.  This new access has been constructed.
     

The building remains required for secure storage for agricultural machinery to serve the site
including fish farming.  However, in addition, it is stated that the building is intending to serve a 6
acre nursery which the applicant is proposing to operate on land to the north-west of the site
where permanent buildings would otherwise be located within the flood zone.  Uses would include
potting of cuttings and storage of materials/equipment related to that use.  The applicant also

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Jayne Owen

No Allocation
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advises that he intends to plant 5 acres of fruit trees on the site during this planting season and
that the 15 acres of land to the site frontage will be planted with potatoes during the coming year.
It is also stated that the applicant is looking to rent further agricultural land near to the site for
agricultural purposes that will be serviced by this building.  Storage space will be required for
boxes for the fruit and potato harvest and also agricultural implements that are vulnerable to
weather or theft.  Space for sorting, grading and storage of harvested potatoes/fruit products is
also required.  

This is one of two applications currently being considered on this site.  The other one being
considered under planning reference 3PL/2012/1197/F is for a proposed visitor centre and
camping pods and is included on this agenda.

The site lies outside the Settlement Boundary of the village of Billingford.  The site lies to the east
of the village of Billingford, south of Elmham Road and north of the River Wensum.  Historically,
the land formed part of a former gravel workings and comprises a mixture of fallow agricultural
land, woodland and ponds which were created when the site was operated as a quarry.  Part of
the site is a designated Scheduled Ancient Monument and lies adjacent to a Special Area of
Conservation and Site of Special Scientific Interest.  The site is known to be of archaeological
interest.  

 SITE AND LOCATION

3AG/2012/0030/AG - Portal frame structure with 2 No access doors for storage of machinery - No
Prior Approval 16th October 2012 
3AG/2012/0026/AG - Erection of general purpose agricultural building with agricultural/fishing use
- Withdrawn 
3AG/2012/0013/AG - Erection of general purpose agricultural building - Withdrawn
3PL/2010/0794/F - Erection of single storey general purposes agricultural building to provide
secure storage - Refused 16th September 2010
3PL/2010/0307/F - Proposed country park incorporating a visitor centre and 35 pitch touring
caravan site - Withdrawn 
3PL/2012/1197/F - Proposed visitor centre & camping pods - Not yet determined - Included on
this agenda 

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

No

 EIA REQUIRED
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Representations have been received raising the following issues;

 REPRESENTATIONS

TREE & COUNTRYSIDE CONSULTANT    

ENVIRONMENTAL HEALTH OFFICERS    

NORFOLK COUNTY COUNCIL HIGHWAYS    

CONTAMINATED LAND OFFICER    

Having regard to Paragraph 109 of the National Planning Policy Framework and Policy CP11 of
the Adopted Core Strategy and Development Control Policies Development Plan Document
2009: 
The scale and massing of the current proposal does not accord with the maintenance of "the
undeveloped character of (their) shallow valleys". It is not associated with any existing agricultural
complex and clearly constitutes new development in conflict with the above policies.

No objections or comments providing the development proceeds in line with the application
details.

Whilst acknowledging possible alternatives, refusal is recommended on the basis of
intensification in use of existing site access onto Elmham Road.  
An increase in right hand turning movements where forward visibility for turning and approaching
vehicles is restricted would cause undue interference with the safe and free flow of traffic on this
important traffic route.

No objections subject to condition and informatives. 

 CONSULTATIONS

CP.09
CP.10
CP.11
CP.14
DC.01
DC.12
DC.16
NPPF

Pollution and Waste
Natural Environment
Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Trees and Landscape
Design
With particular regard to paragraphs 28 and 109

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 

BILLINGFORD P C -  No Comments Received 

HISTORIC BUILDINGS CONSULTANT -  No Comments Received 

PRINCIPAL PLANNER MINERAL & WASTE POLICY -  No Comments Received 
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Lack of recent agricultural activity on the land; need for machinery storage on this scale; building
is out of keeping in both scale and materials; concerns regarding restriction of public access on a
bridleway crossing the land.

* The application is referred to Planning Committee at the request of the Ward Representative as
the proposal is of particular sensitivity locally.

Principle of development 
* The National Planning Policy Framework seeks to promote a prosperous rural economy
balanced against environmental protection.
* Core Strategy Policy CP14 Sustainable Rural Communities is of particular relevance to this
application.
* The reasoned justification in support of this policy at 3.104 states that the promotion of
economic development will need to be tempered against the necessity to protect the countryside
and the environment and promote sustainable modes of transport.  Therefore economic
development will only be supported where the operation of the business necessitates the location,
represents a sustainable solution to an identified need and is in line with national policy
* In 2012 an agricultural prior notification was granted for a building intended for the storage of
agricultural machinery required in connection with the servicing of the site.  At this time the
external area of the building fell below the 465 square metre threshold and whilst concerns were
raised as to whether the site is in agricultural use, the Councils solicitor confirmed that, based on
the information provided, case law, the past use of the land and given that it is capable of being
used for agriculture in the future, the principle of an agricultural storage building being deemed
necessary in this location is considered acceptable.  It was considered at this time that the scale,
design, siting and external appearance of the building was acceptable and appropriate for the
agricultural purposes required.
* However, the building which has been erected is significantly larger than that which was the
subject of the agricultural prior notification application and now comprises 973 square metres of
floorspace, a net increase in floorspace of 508.1 square metres.  The extended area comprises
an additional 2 bays to the main building on the west side and a lean-to extension across the
length of the building to the south side.  The floor area contained within the original building
remains as previously approved as the existing wall cladding and doors are retained.  The
additional floorspace created external space outside of the original building.  The lean-to
extension to the rear is tucked under the eaves of the main building with a low pitch roof down to
eaves height of approximately 3.3 m.  The extension is open sided to the west and south whilst
the cladding to the east elevation is continued across the east elevation of the new lean-to
building. 

Need 
* A statement submitted with the application states that the agricultural use of the main building
has not changed from the earlier application which was stated as being to accommodate secure
storage of plant and materials to service the site including fish farming. 
* The applicant's proposed use of the extended building and associated land is outlined in
Description of Development above.
* The enlarged building therefore is intended to be used in connection with a use that currently
does not exist.  There is no guarantee that the proposed agricultural activities will take place.  As
the building has already been completed, it is obviously not possible to prevent, by planning
condition, the commencement of construction until the proposed agricultural uses are

 ASSESSMENT NOTES
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established.    

Design and appearance 
* The design and appearance of the building is typical of many which serve agricultural holdings
in the countryside and at the time of the earlier approval it was not deemed necessary to agree
further details with respect to external appearance.  In design terms therefore it is considered that
the extended building is acceptable.      

Trees and Landscape
* Notwithstanding the comments of the Tree and Countryside Consultant, having regard to the
agricultural prior notification where a similar building, although somewhat smaller was permitted,
it is not considered that the building as extended would have a significant impact on the
landscape character of the area.   Owing to the landform there would be limited views of the
building from the public highway.    

Amenity 
* The building would not give rise to any significant impact with respect to existing neighbouring
amenity with respect to overlooking, overshadowing, impact on privacy or loss of outlook.  The
Councils Environmental Health Officer has been consulted and no objections have been raised
providing the development proceeds in line with the application details.    

Highway Safety
* Norfolk County Council Highways have raised concerns on the grounds that the proposal would
lead to an intensification in the use of the existing site access onto Elmham Road (B1145) a busy
main distributor road.  A possible alternative has been put forward and amended plans have been
received reducing the access to its original width at its junction with the B1145, the verge
reinstated and hedge line continued to the reduced gate location.  A post and rail fence is shown
along the west side of the track from the gate to the point where it meets the bank and hedge
already installed on site.  Norfolk County Councils comments have been sought on the revised
proposal and comments are currently awaited. 

Contaminated Land 
* The Council's Contaminated Land Officer has been consulted and commented that the
development site and agricultural building is within the boundary of a potentially backfilled quarry
from which there is the potential for gas migration.  Aerial photography from 1946 indicates that
the wider area of the site (as well as beneath the agricultural building) included a number of pits
(some water filled) which were likely to have been associated with the extraction of sand/gravel,
based upon the underlying geology and glaciofluvial deposits identified by the British Geological
Survey.  Subsequent aerial photography from 1988 indicates that that the former area of pits
noted in 1946 was much reduced in scale, where such appear to have been backfilled for
agricultural use/crop production.  A condition and notes are recommended should planning
permission be granted.

Conclusion 
* The reasoned justification in support of Core Strategy Policy CP14 states that the promotion of
economic development will need to be tempered against the necessity to protect the countryside
and the environment.  Economic development will only be supported where the operation of the
business necessitates the location, represents a sustainable solution to an identified need and is
in line with national policy.  The building which has been constructed is significantly larger than
that which was the subject of the previous agricultural prior notification and the enlarged building
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Refusal of Planning Permission

9900 Insufficient justification

 RECOMMENDATION

 REASON(S) FOR REFUSAL

is intended to be used in connection with uses which currently does not exist.  No evidence or
justification has been submitted which satisfactorily demonstrates that there is an existing need
for a building of the size and scale erected in this location and therefore, if permitted, the
proposal would be contrary to the aims and objectives of Core Strategy CP14 of the Core
Strategy and Development Control Policies Document 2009.  
* Refusal is recommended.
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GARVESTONE
The Bungalow
Reymerston Road

Mr & Mrs J Smith
c/o Agent 

Jonathan W Burton
12 Park Road Dereham

Demolition of existing bungalow & erect three dwellings (one 2 storey & two 1
1/2 storey) & garages

Full

3PL/2013/0002/F

N

N

Part In Set 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 
Highways 
Trees and landscape 
Contaminated land

 KEY ISSUES

The application seeks full planning permission to construct three detached dwellings and garages
following the demolition of an existing bungalow.  Materials proposed are Ibstock Ivanhoe Rural
Blend facing brick, Sandtoft concrete double pantiles colour rustic for the proposed dwellings on
Plots 1 and 2 and for the proposed dwelling on Plot 3 Ibstock Ivanhoe Cottage Blend facing brick
with Sandtoft concrete double pantiles colour dark grey for Plot 3.

The site lies partly within and partly outside the Settlement Boundary of the village of Garvestone.
 The application site is currenlty occupied by an existing prefabricated bungalow and garden land
associated with this dwelling.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Jayne Owen

No

 EIA REQUIRED

No Allocation
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3PL/2012/0919/F - Demolition of existing bungalow and erection of three two storey detached
dwellings and garages - Withdrawn

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS    

RAMBLERS ASSOCIATION:  NORFOLK AREA    

ENVIRONMENTAL HEALTH OFFICERS    

No objections subject to conditions

We would wish it to be stipulated that any building operations would at no time block the use of
the footpath (Garvestone FP10), and that any damage to the path must be repaired without
delay.

There are no objections or comments providing the development proceeds in line with the
application details

 CONSULTATIONS

DC.01
DC.02
DC.04
DC.11
DC.12
DC.16
DC.19
NPPF

Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Open Space
Trees and Landscape
Design
Parking Provision
With particular regard to paragraphs 47-55 abd 56-66

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 

GARVESTONE P C -   
The Parish Council objects strongly to this application. One double storey house and two one-
and-a-half storey houses is overdevelopment for the location. Surrounding houses on
Reymerston Road are smaller and generously spaced apart. The proposed houses, as well as
being too large, are too close to the road and appear crowded together. Neighbouring properties
will feel overdominated. The garage of plot 3 is too close to the road. The PC would not object to
two one-and-a-half storey chalet type dwellings on the site. The PC is also concerned that there
is insufficient parking. The PC request that if planning permission is granted, a condition be that
all contractors vehicles are kept on the site, not on the road, during construction. 
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Representations have been received raising concerns in respect of the size of the dwelling on
plot 1 which is considered out of keeping with the area, the loss of trees and hedges, inadequate
parking 

 REPRESENTATIONS

* The application is referred to Planning Committee at the request of the Ward Representative
having regard to Parish Council concerns.

Principle of development  
* The site lies partly within and partly outside the Settlement Boundary of the village of
Garvestone.  The dwellings would be sited on land within the Settlement Boundary with the
garden areas being provided on land outside the Settlement Boundary.  It is considered that the
development is acceptable in principle.  
* Core Strategy Policy DC4 Affordable Housing Principles requires that 40% of the total number
of housing units will be provided and maintained as affordable housing within all new residential
developments on sites which the Local Planning Authority determines has a capacity for 5 or
more dwellings; or comprises an area of 0.17 ha or larger.  The application site comprises 0.34
ha and therefore this policy is applicable.  
* An off-site contribution in lieu of built unit(s) on site of £12,606.33 has been offered by the
applicant and this has been considered by the Councils Enabling Officer.  The Councils Enabling
Officer has commented that Breckland has an identified need for affordable housing of 964
dwellings a year.  Garvestone itself has an identified affordable housing need with 193 applicants
on the housing register.  The nature of the proposed development, larger three bedroom
properties, does not lend itself well to an on-site provision of affordable housing.  In cases such
as this, a financial contribution to the delivery of affordable housing on an alternative is accepted.
The level of the contribution is calculated by establishing how much it would cost to purchase an
alternate plot of land in the area.  This is calculated at £39,618.23.  Any claim of financial viability
should be backed up with an open book financial appraisal and be independently verified to
ensure that the figures provided are acceptable.   
* At the time of writing therefore agreement has not been reached with respect to the level of
contribution required to meet the Councils affordable housing policy requirements.  

Design, layout, scale and appearance 
* The street scene comprises a mixture of development. To the north of the site are a pair of two
storey semi-detached cottages and to the south are pairs of two storey semi-detached former

 ASSESSMENT NOTES

CONTAMINATED LAND OFFICER    

TREE & COUNTRYSIDE CONSULTANT    

No objection subject to condition and informative.

The Tree & Countryside Consultant raised concerns re the scheme as first submitted but
following the receipt of amended drawings does not raise an objection subject to conditions.

HOUSING ENABLING OFFICER -  No Comments Received 
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council owned properties.  Opposite the site are detached bungalows and a one and half storey
cottage style dwelling. 
* The proposed dwellings are considered to be of an acceptable design, layout, scale and
appearance having regard to existing built form and would have a satisfactory impact within the
street scene.  
* Materials for the external walls of the dwelling are considered acceptable, however a condition
requiring the roofs of the dwellings to be clad with clay pantiles of a type and colour to be agreed
is recommended notwithstanding the proposed use of concrete pantiles.  This would comply with
Policy DC16 of the Core Strategy.
 
Amenity 
* There is an adequate separation distance between the dwellings and adjacent dwellings and
between each proposed dwelling to ensure that significant overshadowing or loss of privacy
would not occur.  A condition preventing new first floor windows within the northern side facing
elevations of the proposed dwellings on Plots 1 and 3 is also recommended

Highways 
* Each dwelling would be served by its own access and a minimum of three parking spaces is
provided for each property.  Norfolk County Council Highways have been consulted and no
objections have been raised subject to conditions.  

Landscaping 
* The site is currently bounded by existing boundary screening comprising close-boarded timber
fencing and hedging.  Beech hedging will form the front boundary screening to the highway
maintained at a height of 1 m to maintain visibility.  Individual plots will be enclosed by 1.8 m high
concrete post and timber close boarded fencing.  The Tree and Countryside Consultant has been
consulted and.recommends conditions in relation to tree protection and tree and hedge retention.

Contaminated Land 
* The Council's Contaminated Land Officer has been consulted and recommends a precautionary
condition and informative owing to the presence of a below ground fuel storage tank in the vicinity
of the development site and that it is foreseeable that asbestos containing material may be
present within the existing prefabricated bungalow that is to be demolished as part of the
proposed development.  

Conclusion
* The development is considered acceptable in principle and it is considered that the dwellings
are of an acceptable design, layout, scale and appearance having regard to existing built form.
The proposal would not have a significant impact on existing residential amenity subject to a
condition preventing new first floor windows within the northern side facing elevations of the
proposed dwellings on Plots 1 and 3.  Norfolk County Council Highways have raised no
objections to the proposal subject to conditions.  Amended plans have been received which
satisfactorily address these concerns no objections are raised subject to conditions relating to the
protection of existing trees and tree and hedge retention.  The Councils Contaminated Land
Officer has raised no objections subject to a precautionary condition in relation to contamination
and an advisory note being attached to any consent in relation to the potential for asbestos
containing material which may be present within the existing fabricated bungalow which is
proposed to be demolished as part of the proposed development. 
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Planning Permission

3007
3046
MT03
3116
3920
3920
3920
3920
3946
DE08
PD01
3414
3415
9850
9850
3998
4000
3996
2000
3920

Full Permission Time Limit (3 years)
In accordance with submitted plans
External wall and roof materials to be agreed
Roof of clay pantiles
Vehicular accesses provided and retained
Vehicular and pedestrian access as shown
Access/on site car parking/turning as shown
The two trees within highway verge to be removed.
Contaminated Land - Unexpected Contamination
Slab level to be agreed
No additional windows at first floor
Fencing protection for existing trees
Trees and hedges
Contaminated Land note
Highways note
NOTE: Reasons for Approval
Variation of approved plans
Note - Discharge of Conditions
NOTE:  Application Approved Without Amendment
S106 Note

 RECOMMENDATION

 CONDITIONS

* Approval is recommended subject to conditions and a legal agreement relating to the provision
of affordable housing and contributions towards recreational facilities. 
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QUIDENHAM
Shangri La
Gallows Lane

Mr & Mrs Matthews
Shangri La Gallows Lane

Mr Sarah Roberts
3 Church Lane Bressingham

New dwelling and access; removal of redundant agricultural sheds
(Resubmission)

Full

3PL/2013/0051/F

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : REFUSAL 

Principle
Design 
Impact upon residential amenity
Highway safety

 KEY ISSUES

This application seeks full planning permission to demolish existing agricultural outbuildings on
the site, and construct a new dwelling and access on land adjacent to a property known as
Shangri La on Gallows Lane in Eccles.

The proposal would comprise a detached chalet style house with three bedrooms, associated
living accommodation and an attached single garage.  The dwelling would be served by a new
access off Gallows Lane and would be served by its own private garden area to the side of the
property (south west). 

The rectangular parcel of land lies outside the Settlement Boundary for Eccles.  The 0.12 ha. site
is currently laid to grass and comprises a number of redundant agricultural pig buildings and
sheds.  Residential properties lie to the north-east and south-west, with fields to the north-west
and south-east.   

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Liz Starling

No Allocation
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3PL/2012/1248/F - Full planning permission for a new dwelling and access and removal of
redundant agricultural sheds - Withdrawn.

Two planning applications relating to adjacent sites are as follows:
3PL/2010/0698/F - Demolition of existing dwelling and erection of two dwellings - Approved on
13th September 2010.

3PL/2000/1442/F - Removal of agricultural condition on planning permission ref: 3/85/0968
(Shangri-La) - Approved on 16th January 2001.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

CP.01
CP.14
DC.01
DC.02
DC.11
DC.12
DC.16
DC.19
NPPF

Housing
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Open Space
Trees and Landscape
Design
Parking Provision
With particular regard to paragraph 55

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 

QUIDENHAM P C -   
Quidenham Parish Council would like the following comments regarding this planning application.
We are aware that this application does lie outside the current settlement boundary, albeit by only
a small margin. In past correspondence with Breckland QPC has argued vigorously that the
current settlement boundary was set many years ago without any consultation with the
community. As a result, the settlement boundary only covers part of the village and does not
reflect the community's current aspirations. We feel strongly that the unique position of Eccles
justifies some flexibility in respect of current planning guidelines. 

The village of Eccles is predominantly rural in nature but borders Snetterton Heath industrial area
to the north. Indeed, the village is within 200 metres of a substantial warehousing complex. In
spite of the current financial situation, Snetterton Heath is developing fast, providing much

No

 EIA REQUIRED
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One letter of objection has been received from a group of local residents on the grounds that it
would set an undesirable precedent for building on other sites outside the Settlement Boundary;
inconsistency with other past applications which having been refused locally due to being outside
the village boundary and the road being unsuitable to cater for further development due to its
poor condition and the possibility of further damage during construction and for the provision of

 REPRESENTATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS    

CONTAMINATED LAND OFFICER    

HEALTH & SAFETY EXECUTIVE    

No objection subject to the imposition of a condition in respect of the provision and retention of
on-site car parking and turning areas. 

No objection subject to the imposition of a condition in respect of unexpected contamination.

No objection.

needed employment. It therefore makes sense to allow some limited additional housing close to
this area.

Eccles also enjoys a unique position in terms of its strategic location. It is within one mile of the
A11 trunk road. The road through the village is also a 'preferred route' for traffic to Diss. In
addition, the village is dissected by the main Cambridge to Norwich railway line. Several trains
per day stop here. The railway stop of Eccles Road has also been mentioned in the Attleborough
& Snetterton Heath Plan as a possible way of developing links with the industrial area. The aim
would be to encourage more freight onto the railways. In addition, Eccles Road is seen as a hub
for workers travelling to the industrial area. 

Unlike many other villages, we have managed to retain many important services. Our church is
currently undergoing major restoration work. We have a thriving village hall and social club as
well as retaining our Pub. Our primary school, which was 19th in the overall Norfolk league table,
is now in partnership with two other schools and is ideally placed to take additional pupils.

In conclusion: The site in question would provide a unique opportunity to enhance the nature of
this part of the village without spoiling its rural character. 
            
The question of whether granting this application outside of the settlement area would set a
precedent is largely hypothetical. Quidenham Parish Council has always maintained that each
application should stand/fall on its own merits. The only comment QPC has received is in relation
to the upkeep of the unadopted Gallows Lane during the development period. 

In this case the development is wholly in line with the aspirations of the local community, who are
in favour of it

PRINCIPAL PLANNER MINERAL & WASTE POLICY -  No Comments Received 
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services to the new dwelling.    

* The application is referred to the Planning Committee at the request of the Ward
Representative, having regard to Parish Council support.
* This application seeks full planning permission to construct a detached house on land at
Gallows Lane in Eccles.

Principle/Design
* The site lies outside the designated Settlement Boundary for Eccles. Policy CP14 of the
Breckland Core Strategy sets out the circumstances where residential development may be
permitted in rural areas.  Paragraph 55 of the National Planning Policy Framework is similar to
the advice previously contained in PPS7 advising that Local Planning Authorities should avoid
new isolated homes in the countryside unless there are special circumstances such as the
essential need for a rural worker to live permanently at or near their place of work in the
countryside; or the exceptional quality or innovative nature of the design of the dwelling.  The
design of any dwelling should be truly outstanding or innovative, helping to raise standards of
design more generally in rural areas; reflect the highest standards in architecture; significantly
enhance its immediate setting; and be sensitive to the defining characteristics of the local area
* In this case, the agent has stated that the construction of the new dwelling would improve the
appearance of the site through the removal of the redundant agricultural buildings, would help to
support the local community, and would lie close to the Settlement Boundary where other
dwellings have been recently permitted.  Notwithstanding this, on the basis of the information
provided, it is not considered that these are sufficient grounds to justify a permanent dwelling in
this location.
* Furthermore, whilst the proposed dwelling is considered acceptable in terms of its design, scale
and massing, the design is not considered to be truly outstanding or innovative to warrant a
departure from policy in this instance.  

Amenity
* Due to the layout, siting and design of the proposed dwelling, no nearby dwellings which would
be adversely affected by the proposed development in respect of significant overlooking,
overshadowing, loss of privacy, day/sunlight.  As such, it is considered that the scheme would
accord with the requirements of Policy DC1 of the Breckland Core Strategy.  

Highways 
* Norfolk County Council Highways have assessed the proposal and no objection has been raised
to the scheme on highway safety grounds subject to the imposition of conditions.

Other issues
* The application is accompanied by a unilateral agreement in respect of open space provision in
accordance with Policy DC11 of the Breckland Core Strategy.

Conclusion 
* In conclusion, it is not considered that sufficient justification has been put forward to
demonstrate that there is an essential need for a permanent dwelling to be located in this location
or that the proposed design of the dwelling is truly outstanding or innovative.  As such, the
proposed development would be contrary to paragraph 55 of the National Planning Policy
Framework Policies CP14 and DC2 of the Breckland Core Strategy and is recommended for
refusal.

 ASSESSMENT NOTES
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Refusal of Planning Permission

9900
2002

Outside settlement boundary reason for refusal
Application Refused Following Discussion - No Way Forward

 RECOMMENDATION

 REASON(S) FOR REFUSAL




