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Mr & Mrs Worledge
Hopkins Homes Limited
Havebury Housing Partnership
O P Bunn
Susan Wright
Miss Gillian Rosindell
Mr Donal McGovern
Mr & Mrs Barry Pardue
Reads Nurseries
Tesco Stores Ltd

Applicant

DEREHAM
WATTON
THETFORD
OLD BUCKENHAM
LITTLE DUNHAM
BEETLEY
ICKBURGH
BANHAM
DEREHAM
THETFORD

Parish

3OB/2013/0002/OB
3PL/2013/0510/F
3PL/2013/0852/F
3PL/2013/0876/F
3PL/2013/0888/F
3PL/2013/0902/F
3PL/2013/0908/F
3PL/2013/0940/O
3PL/2013/0945/F
3TL/2013/0013/TL

Reference No.
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1

DEREHAM
Mill Vue Farm
Badley Moor

Mr & Mrs Worledge
c/o agent 

David Futter Asssociates Ltd
Arkitech House 35 Whiffler Road

Revocation of covenants 5.1, 5.3 & 5.4 on pp 3PL/2006/1067 - relating to
occupational restriction

Planning Obligation

3OB/2013/0002/OB

N

N

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : REFUSAL 

Personal circumstances

 KEY ISSUES

The application seeks permission to revoke covenants contained within a S106 legal agreement
attached to planning permission 3PL/2006/1067/F which granted permission for a dwelling.  The
legal agreement sought to restrict the occupancy of the approved dwelling to persons employed in
the business undertaken from the site (agricultural engineering business).

The site consists of a large parcel of land in a rural location and is accessed via a long track
which adjoins the Mattishall Road to the north of the site.  The site contains an existing mobile
home which the applicants live in, the foundations of the new dwelling and outbuildings.  To the
north and south-west of the site are neighbouring dwellings.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

3PL/2012/1092/F -Temporary retention of residential caravan ancillary to agricultural engineering
business - Temporary Approval for three years.
3PL/2007/0222/F - Erection of dwelling - Approved subject to a variation of terms and revocation
of planning permission 3PL/2006/1067/O. 
3PL/2006/1067/O - Erection of dwelling ancillary to agricultural engineers premises - Approval
subject to a Section 106 agreement, to ensure that the dwelling shall be occupied solely in
connection with the adjacent engineers business premises and that the existing mobile home

 RELEVANT SITE HISTORY

CASE OFFICER: Chris Raine

No

 EIA REQUIRED
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located within the adjacent site is removed from the land within 2 months of the first occupation of
the dwelling.
3PL/2005/1356/F -Temporary retention of residential caravan ancillary to agricultural engineers
premises - Temporary Approval five years.
PL/2005/0889/O - Erection of dwelling ancillary to agricultural engineers premises - Refused.

 POLICY CONSIDERATIONS

None

 REPRESENTATIONS

* The application is referred to the Planning Committee at the request of the Ward
Representative having regard to personal circumstances of the applicant.

Personal circumstances 
* Since the foundations for the new dwelling were cast in 2009 the applicants have experienced
difficulties in securing a mortgage to fund the project due to the occupancy restriction in place as
part of the approval; these difficulties having being brought about by the economic crisis.  It is
accepted that securing a mortgage where an occupancy restriction exists can be problematic in
the current economic climate, however, this carries little weight in the planning process.  It is
evident that if the clauses as referred to are revoked, the dwelling would become an unrestricted
dwelling in the countryside.  This is contrary to the provisions of Policy DC2 of the Breckland Core
Strategy and paragraph 55 of the NPPF.

Conclusion
* It is considered that the revocation of the clauses referred to would lead to an unacceptable
residential development in the countryside, contrary to national and local planning policy.  For this
reason the application is recommended for refusal.

 ASSESSMENT NOTES

 CONSULTATIONS

DC.01
DC.02
NPPF

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 

DEREHAM T C -   
Breckland needs to review the individual circumstances, but in principle there would need to be
an exceptional reaason for the restrictions to be lifted

Not Applicable

 CIL / OBLIGATIONS
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Refusal of Planning Permission

9900 Unacceptable residential development in countryside

 RECOMMENDATION

 REASON(S) FOR REFUSAL
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WATTON
Thetford Road

Hopkins Homes Limited
Melton Park House Scott Lane

Hopkins Homes Limited
Melton Park House Scott Lane

Erection of 110 dwellings with associated open space  

Full

3PL/2013/0510/F

N

N

In Settlemnt Bndry

Y

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle
Development viability
Impact on amenity
Impact on trees
Layout and design
Drainage
Highways

 KEY ISSUES

The proposal seeks full planning permission for the erection of 110 dwellings, 28 of which would
be affordable, together with the creation of 6600 sq.m. of public open space.  An additional
2.42ha of land would be transferred to the neighbouring Wayland Academy for their educational
use.

The development would be mainly accessed by a new estate road off Thetford Road which serves
96 of the proposed dwellings.  The remaining 14 dwellings would be served by 3 individual private
drives.

The site is located within the Settlement Boundary approximately 400m to the south of the town
centre, immediately to the west of Thetford Road (A1075).  To the north and east is residential
development, to the south and south west open countryside and to the north west Wayland
Academy.

The site is currently agricultural land which is included in the Settlement Boundary and allocated

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Viv Bebbington
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for residential development in the Site Specific Policies and Proposals Development Plan
Document.

No relevant site history

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

CP.01
CP.05
DC.01
DC.02
DC.04
DC.11
DC.12
DC.13
DC.14
DC.16
DC.17
NPPF

Housing
Developer Obligations
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Open Space
Trees and Landscape
Flood Risk
Energy Efficiency
Design
Historic Environment
With particular regard to paras.56, 57, 59 and 135

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

Affordable housing provision is secured through S106 to meet local affordable housing needs.
The Council seeks to enter into Planning Obligations to provide necessary local infrastructure
requirements on development sites. This could include, where necessary, for development to
deliver site specific open space, connection to utility services (as required by legislation), habitat
protection/ mitigation, transport improvements and archaeology. In relation to open space, the
Council has identified a shortfall of outdoor sports provision and children's play space across the
district. The evidence for this shortfall is found in the Council's Open Space assessment.
Therefore, to remedy the identified shortfall, the Council seeks Unilateral Undertakings to provide
contributions towards open space improvements under the provisions of adopted Policy DC11
where developments would not meet the threshold for on-site provision. In light of the evidenced
shortfall of open space, the Council considers that these contributions are demonstrably
improving open space provision in areas of evidenced shortfall and therefore comply with
Regulation 122 of the CIL Regulations.

 CIL / OBLIGATIONS
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ENVIRONMENT AGENCY    

NORFOLK COUNTY COUNCIL HIGHWAYS    

KEN HAWKINS, THE RAMBLERS    

NATURAL ENGLAND    

CRIME REDUCTION & ARCHITECTURAL LIAISON OFFICER    

TREE & COUNTRYSIDE CONSULTANT    

HOUSING ENABLING OFFICER    

STREETSCENE    

No objection subject to conditions

No objection subject to conditions

We support the comment from Highways suggesting that it is desirable that a 1.8m wide footway
should be provided alongside the A1075 to connect with the public right of way to the south, and
note that the Transport Statement indicates that the southern extent of the footway extension will
be agreed with the Highway Authority.  We would also wish to ensure that Watton FP7 is kept
open throughout building works and any damage to it is repaired without delay.

No objection

Comments provided to applicant in respect of Secured by Design scheme

No objection subject to conditions

No objection - Accepts fully the 25% provision of affordable housing.

Comments made re presentation of bins for waste and recycling collection 

 CONSULTATIONS

WATTON TOWN CLERK -   
The Council have no objection to the layout of the development site but request that the following
conditions be added:-
a) That there must be a roundabout at the bend by Barn Ruche to help ease the traffic flow
b) A 30mph speed limit 50 yards approaching the roundabout from the Thetford direction
c)  Signs indicating a new development
d)  A footpath on the West side from the cycle/footpath entrance to the rear of the school to the
southern boundary of the new development, towards the roundabout.

The Council is intending to implement CIL in 2014. As such, the payment of CIL and S106
obligations will be used for different requirements, and developments will not be charged for the
same items of infrastructure through both obligations and the levy. Once adopted, CIL funds will
replace contributions towards off-site infrastructure.
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The following is a summary of representations received:-
Roundabout should be provided at corner with Barn Ruche to serve the development; lack of
infrastructure; increased highway congestion; increased pressure on schools and medical
provision; increased pressure on foul and surface water disposal; lack of employment
opportunities; sufficient housing within town; previous refusal for residential development in 1994

 REPRESENTATIONS

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

Principle
* The site is within the Settlement Boundary and is allocated for residential development in the
Adopted Site Specific Policies and Proposals Development Plan Document 2012 and therefore
the principle of residential development is considered acceptable and in accordance with policy.

Development viability
* It is proposed to provide 25% of the development as affordable housing.  The applicant
contends that the provision of 40% affordable housing, in line with Policy DC 4, would not
produce a viable development.  A full viability appraisal has been submitted to substantiate this
contention.  Independent advice on this matter has been sought from the District Valuer who has
confirmed that a policy compliant scheme would be unviable and that the Council should seriously
consider the 25% offer.  This would provide a total of 28 affordable houses.
* On this basis it is recommended that, in this instance, an exception be made and a lower
amount of affordable housing agreed.

 ASSESSMENT NOTES

CONTAMINATED LAND OFFICER    

ENVIRONMENTAL HEALTH OFFICERS    

PUBLIC RIGHTS OF WAY OFFICER    

HISTORIC ENVIRONMENT OFFICER    

ECONOMIC AND STRATEGY OFFICER    

No objection subject to conditions

No objection subject to conditions

FP 7 lies adjacent but outside the application boundary and is therefore unaffected.  No objection
on PROW issues

An archaeological evaluation should be undertaken and the results submitted prior to
determination of the planning application in order to establish the significance of the site, in
accordance with National Planning Policy Framework (2012), (paras 128 and 141). In this case
evaluation should take the form of a geophysical survey of the development area

Obligation requirements provided
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Impact on trees
* The layout has been revised to address the close proximity of the development to the mature
trees on the western boundary.  The Tree and Landscape Consultant has raised no objection to
the proposal subject to conditions in respect of tree protection and landscaping. 

Layout and design
* The layout has been designed to provide for a higher density of development on the northern
boundary adjacent the existing development and a lower density along the eastern and southern
boundaries to respect the form and character of the area.  The three individual private drives
serve small groups of dwellings facing Thetford Road to ensure that the proposal relates well and
assimilates into the existing pattern of development in the area.
* In terms of design and appearance the majority of the buildings are two storeys, however there
are a number of single storey dwellings positioned in the northern part of the site near the open
space and 2 ½ and 3 storey forms used to provide a visual enclosure at the end of vistas and
focal points.  The buildings are well detailed and designed 
* The proposal provides for 6600sq.m of open space which is consistent with policy.  There are
two areas of open space, one in the northern part of the site near the school and one in the
southern part.

Impact on amenity
* There is a sufficient degree of separation between the proposed and existing dwellings to
ensure that the development does not significantly affect the amenity of the existing dwellings in
terms of overlooking and loss of amenity.
* The lower density on the eastern and southern boundaries together with the retention of trees
and hedges and the location of open space in the south east corner of the site ensures that there
is a softer edge to the development to protect the visual amenity of the area.
* The Environmental Protection Officer has raised no objection subject to conditions to protect
residential amenity.

Highway issues
* The Highway Authority is satisfied that the proposed estate road and 3 private drives onto
Thetford Road provide suitable entrance points onto that road and are acceptable methods of
serving the development and, as such, has raised no objection to the proposal subject to
conditions.

Drainage
* The Environment Agency has raised no objection subject to conditions

Other issues
* A condition has been imposed, in accordance with Policy DC14, to ensure that the proposal
provides 10% of its energy from renewable sources.
* Conditions in respect of land contamination issues, both in terms of both the risk to human
health and controlled waters, have been imposed
* The geophysical survey to evaluate the archaeological interest has been undertaken and the
results will be reported verbally.

Conclusion
* The application site is considered suitable for the proposed scale of residential development.  It
relates well to the form and character of the existing development.  It is recommended that the
application is approved subject to conditions and a Section 106 agreement.  The Section 106
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Planning Permission

3007
3048
3920
3920
3920
3920
3920
3920
3920
HA01
HA02
3920
3920
HA40
3920
3920
3414
3408
3920
3920
3944
3920
3920
3994
4000
3996
2000

Full Permission Time Limit (3 years)
In accordance with submitted
Ssurface water drainage scheme to be agreed
Land contamination condition
Land contaminationcondition
Land contamination condition
Surface water disposal scheme condition
No piling or other methods of penetrative foundations
Estate road management condition
Standard estate road conditions
Standard estate road condition
Off site highway works condition
Off site highway works condition
Traffic regulation orders
Non-standard highway condition
Protection of Watton FP7 footpath
Fencing protection for existing trees
Landscaping - details and implementation
Non-standard archaeological condition
Construction method statement reqiredcondition
Contaminated Land - Desk Study/Site Investigation
Renewable energy
Fire hydrant provision
Section 106
Variation of approved plans
Note - Discharge of Conditions
NOTE:  Application Approved Without Amendment

 RECOMMENDATION

 CONDITIONS

agreement would include obligations relating to affordable housing, education, public open space
provision and contributions towards library services.
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THETFORD
Former Railway Depot
Station Yard

Havebury Housing Partnership
Havebury House Western Way

Rees Pryer Architects LLP
The Studio Drinkstone Office Park

Conversion of the former train engineering workshop to 4x 2 bed flats & 2 x 1
bed flats & erect 4 x 2 bed houses

Full

3PL/2013/0852/F

N

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle
Design and setting of Listed Building
Impact on amenity 
Affordable housing provision
Funding/contributions
Highways

 KEY ISSUES

The application proposes part demolition (single storey extension on north side of building) of an
existing former train shed with the remaining and bulk of the building being converted to six flats
to provide four 2 bed units and two one bed units. A terrace of 4 two storey dwellings is proposed
on the frontage of Canterbury Way together with the creation of associated parking, including a
cycle store.
The accommodation is a 100% affordable housing scheme for rent.

The site consists of a large traditional train shed and associated land adjacent to the existing
Thetford train station and railway line which lie to the east and north respectively.  To the south is
the Canterbury Way carriageway and to the west is a residential development currently under
construction.  There is a relatively large change in the level from the front to the back of the site.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

 RELEVANT SITE HISTORY

CASE OFFICER: Jemima Dean

No

 EIA REQUIRED
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3PL/2011/0842/F - Demolition of train shed/workshop and erection of 8 townhouses - Withdrawn.
3PL/2011/1389/F - Residential development of 4 semi-detached 3 bed units and conversion of
former workshop to 3 dwellings - Approved

 POLICY CONSIDERATIONS

 CONSULTATIONS

CP.01
CP.05
DC.01
DC.02
DC.04
DC.11
DC.16
DC.17
DC.19
NPPF

Housing
Developer Obligations
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Open Space
Design
Historic Environment
Parking Provision
With particular regard to paragraph 50
With particular regard to paras. 50, 51, 56, 131

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 

THETFORD T C -   
The committee refer to their objections raised to Planning Application 3PL/2011/1389/F. In that,
they want to see the existing building (deemed to be in the curtilage of the Listed Station
Buildings) retained in its entirety and put to purposeful non-residential use.
In addition there is a severe lack of amenties space for substantial sized units, thereby
constituting to over development of the site.

Affordable housing provision is secured through S106 to meet local affordable housing needs.
The Council seeks to enter into Planning Obligations to provide necessary local infrastructure
requirements on development sites. This could include, where necessary, for development to
deliver site specific open space, connection to utility services (as required by legislation), habitat
protection/ mitigation, transport improvements and archaeology.
In relation to open space, the Council has identified a shortfall of outdoor sports provision and
children's play space across the district. The evidence for this shortfall is found in the Council's
Open Space assessment. Therefore, to remedy the identified shortfall, the Council seeks
Unilateral Undertakings to provide contributions towards open space improvements under the
provisions of adopted Policy DC11 where developments would not meet the threshold for on-site
provision. This policy criteria has been taken fully into account.
The Council is intending to implement CIL in 2014. As such, the payment of CIL and S106
obligations will be used for different requirements, and developments will not be charged for the
same items of infrastructure through both obligations and the levy. Once adopted, CIL funds will
replace contributions towards off-site infrastructure.

 CIL / OBLIGATIONS
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None

 REPRESENTATIONS

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

Principle
* The site is situated within the Thetford town Settlement Boundary where the principle of new
development is acceptable. The policies of the Core Strategy and those of the NPPF encourage
the development of affordable housing which has been identified as being in short supply. This
requirement has to be balanced against other factors including the protection of amenity and

 ASSESSMENT NOTES

NORFOLK COUNTY COUNCIL HIGHWAYS    

ENVIRONMENTAL HEALTH OFFICERS    

RAMBLERS ASSOCIATION:  NORFOLK AREA    

HISTORIC BUILDINGS CONSULTANT    

HOUSING ENABLING OFFICER    

Raised concerns relating to the level of car parking, however in light of submitted information and
from re-inspection of the site, no objections are raised subject to conditions.

No objections subject to conditions in relation to sound-proofing.

No comment

No objection in principle to the proposed conversion; as discussed informally with the applicants
agent. The proposed units fronting Canterbury Way must in my opinion use traditional materials -
this should include natural slates and painted timber window joinery, or - in the case of the latter -
well detailed powder coated aluminium. 

The application for 10 affordable dwellings shall go some way to assisting in meeting the need for
affordable housing in Thetford. There is a considerable need for affordable dwellings in Thetford
with 732 applicants on the register for Thetford. Need is highest for smaller accommodation,
mainly 1 and 2-bed dwellings and this application is providing a good mix of smaller units that will
allow for both downsizing and those affected by recent welfare reforms.

The site is well located to services and suits the provision of smaller affordable accommodation
with good access to the station and the town centre. 

Development is benefitting from HCA funding and will be a welcome addition to the affordable
housing stock in the town

CONTAMINATED LAND OFFICER -  No Comments Received 

TOWN PLANNING TECHNICIAN SOUTH EAST NETWORK RAIL -  No Comments Received 
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enhancement of the character of the area.

Design and setting of Listed Building
* In terms of the impact upon the character and appearance of the area, the existing traditional
shed/workshop is proposed to be retained and converted in a sympathetic manner following
discussion with the Council's Historic Building Consultant who raises no objection to the scheme
as a whole.
* The proposed terrace of four properties at the front of the site adjacent to Canterbury Way is
considered to be sympathetic to the proposed conversion and the lowering of the ground level
proposed also helps to integrate the terrace into the streetscene. 
* The detailing of the proposed units is suitable to this part of Thetford.  The Historic Buildings
Consultant is also satisfied that this part of the scheme is acceptable in visual terms.

Impact on amenity
* The existence of the adjacent train station has led to the Environmental Health Officer
requesting the use of conditions to avoid unacceptable noise disturbance.  These are considered
to be acceptable.

* Thetford Town Council makes comparison with the previous proposal and preferring the existing
workshop building being used for non-residential use. The former workshop is being retained,
other than a relatively small single storey rear extension, and the use as small residential units is
considered an appropriate and acceptable use. The site, although part of the rail station site, is
within a predominantly residential area.

Affordable housing provision.
* The proposed scheme relates to a wholly affordable housing development managed by the
Havebury Housing Partnership and therefore will deliver ten affordable units that will help address
the local demand for smaller units. The Council's Housing Enabling Officer has confirmed his
support for the scheme and that the development is to be partly subsidised, together with being
legible for grant funding from the Homes and Communities Agency.

Funding/Contributions
* A development of this nature is subject to compliance with Policy CP 5 of the Core Strategy
requiring a contribution to be made for open space. A development of this size would attract a
payment of almost £10,000. The Housing Association has stated that this contribution will impact
on the viability of the scheme. It is already dependent upon grant funding, including from the
Council, and that there is no scope to increase the spend to satisfy this requirement. Moreover,
Network Rail, as site owners, are requiring high financial demands and the details required as
part of the conversion work, noise attenuation etc are also impacting on the scheme's viability. It
is considered that, in this instance, it would be inappropriate to jeopardise the provision of much
needed affordable housing units and that the open space contribution is waived.

Highways
* In terms of highway safety, the Highway Authority has confirmed that they have no objection
subject to conditions

Conclusion
* In conclusion, the scheme is considered to be acceptable and is therefore recommended for
approval subject to conditions and a Section 106 Agreement to ensure the provision and retention
of affordable housing.
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Planning Permission

3007
3048
3920
3920
3920
HA24
MT03
3920
3920
3920
3920
4000
3996
2000

Full Permission Time Limit (3 years)
In accordance with submitted
Sound-proofing details
Acoustic glazing
Scheme for protection from noise
Provision of parking and servicing - when shown on plan
External wall and roof materials to be agreed
Any contaminated land
Structural survey requiements
Ecological mitigation
Note re Section 106
Variation of approved plans
Note - Discharge of Conditions
NOTE:  Application Approved Without Amendment

 RECOMMENDATION

 CONDITIONS
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OLD BUCKENHAM
Land off Folly Lane

O P Bunn
3 Upgate Street Carleton Rode

Ian Pick Associates Ltd
Llewellyn House Middle Street

Erection of a agricultural livestock building & associated hardstanding & feed bin

Full

3PL/2013/0876/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
Design
Impact upon the rural location
Impact upon amenity
Impact upon highway safety.

 KEY ISSUES

The application proposes the erection of a livestock building for the rearing and finishing of 500
pigs. The building will measure 30.48m in length, 15.24m in width and 6.28m in ridge height. The
walls of the building will be constructed with concrete panels and adjustable gale breaker curtains
in juniper green whilst the roof will be constructed with steel profile sheeting. The building will also
have an automated feeding system on the Eastern elevation of the building.

Associated hard-standing is also proposed for parking and turning as well as a 10m concrete
apron which will be used as a manure pad. The site will be accessed from Folly Lane to the North
of the site.

It is proposed that the site will see 2.2 batches of pigs arrive per annum and further information in
respect of vehicle movements have been submitted as part of the application.

The application site is currently an agricultural field with an area of 464.5 square metres (0.046
hectares) which is located on the corner of Folly Lane and Cuffer Lane and is accessed via Folly
Lane to the north. The site has existing hedgerows of various heights along the western and
northern boundaries but the boundaries are considered to be relatively open as the site can be

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Nicolla Ellis

No Allocation
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seen from both highways. 

There are no neighbours within the immediate vicinity; the nearest neighbours are situated
approximately 500m west with another property situated at the end of Folly Lane, over 1km away.
Another cluster of properties is located 900m to the south. New Buckenham is situated
approximately 1.2km to the South of the site, whilst Old Buckenham is some 1.5km to the west
and Carleton Rode 1.2km to the east.

No relevant site history

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

CP.11
DC.01
DC.16
NPPF

Protection and Enhancement of the Landscape
Protection of Amenity
Design
With particular regard to paragraphs 61and 120

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 -   
Could you consider making access from site via Carlton Rode, otherwise no objections

Further comments 8/11/13
The Parish Council when they first received information on this application received only brief
details and subsequently voted no objections. Having received fuller and better details of the
application they would not have voted to support the application but would have strongly opposed
it. All routes to the site are totally unsuitable for any use by HGV vehicles as the road is very
narrow and is a single track road, only suitable for small vehicles. The route is part of the Tas
Valley way and regularly used by dog walkers, ramblers, people on horses and children cycling to
and from school. If used on a commercial basis by HGV's it will create a situation where a serious
accident will be very likely. Also serious concerns were expressed regarding draining and

No

 EIA REQUIRED

Not Applicable

 CIL / OBLIGATIONS
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NORFOLK COUNTY COUNCIL HIGHWAYS    

ENVIRONMENTAL HEALTH OFFICERS    

SOUTH NORFOLK DISTRICT COUNCIL    

CLERK TO CARLETON RODE PC    

TREE & COUNTRYSIDE CONSULTANT    

Whilst I accept the site may be classed as agricultural land and therefore could be used for other
agricultural purposes without the need for planning consent, I consider the proposed activities
that the applicant is looking to establish on this site are more intensive than purely growing a crop
on the site and as such is likely to generate a higher number of vehicle movements.

Should this application be permitted then this will establish an intensive pig rearing unit and
introduce a significant increase in the number of vehicle movements on the highway network
surrounding the site. Folly Lane, Cuffers Lane and Harlingwood Lane are considered inadequate
to cater the proposed use which if permitted would increase the propensity for vehicles to meet
on these narrow carriageways which in turn will lead to vehicular conflict and erosion of the
highway verges.

In light of the evidence above I feel I have no option but to recommend this application be
refused.

Recommend approval providing the development proceeds in line with the application details and
subject to conditions to alleviate environmental concerns.

We have no objection to the proposed development, however we trust that you will take into
account the views of Carleton Rode Parish Council and that of Norfolk County Council as the
highway authority given the constrained nature of Folly Lane.

At the meeting of Carleton Rode Parish Council this evening [November 12, 2013] the members
of the Council unanimously recommended the refusal of planning application 3PL/2013/0876/F
for the erection of an agricultural livestock building and associated hardstanding and feed bin at
land off Folly Lane, Old Buckenham.

The Council's reasons for the recomminedation of refusal are -

1 Folly Lane is inadequate for proposed development. Folly Lane is a single track unclassified
road without passing places and is manifestly unsuitable for use by large commercial vehicles.
The development would generate increasing use of Upgate Street by large commercial vehicles. 

2 There would be an increasing potential for odour nuisance.

3 The generation of light pollution from the facility in a wide rural landscape.

NEW BUCKENHAM PARISH COUNCIL -   

sewerage which the Parish Council think are totally insufficient. The Parish Council strongly urges
BDC to refuse the application.
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A significant number of letters of objection and 2 letters of support have been received to date.
Summaries of the issues raised in these representations are listed below.

Objectors
Inadequacy of highway network;  highway safety in respect of cyclists, pedestrians and vehicles;
visual impact on the landscape;  potential for future development given the applicant's current
business;  services to the site;  impact on wildlife;  odours

Supporters
Support for local farmers and produce;  applicant's current operation in respect of rural
environment and animal welfare;  concerns re basis of objections  

 REPRESENTATIONS

* The application is referred to Planning Committee at the request of the Ward Member given the
locally contentious nature of the application.
* The application seeks consent for the erection of an agricultural livestock building. 
* In order to assess the proposal, Policies CP11, DC1, DC16 and the NPPF must be considered.
The following report assesses the application against these policies.

Principle of development
* Policy CP11 of the Breckland Core Strategy requires development to have regard for the natural
landscape and be informed by the Landscape Character Areas (LCA). In this instance, the
proposed development is to be situated within an LCA known as "settled tributary farmland" and,
as such, is not considered to be a sensitive area thus having a capacity to accommodate new
development without being significantly detrimental to the landscape characteristics.
* Policy DC16 requires all new development to relate well to its surroundings in terms of
character, scale and mass; whilst it is clear that the building will contrast with the open land
surrounding it, the agricultural nature of the area must be taken into consideration. The NPPF,
paragraph 61, reiterates this stating that decisions should address the connections between
people and places and the integration of new development into the natural environment.
* In addition, Policy DC1 of the Breckland Core Strategy requires development to limit the effect
upon the amenity of the local area in respect of odour, noise and other forms of disturbance.
Furthermore, the policy states that the character of the landscape should be protected so that
people can continue to enjoy the amenities of the district.
* Paragraph 120 of the NPPF requires Local Planning Authorities to prevent unacceptable risks
from pollution upon the natural environment and general amenity.
* It should be noted that the assessment of this application is based solely on the erection of one
unit on the site.  

 ASSESSMENT NOTES

Has raised concerns in respect of the visual impact of the proposal on the landscape given that
insufficient boundary screening currently exists, that there are no details of external lighting or
those relating to effluent holding facilities.
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Design
* The appearance of the proposed livestock building is not considered to be dissimilar to those
erected elsewhere on other agricultural units and is appropriate for the proposed use.
* It is noted that the surrounding agricultural land is open with no development within the vicinity,
and as such, it is considered likely to be prominent within the locality and will be seen from some
distance away along both Cuffer Lane and Folly Lane. However, given that the current land use is
agricultural, it is considered that on balance, the proposed building is acceptable in terms of
design but subject to a condition requiring additional boundary screening.

Impact upon the character of the area
* As mentioned above, the area is predominantly agricultural and it is expected that the area may
be used for various forms of agricultural business.
* Whilst many objections have been received regarding the impact upon the local area, local
policy has determined that the area is not a sensitive one, allowing for the capacity for
development. As such, it is thought that, given the proposal is for agricultural purposes, the
impact upon the character of the local area is unlikely to be detrimental.
* Furthermore, given that the proposal is located some distance from residential areas, which are
screened by vegetation as well as the natural landscape, it is thought that the livestock building
will not be in a prominent view from these areas.

Impact upon amenity
* Issues in relation to local amenity are widely discussed in the letters of objection received to
date. Most common issues related to odour, highway users and visual amenity. 
* It is noted that the nearby lanes are frequently used by pedestrians and cyclists and as such,
are likely to be affected by the proposed vehicle movements and odour from the unit. However, in
terms of odour implications, this is unlikely to unduly impact upon nearby properties given the
distance they are located from the site and as such, any odour will only impact on passersby for a
short period of time and is thought unlikely to be any greater than that experienced from other
agricultural units. In addition, the Environmental Health Officer has raised no objection to the
proposal subject to conditions to protect amenity.
* Further to this, whilst it is likely that the proposal will have an impact upon visual amenity in
terms of highway users, nearby neighbours are not thought likely to be adversely impacted in
terms of the visual appearance of the landscape given that dwellings are situated at least 500m
from the site.

Highway issues
* Nearly all of the objection letters have raised issues with regard to the highway implications of
the development because both Cuffer Lane and Folly Lane are single track roads which are
difficult for HGV vehicles to navigate.
* In addition, the residents of Carleton Rode, New Buckenham and Old Buckenham are
concerned for the safety of pedestrians who use the roads.
* Information submitted in relation to vehicle movements suggests some 1600 movements per
annum associated with the proposed development, some of which will be undertaken by HGVs
and tractors and trailers. It is clear from visiting the site that the road network surrounding the site
is narrow, measuring only 2.5-3m in width with a lack of passing provision for vehicles. This lack
of passing provision is further hampered by many of the verges being narrow, steep or backed by
a ditch and therefore vehicles are unable to mount the verge.
* On the basis of the point above, the Highways Authority have objected to the proposed livestock
unit as the road network is inadequate to cater for the proposed increase in vehicles which could
lead to vehicular conflict along the highway and the erosion of highway verges; the deposition of
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Refusal of Planning Permission

9900
2002

Highway Safety
Application Refused Following Discussion - No Way Forward

 RECOMMENDATION

 REASON(S) FOR REFUSAL

material onto the highway could create a slip hazard for vehicles and pedestrians. 
* Furthermore, the Highways Authority feel that the restricted carriageway width and lack of
parking provision is compounded by a poor alignment which leads to restricted forward visibility
around bends on route, which is crucial to ensure drivers are given enough warning of a
stationary or turning vehicle to enable them to react safely. 

Conclusion
* It is noted that in terms of design, amenity and impact upon amenity, the proposal on balance is
considered to be acceptable in terms of local and national policy given that it is an agricultural unit
situated within agricultural land.
* However, the Highways Authority have objected to the proposal due to the inadequate road
network surrounding the site and on this basis, it is concluded that the proposal is recommended
for refusal.
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LITTLE DUNHAM
Brick Kiln Pightle
Barrows Hole Lane

Susan Wright
1 Rectory Villas Cranworth

Clayland Architects
The Glass House Lynford Gardens

Erect 4 dwellings, create 2 new access points & 2 passing places onto Barrows
Hole Lane 

Full

3PL/2013/0888/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  
Design and layout 
Amenity 
Landscaping
Highways 
Contaminated land
Archaeology

 KEY ISSUES

The application seeks full planning permission to construct four detached dwellings with attached
garages on land located on the south side of Barrows Hole Lane.  The development comprises
two three bedroomed dwellings, one four bedroomed dwelling and one five bedroomed dwelling.
Access is proposed via two access points from Barrows Hole Lane.  Materials comprise a mixture
of buff and red multi brick and flint, horizontal timber cladding and light cream coloured render for
walls and Pottelberg Victorian Red Norfolk clay pantiles, all stated to be agreed.  The proposed
dwellings are intended to meet Code Level 5 for Sustainable Homes.  

The application is submitted with a pre-application supporting statement, Design and Access
Statement, vulnerable development contamination report, Arboricultural Implications Assessment
and Tree Protection Plan.  A traffic movement survey carried out on the 29th July 2013 from 7.45
am to 4 pm also forms part of the application.

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Jayne Owen

No Allocation
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The site lies outside the Settlement Boundary of the village of Little Dunham.  There is an
uninhabited mobile home and shed on the site.  To the west of the site lies a large detached two
storey dwelling and to the east, beyond an adjoining paddock, is a bungalow.

 SITE AND LOCATION

3PL/2013/0580/F - Residential development - Withdrawn 
3PL/2005/0409/O - Erection of one dwelling - Refused 
3PL/1996/1149/F - Residential development of four houses and garages - Refused 
3PL/1988/1040/O - Residential development for four houses - Refused 
3PL/1987/0404/O - Residential development for four houses - Refused

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

CP.05
CP.09
CP.11
CP.14
DC.01
DC.02
DC.04
DC.05
DC.11
DC.12
DC.16
DC.19
NPPF

Developer Obligations
Pollution and Waste
Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Affordable Housing on Exception Sites
Open Space
Trees and Landscape
Design
Parking Provision
With particular regard to paragraphs 14, 17, 32, 34, 47, 49, 50, 55, 56-66, 70,
97, 186, 187, 189

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

Affordable housing provision is secured through S106 to meet local affordable housing needs.
The Council seeks to enter into Planning Obligations to provide necessary local infrastructure
requirements on development sites. This could include, where necessary, for development to

 CIL / OBLIGATIONS
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NORFOLK COUNTY COUNCIL HIGHWAYS    

CONTAMINATED LAND OFFICER    

TREE & COUNTRYSIDE CONSULTANT    

HOUSING ENABLING OFFICER    

The development is likely to result in conditions detrimental to highway safety and I therefore feel
I have no option but to recommend the application be refused for the following reasons:

The unclassified road 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 / restricted visibility at adjacent road junctions.  The proposal, if
permitted, would be likely to give rise to conditions detrimental to highway safety.

The proposal is remote from local service centre provision conflicting with the aims of sustainable
development, the need to minimise travel, and the ability to encourage walking, cycling, use of
public transport and reduce the reliance on the private car as represented in national and local
policy.  Contrary to the National Planning Policy Framework and Policy 5 of Norfolk's 3rd Local
Transport Plan, entitled Connecting
Norfolk.

No objections subject to conditions.

Without prejudice to any other policy consideration and noting that the arboricultural report by
Plandecil forms part of the application: the proposal adequately respects the existing trees and
hedges.  Condition 3414 should be appended to any consent.

The applicant and the Enabling Team have been in discussions regarding the provision of
affordable housing and it has been agreed that, due to the small number of dwelligns and the

 CONSULTATIONS

LITTLE DUNHAM P C -  No Comments Received 

deliver site specific open space, connection to utility services (as required by legislation), habitat
protection/ mitigation, transport improvements and archaeology. In relation to open space, the
Council has identified a shortfall of outdoor sports provision and children's play space across the
district. The evidence for this shortfall is found in the Council's Open Space assessment.
Therefore, to remedy the identified shortfall, the Council seeks Unilateral Undertakings to provide
contributions towards open space improvements under the provisions of adopted Policy DC11
where developments would not meet the threshold for on-site provision. In light of the evidenced
shortfall of open space, the Council considers that these contributions are demonstrably
improving open space provision in areas of evidenced shortfall and therefore comply with
Regulation 122 of the CIL Regulations.

The Council is intending to implement CIL in 2014. As such, the payment of CIL and S106
obligations will be used for different requirements, and developments will not be charged for the
same items of infrastructure through both obligations and the levy. Once adopted, CIL funds will
replace contributions towards off-site infrastructure. 



BRECKLAND COUNCIL - PLANNING COMMITTEE - 25-11-2013

DC131_new

ENVIRONMENT AGENCY    

ENVIRONMENTAL PLANNING    

HISTORIC ENVIRONMENT OFFICER    

large scale of the dwellings proposed, that an on-site provision of affordale housing would be
difficult to deliver.  Therefore, a commuted sum in lieu of on-site provision has been agreed
between the applicant and the Enabling Team.  The terms of payment have also been agreed
and will need to be set out in a legal agreement.

No objection subject to conditions and informative

This application proposes four dwellings on land classified as countryside within Little Dunham. 

Settlement boundaries across Breckland were reviewed as part of the Site Specific Policies and
Proposals DPD and during this review; the settlement boundary for Little Dunham was removed.
This revision was formally adopted in January 2012. The settlement boundary was removed
village due to the lack of essential services and facilities within the village, and therefore the
reliance on other settlements to provide these functions.

The relevant local policy can be found within Policy CP14 Sustainable Rural Communities of the
adopted Core Strategy and Development Control Policies DPD, with criteria a to f being of
particular relevance. The justification provided within this application for new residential
development on land outside of the settlement boundary does not meet the requirements of
criteria a to f. 

Whilst Breckland cannot currently demonstrate an up to date five year supply of housing land, the
implications of paragraphs 47 and 49 of the National Planning Policy Framework need to be
taken into consideration in the determination of this application. Little Dunham is not allocated for
growth within the Council's settlement hierarchy, and as such although the Council cannot
demonstrate a five year supply of land the Spatial Strategy set out at Policy SS1 is still of
relevance. Therefore, due to Little Dunham not receiving a positive housing allocation due to its
lack of services and facilities the settlement hierarchy as set out within policy SS1 is still
considered of relevance.

The proposed development affects the site of a post medieval brick kiln. Although the exact
location of the kiln within the site is not known the structure is marked on a small-scale, late 18th
century map and its presence is supported by the field name Brick Kiln Pightle. Consequently
there is potential that heritage assets with archaeological interest (buried archaeological remains
relating to the kiln) will be present at the site and that their significance will be affected by the
proposed development. 

Conditions therefore recommended requriing written scheme of investigation and dwellings not to
be occupied until the site investigation and post investigation assessment has been completed in
accoreance with submitted written scheme of investigation.
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Letters in support and petitions have been received raising the following issues:

Development would be in keeping with charm and individuality of the village; recognise need for
the local community to grow and develop socially and economically to prevent stagnation;
development would create much needed housing to the locality and would improve the landscape
of that particular part of the village and increase the local community to support local services
such as school, public house, shops and other community services and increase their viability;
house designs are nice and are in keeping with the differing styles of properties along Barrows
Hole Lane;  site adjoins settlement boundary and already has property on both sides and on the
opposite side of the road,  it is therefore natural infill;  additional entrances will bring with them
highways improvements, it is a disused piece of land not suitable for any other purpose; site is
less than 5 minutes from Necton which is a Service Centre, providing shops, post office and a
doctors surgery.  It is also a stones throw from the A47, one of East Anglia's main routes for
employment;  Little Dunham is the catchment area for Great Dunham and Litcham Schools and is
also served by several other shops and businesses;  rural communities and services should be
supported, maintained and protected;  the support of local people and Little Dunham Parish
Council should be recognised.  

Letters of objection have been received raising the following issues: 

Principle is supported however the design is not, the village has a suitable amount of this type of
property;  there is a distinct shortage of homes suitable for first time buyers in order to redress
the demographic of the village e.g. smaller high density properties alongside fewer of those
proposed;  Little Dunham is very much a "dormitory" village and whilst this brings a certain level
of affluence there is a need to consider the needs of young people, both from within and outside
the community who may wish to settle here.

 REPRESENTATIONS

* The application is referred to the Planning Committee as the applicant is the partner of a
member of Breckland Council staff.

Principle of development  
* The application proposes 4 new dwellings on land outside of any Settlement Boundary.  
* Settlement Boundaries across Breckland were reviewed as part of the Site Specific Policies and
Proposals DPD and during this review the Settlement Boundary for Little Dunham was removed.
This revision was formally adopted in January 2012.  The Settlement Boundary was removed
owing to the lack of essential services and facilities within the village and therefore the reliance on
other settlements to provide these functions.  
* The relevant Core Strategy Policy is CP14 (Sustainable Rural Communities).  Core Strategy
CP14 requires that in villages not identified for a specific level of growth in the settlement
hierarchy, residential development will only be permitted where there are suitable sites available
inside the limits or a defined settlement boundary; it is an affordable housing scheme for local
needs in accordance with the Council's exceptions site policy; it involves the appropriate re-use of
a rural building; it provides a site for gypsy and travellers or travelling show people; it is a dwelling
required in association with existing rural enterprises where it complies with the requirements of
national guidance in relation to new dwelling houses in the countryside or it is a replacement of
an existing dwelling.  
* The proposed development does not meet any of these specified criteria.  

 ASSESSMENT NOTES
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* Whilst Breckland Council cannot currently demonstrate an up to date five year supply of
housing land, the implications of Paragraph 47 and 49 of the National Planning Policy Framework
need to be taken into consideration in the determination of this application.  
* Little Dunham is not allocated for growth within the Council's settlement hierarchy and, as such,
although the Council cannot demonstrate a five year supply of land the Spatial Strategy set out
as Policy SS1 is still relevant.   Little Dunham did not receive a positive housing allocation owing
to its lack of services and facilities and the application is therefore contrary to the settlement
hierarchy as set out within Policy SSI.
* Core Strategy Policy DC4 requires that to meet District housing needs the Council will require
40% of the total number of housing units to be provided and maintained as affordable housing
within all new residential development 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 more
* The application site comprises an area which exceeds 0.17 ha and therefore this policy is
applicable.  
* The applicant has agreed an off-site contribution with the Council's Housing Enabling Team.
The terms of the payment have been also been agreed.  This would be required to be secured by
way of a signed and completed Section 106 Obligation should planning permission be granted.  
* In addition, Core Strategy Policy DC11 requires all new development to provide a contribution
towards outdoor playing space and this requirement is therefore applicable to this application.  

Design and layout 
* The layout, design and appearance of the proposed dwellings is generally acceptable and in
keeping with existing built form.  
   
Landscaping
* Existing boundary treatments are proposed to be retained, together with additional parkland
style fencing, close boarded fencing and new hedge planting.  The Tree and Countryside
Consultant has been consulted on the proposal and comments that without prejudice to any other
policy consideration and noting that the arboricultural report by Plandescil forms part of the
application, the proposal adequately respects the existing trees and hedges.  A tree protection
condition is appropriate should planning permission be granted. 

Amenity 
* The proposed dwellings are sufficiently distanced from neighbouring development which would
ensure that no significant impacts would arise with respect to existing levels of residential
amenity.  Within the development itself the dwellings are sufficiently distanced from each other
which would ensure that no significant overlooking, overshadowing, loss of impact or privacy
would arise.  

Highways 
* Norfolk County Council Highways have been consulted on the proposal and object on the
following grounds:-
* The development is likely to give rise to an increase in vehicle movements on a stretch of the
highway network that is considered inadequate to cater for further development by reason of the
restricted width, lack of passing provision, restricted forward visibility and substandard visibility at
neighbouring road junctions. 
* It is also considered the development is contrary to sustainable transport policies and therefore
contrary to local Policy 5 of Norfolk's 3rd Local Transport Plan
* It is accepted that the applicant is willing to fund the creation of two passing places along the
site frontage however this is not considered sufficient to outweigh the adverse impacts that are
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Refusal of Planning Permission

9900
9900
9900
2002

Unsustainable Location
Unclassified road inadequate
Conflict with aims of Sustainable Development
Application Refused Following Discussion - No Way Forward

 RECOMMENDATION

 REASON(S) FOR REFUSAL

likely to occur on the wider highway network between The Street/Sporle Road and Necton Road.
* The development is likely to result in conditions detrimental to highway safety and refusal is
therefore recommended.

Contaminated Land
* The Council's Contaminated Land Officer has been consulted on the proposal and no objections
have been raised subject to conditions requiring a desk study/site investigation and in relation to
unexpected contamination being found. 

Archaeology
* The Historic Environment Service has highlighted potential for heritage assets with
archaeological interest and, if planning permission is granted, requires conditions in respect of a
programme of archaeological work.   

Conclusion
* The proposal represents the erection of housing in an unsustainable location in the countryside
which would not be in close proximity to a settlement boundary or service centre village of town.
The application is therefore contrary to paragraphs 47 and 49 of the National Planning Policy
Framework and to Core Strategy Policy CP14 (Sustainable Rural Communities) 
* Core Strategy DC4 requires provision of 40% affordable housing.  If planning permission is
granted, the applicant is willing to pay a commuted sum in lieu of on-site provision and the
amount has been agreed with the Council's Housing Enabling Officer.  
* The proposal, if permitted, is likely to give rise to conditions detrimental to highway safety as the
unclassified road 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 is also remote from local service centre provision and conflicts with the aims of
sustainable development, the need to minimise travel and the ability to encourage walking,
cycling, use of public transport and reduce the reliance on the private car as represented in
national and local policy.
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BEETLEY
16 Beech Road

Miss Gillian Rosindell
16 Beech Road Beetley

Miss Gillian Rosindell
16 Beech Road Beetley

Erection of a single storey upvc/glass conservatory on the side of the house 

Full

3PL/2013/0902/F

N

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Scale, design and materials appropriate to dwelling
Visual impact
Impact upon neighbour amenity

 KEY ISSUES

This application seeks full planning permission for the erection of a uPVC fully glazed
conservatory to the side elevation of a residential dwelling.  The proposed conservatory will
measure 3.8m in width, 3.8m in depth and 3.3m in height.

16 Beech Road is a two storey detached residential dwelling within the Settlement Boundary of
Beetley.  The dwelling sits within a corner plot, with garden to the side and rear, completely
screened by conifer hedging and small trees.  The conservatory is proposed to extend the side
elevation.  Neighbouring properties immediately abut the site to the West and South, with an
Electricity Sub-Station in the South-Eastern corner of the garden.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Sandra Bunning

No

 EIA REQUIRED

No Allocation
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No relevant site history

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

No representations have been received.

 REPRESENTATIONS

*  The application is referred to the Planning Committee as the applicant is a member of staff of
Breckland Council.

Scale, design and materials 
* The site is located inside the Settlement Boundary for Beetley and is considered to comply with
the general principles of DC.01 and DC.16 of the Breckland Adopted Core Strategy.  The scheme
is acceptable in terms of scale, design and materials and is considered to be appropriate in its
context.  Materials will match existing fenestration in the dwelling.

Visual impact
* The proposed conservatory will be situated to the side elevation of the dwelling, which is
screened by a high conifer hedge around the boundary of the site.  As such, there will be no
negative impact upon the streetscene.

Impact upon neighbour amenity
* Neighbours immediately abutting the site are separated from the development by hedging
around the boundary of the site, along with various trees and screening within the garden.
Therefore there will be no impact upon neighbour outlook, privacy or loss of light.

 ASSESSMENT NOTES

 CONSULTATIONS

DC.01
DC.16
NPPF

Protection of Amenity
Design
With particular regard to para.

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 

BEETLEY P C -   
The Parish Council has no objection to this application.

Not Applicable

 CIL / OBLIGATIONS
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Planning Permission

3007
3048
MT02
4000
3996
2000

Full Permission Time Limit (3 years)
In accordance with submitted
External materials as approved
Variation of approved plans
Note - Discharge of Conditions
NOTE:  Application Approved Without Amendment

 RECOMMENDATION

 CONDITIONS

Conclusion
* The proposal is considered acceptable in terms of scale, design and materials, will not impact
on the street scene or residential amenity.  As such, the application is recommended for approval
subject to the imposition of conditions.
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ICKBURGH
The Old Rectory
Ashburton Road

Mr Donal McGovern
Old Rectory Ashburton Road

Paul Took Planning
60 Neatherd Road Dereham

Residential development of four detached dwellings and garages 

Full

3PL/2013/0908/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
Amenity
Highway safety
Contaminated land
Natural environment
Open space contributions

 KEY ISSUES

This application seeks full planning permission for the erection of four detached dwellings and
garages off Ashburton Road, Ickburgh. Details show two designs of similar footprint.   The two
storey properties on three plots include a flat roof porch, two storey rear wing with single storey
extension under a lean to roof and lean to element to the side elevation. The dwelling on the
fourth plot is similar in design but includes a front wing.  Details of external materials have not
been included as part of the application but plans appear to show the use of brickwork and render
to walls.  The detached double garages include a pyramid form to the roof.

The site is that of a former industrial site with a number of separate buildings and a large area of
hardstanding.  The site is 0.96 hectares in size.  Reports with the application indicate the site has
not been used for the last two years.
The site is located outside of any defined Settlement Boundary, some distance from the built up
area of the village and is bordered to the north by a residential dwelling in the same ownership
and beyond the highway and to the east, south and west by agricultural land.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Jemima Dean

No Allocation
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Previous permissions between 1964 and 1985 refer to commercial/manufacturing/workshop uses
on the site.  No further applications since 1985.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

CP.10
CP.14
DC.01
DC.02
DC.04
DC.11
DC.16
DC.19
NPPF

Natural Environment
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Open Space
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 

ICKBURGH P C -  No Comments Received 

No

 EIA REQUIRED

Affordable housing provision is secured through S106 to meet local affordable housing needs.
The Council seeks to enter into Planning Obligations to provide necessary local infrastructure
requirements on development sites. This could include, where necessary, for development to
deliver site specific open space, connection to utility services (as required by legislation), habitat
protection/ mitigation, transport improvements and archaeology. In relation to open space, the
Council has identified a shortfall of outdoor sports provision and children's play space across the
district. The evidence for this shortfall is found in the Council's Open Space assessment.
Therefore, to remedy the identified shortfall, the Council seeks Unilateral Undertakings to provide
contributions towards open space improvements under the provisions of adopted Policy DC11
where developments would not meet the threshold for on-site provision. In light of the evidenced
shortfall of open space, the Council considers that these contributions are demonstrably
improving open space provision in areas of evidenced shortfall and therefore comply with
Regulation 122 of the CIL Regulations.

The Council is intending to implement CIL in 2014. As such, the payment of CIL and S106
obligations will be used for different requirements, and developments will not be charged for the
same items of infrastructure through both obligations and the levy. Once adopted, CIL funds will
replace contributions towards off-site infrastructure.

 CIL / OBLIGATIONS
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Local representations have been received in support of the proposal and a summary is as
follows:
reduction in noise and pollution;  reduction in heavy goods vehicles; 
in keeping with the surrounding area and well designed proposal in a highly desirable residential
area.

 REPRESENTATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS    

CONTAMINATED LAND OFFICER    

TREE & COUNTRYSIDE CONSULTANT    

NATURAL ENGLAND    

R S P B    

PRIVATE SECTOR HOUSING    

NORFOLK FIRE AND RESCUE SERVICE    

ENVIRONMENTAL PLANNING    

No objections subject to conditions.

No objections subject to conditions and informatives.

Whilst the absence of an adverse effect upon the stone curlew citation feature has not been fully
established, the comments of Natural England are acknowledged.

Natural England does not object to the proposed development. Given the small scale of the
development it is not expected to affect these species (Nightjar and Woodlark) or any other
feature of Breckland Forest SSSI.

RSPB objections for the following reasons:
- The application site is within the 1500m stone-curlew buffer
- The application site is within the 400m buffer for woodlark and nightjar
- The applicant has failed to note the presence of the Breckland SPA.

None

No objection subject to conditions.

The justification based around the site's previous industrial use and potential amenity benefits of
its replacement with residential dwellings does not meet the expectations of CP14 or paragraph
55 for development within the countryside.

PRINCIPAL PLANNER MINERAL & WASTE POLICY -  No Comments Received 
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* The application is referred to Planning Committee at the request of the Ward Representative
having regard to the special circumstances surrounding the site. 

Principle of development
* This application proposes four dwellings on land outside of the Settlement Boundary in
Ickburgh. The land was previously used for industrial purposes; however the statement
accompanying the application states that the site has been vacant for approximately two years. 
* Ickburgh is identified as a rural settlement through the spatial strategy within the adopted Core
Strategy and Development Control Policies DPD. The spatial strategy clarifies that these
settlements have a lack of essential services and facilities to support development. In addition to
this, the site proposed is distant from Ickburgh village being located approximately 600m from the
edge of the village. 
* The accompanying statement put forward with the application references the previously
developed nature of the site, and expected amenity benefits of a housing scheme, as a
justification for the scheme. Residential development in areas classified as countryside must be
considered against the expectations of Policy CP14 Sustainable Rural Communities within the
Core Strategy and Paragraph 55 of the NPPF. The justification based around the site's previous
industrial use and potential amenity benefits of its replacement with residential dwellings does not
meet the expectations of CP14 or paragraph 55 for development within the countryside.
* Core Strategy Policy DC4 requires that to meet District housing needs the Council will require
40% of the total number of housing units to be provided and maintained as affordable housing
within all new residential development 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 more
* The application site comprises an area which exceeds 0.17 ha and therefore this policy is
applicable.  
* The applicant has agreed that if the application is approved that a financial contribution will be
provided towards the provision of affordable housing. This and the terms of the payment would
have to be agreed with the Council's Housing Enabling Team. This would require to be secured
by way of a signed and completed Section 106 Obligation should planning permission be granted.
* Contributions to open space provision would also be sought through the legal agreement 

Need
* Planning permission is sought by the applicant for four private detached residential dwellings. 
* The site is currently an unused industrial site. 
* It is considered that no special circumstances have been put forward for the proposed
development which would be sufficient to justify a significant departure from the above mentioned
national and local plan policies. 

Design and appearance
* In terms of design and appearance, whilst the dwellings are relatively large the proposal reflects
a relatively traditional design approach within this rural location. 
* No details of external materials have been submitted and therefore a condition would be
appropriate requiring these to be submitted and agreed by the Local Planning Authority prior to
commencement, should permission be granted.
* It is also considered that the site is of a sufficient size to accommodate four dwellings of this
size and scale in terms of siting, amenity area and parking. 

Amenity
* In terms of amenity and impact upon the neighbouring property to the north, the proposed
dwellings are sited some distance from this property. The proposed dwellings and the adjacent

 ASSESSMENT NOTES
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Refusal of Planning Permission RECOMMENDATION

 REASON(S) FOR REFUSAL

property are separated by mature trees. In conclusion, it is considered that the proposed
development would not result in significant overlooking, overshadowing and loss of privacy or
outlook.

Highway safety
* The applicant is willing to fund localised carriageway widening on Ashburton Road to provide
passing bays. In light of this, the Highways Authority raise no objection subject to conditions
relating to on-site car parking/turning and off-site highway improvement works. 

Contaminated Land
* The Contaminated Land Officer recommends the imposition of conditions relating to a site
investigation and unexpected contamination on site. 

Natural Environment
* The Arboricultural Impact Assessment has regard to existing trees on site.  Its
recommendations should be appended as a condition if planning permission were to be granted.
* The Tree & Countryside Consultant considers that the absence of an adverse effect upon the
stone curlew citation feature cannot be established and there must be a presumption against
consent.  Justification in respect of three tests of the Habitats Regulations has not been
submitted.  Comments highlight differences of opinion with Natural England.   
* The RSPB object to the application as the site is within 1500m of the Stone Curlew Buffer, is
within 400m of the Woodlark and Nightjar buffer, and the applicant has failed to note the
presence of the Breckland SPA. 
* Natural England however does not object to the proposed development. Given the small scale
of the development it is not expected to affect these species (Nightjar and Woodlark) or any other
feature of Breckland Forest SSSI or cause significant increased disturbance to stone curlew.

Other Issues
* Local representations have been received in support of the application in regards to the
reduction in noise and pollution, reduction in heavy goods vehicles and the scheme being in
keeping with the surrounding area and a well designed proposal in a highly desirable residential
area.
* Norfolk Fire and Rescue Service were consulted and request a condition be imposed relating to
the provision of fire hydrants on the development.

Conclusion
* The environmental gain from the removal of the buildings is minimal having regard to the
remoteness of the site from the public realm
* In conclusion, the scheme is recommended for refusal due to its location outside of any defined
Settlement Boundary and the fact that insufficient justification has been put forward to
demonstrate that there is an essential need for permanent dwellings in this location. 
* The proposal is therefore contrary to Policy DC.02 Principles of New Housing, CP14
Sustainable Rural Communities and Paragraph 55 of the National Planning Policy Framework.
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9900
2002

Outside settlement boundary
Application Refused Following Discussion - No Way Forward
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BANHAM
Rear of 59 Crown Street
off Greyhound Lane

Mr & Mrs Barry Pardue
Lavender Cottage 1 Sunnyside

Sketcher Partnership Ltd
First House Quebec Street

Residential development (3 dwellings)  

Outline

3PL/2013/0940/O

Y

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : REFUSAL 

Principle
Impact on character of area
Affordable housing
Residential amenity 
Highway safety

 KEY ISSUES

The application seeks outline planning permission for residential development for 3 dwellings.
The application seeks to deal with access only, however, an indicative layout indicating a
detached house and a pair of semi detached houses has been provided.  The application form
also indicates that the semi detached houses would be social rented houses.

Access to the site would be provided off Greyhound Lane.

The application site consists of former garden land with trees to its north-west boundary.  To the
north east of the site is Greyhound Lane beyond which are residential dwellings.  To the north
west is open land and to the south are existing residential dwellings fronting Crown Street.

The site is outside the Settlement Boundary and within the Conservation Area.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Viv Bebbington

No

 EIA REQUIRED

No Allocation
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3PL/2012/0096/O - Erection of dwelling and garage - refused June 2012

 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
With particular regard to paras. 48, 50 and 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 

BANHAM P C -   
At the last boundary review, Banham Parish Council (BPC) requested 3 minor changes, including
this site.  Whilst 2 were granted, this was not and BPC has not, despite several requests,
received a reason as to why. The boundary was moved only slightly to include Mr Blythe's next
door property, which successfully applied to build 2 housing units (3PL/2012/0666/F). 

Affordable housing provision is secured through S106 to meet local affordable housing needs.
The Council seeks to enter into Planning Obligations to provide necessary local infrastructure
requirements on development sites. This could include, where necessary, for development to
deliver site specific open space, connection to utility services (as required by legislation), habitat
protection/ mitigation, transport improvements and archaeology. In relation to open space, the
Council has identified a shortfall of outdoor sports provision and children's play space across the
district. The evidence for this shortfall is found in the Council's Open Space assessment.
Therefore, to remedy the identified shortfall, the Council seeks Unilateral Undertakings to provide
contributions towards open space improvements under the provisions of adopted Policy DC11
where developments would not meet the threshold for on-site provision. In light of the evidenced
shortfall of open space, the Council considers that these contributions are demonstrably
improving open space provision in areas of evidenced shortfall and therefore comply with
Regulation 122 of the CIL Regulations.

The Council is intending to implement CIL in 2014. As such, the payment of CIL and S106
obligations will be used for different requirements, and developments will not be charged for the
same items of infrastructure through both obligations and the levy. Once adopted, CIL funds will
replace contributions towards off-site infrastructure. 

 CIL / OBLIGATIONS
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HISTORIC BUILDINGS CONSULTANT    

NORFOLK COUNTY COUNCIL HIGHWAYS    

HISTORIC ENVIRONMENT OFFICER    

HOUSING ENABLING OFFICER    

No objection.

Objection.
The proposed development does not adequately provide off-site facilities for pedestrians /people
with disabilities (those confined to a wheelchair or others with mobility difficulties) to link with
existing provision and / or local services.
The classified road serving the site is considered to be inadequate to serve the development
proposed, by reason of limited footway provision and restricted visibility at adjacent road
junctions.  The proposal, if permitted, would be likely to give rise to conditions detrimental to
highway safety.
The proposed development, if permitted, would involve the construction of a new vehicular
access onto Greyhound Lane (C157) where visibility is severely restricted by the adjacent hedges
/ fence and would be likely to give rise to conditions detrimental to highway safety.

No objection subject to a condition requiring programme of archaeological work

The application includes 2no. affordable dwellings. There is a need for 2-bed rented
accommodation in the village. However, the application lacks any information as to how these
dwellings are to be provided as affordable to people from the Council's housing register and who
are unable to access housing in the private sector. We would expect to see more detailed
information setting out how this were to be achieved.

The site location is outside of the development boundary and therefore, under the Council's
exceptions site policy, 100% of the proposed development should be for affordable housing
available to those with a strong local connection to the village. The application is unclear as to
whether this is seeking an exception to policy. 

Taking into consideration the lack of information regarding the affordable dwellings we are
currently not in a position to support the application.

Mr Pardue's previous application (3PL/2012/0096/O) was refused because of the access in
Greyhound Lane leading to Mill Road.  Highways & Police report that only one minor shunt has
happened, at its junction with Heath Road, in 20 years.  The next door development with
permission will also lead into Greyhound Lane, which surely creates a precedent. Visibility at the
junction could be vastly improved by the height reduction of the hedge on the corner of Mill
Road/Greyhound Lane, belonging to Mr Blythe.

This application provides two affordable housing units which are much needed in the village,
which appears to be in line with overall Government policy.

The Parish Council strongly recommends that permission is granted.  
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The following is a summary of representations received:
Recent refusal for one dwelling; loss of privacy/ overlooking; overshadowing; overdevelopment -
alter character of the area; drainage issues; impact on wildlife - bats;  highway issues - restricted
access at junction of Crown Street and Greyhound Lane: increase in traffic

 REPRESENTATIONS

The application is referred to Planning Committee at the request of the Ward Representative
having regard to the need to provide affordable dwellings.

Principle of Development
* The site is outside the Settlement Boundary for Banham and, as such, there is a presumption
against new dwellings in this location in accordance with policies CP 14 and DC 2.  The applicant
has indicated that the site is adjacent to a site which was recently granted permission for
residential development however these dwellings were all positioned within the Settlement
Boundary.

Impact on the character of the area
* Whilst the details of the siting and appearance are reserved it is evident that the proposal would
result in the extension of development into the countryside to the detriment of the rural character.
The existing pattern of development along Greyhound Lane is linear in form.  Due to the size and
shape of the plot, the erection of 3 dwellings on the site is likely to be at odds with the character
of the area both in terms of layout and density. 
* The site is within the Conservation Area.  It is considered the proposal has failed to demonstrate
that 3 dwellings could be positioned on the site in a satisfactory manner which would enhance the
form and character of the Conservation Area.

Affordable Housing
* The applicant has indicated that 2 of the dwellings would be social rented however the
application does not provide details of how this would be secured.  * Furthermore, to be
considered as an exception site under Policy DC 5 all of the proposed dwellings should be for
affordable housing.

Residential Amenity
* The application is in outline form only and therefore issues in respect of overlooking and privacy
can be addressed as reserved matters.

Highway Issues
* The Highway Authority has raised an objection both on the grounds of limited visibility at the site
entrance and limited visibility at the junction of Greyhound Lane and Crown Street as well as
limited pedestrian facilities within Greyhound Lane.

Other issues

 ASSESSMENT NOTES

TREE & COUNTRYSIDE CONSULTANT    
The proposal site is greenspace within the Conservation Area but outside the adopted Settlement
Boundary.
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Refusal of Outline Planning Permission

9900
9900
9170
9120
9900

Contrary to policies CP14, DC 2
Contary to policy DC 5
Overdevelopment of site
Unwarranted intrusion/ribbon development
Highway/pedestrian safety

 RECOMMENDATION

 REASON(S) FOR REFUSAL

* The applicant has indicated that the proposal would assist in the supply of a 5 year land supply,
however given the limited number of dwellings proposed and the detrimental impact the proposal
would have on the character of the area it is considered that this is insufficient to justify support of
the application.
* The applicant has agreed to enter into a unilateral agreement to secure a financial contribution
towards open space and recreation.
* The trees on and bordering the site are protected under the provisions of the Conservation Area
regulations.

Conclusion
* In conclusion, the proposal is outside the Settlement Boundary and therefore contrary to policy.
Furthermore the development of the site would result in the overdevelopment of the site and a
visual intrusion into the countryside.  The development does not provide off site facilities for
pedestrians/people with disabilities to link with existing services, the road serving the site is
considered inadequate in terms of footway provision and visibility and restricted visibility from the
access onto Greyhound Lane, would give rise to conditions detrimental to highway safety.   



BRECKLAND COUNCIL - PLANNING COMMITTEE - 25-11-2013

DC131_new

9

DEREHAM
Old Hall Nurseries
Dumpling Green

Reads Nurseries
Dumpling Green Dereham

ADM Architectural
Flint Cottage Shropham Road

Erection of two, 3 bedroomed detached houses with garages  

Full

3PL/2013/0945/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  
Design and layout 
Amenity 
Landscaping
Protected species 
Highways 
Contaminated land

 KEY ISSUES

The application seeks full planning permission to construct two detached two storey dwellings with
detached garages on land at Old Hall Nurseries, Dumpling Green.  Materials would comprise
random flint work, red weathered facing brick, flat render over brick plinth for walls with natural red
clay pantiles for the roofs.  There is an existing mature hedge to the front of the site which is to be
retained and new native hedges are proposed to be planted to the northern, eastern and western
boundaries.    

The application is submitted with a planning statement and protected species survey.

The site lies outside the Settlement Boundary of the town of Dereham.  The site would be
accessed via the existing access which currently serves Reads Nurseries from Dumpling Green.
Dumpling Green is a public right of way (Footway FP26).  There is a pond within the application
site and another to the north-east of the site.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Jayne Owen

No Allocation



BRECKLAND COUNCIL - PLANNING COMMITTEE - 25-11-2013

DC131_new

No relevant site history

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

CP.05
CP.09
CP.11
CP.14
DC.01
DC.02
DC.11
DC.12
DC.16
DC.19
NPPF

Developer Obligations
Pollution and Waste
Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Open Space
Trees and Landscape
Design
Parking Provision
With particular regard to paras. 14, 17, 32, 34, 47, 49, 50, 55, 56-66, 70, 97,
186, 187, 189

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

Affordable housing provision is secured through S106 to meet local affordable housing needs.
The Council seeks to enter into Planning Obligations to provide necessary local infrastructure
requirements on development sites. This could include, where necessary, for development to
deliver site specific open space, connection to utility services (as required by legislation), habitat
protection/ mitigation, transport improvements and archaeology. In relation to open space, the
Council has identified a shortfall of outdoor sports provision and children's play space across the
district. The evidence for this shortfall is found in the Council's Open Space assessment.
Therefore, to remedy the identified shortfall, the Council seeks Unilateral Undertakings to provide
contributions towards open space improvements under the provisions of adopted Policy DC11
where developments would not meet the threshold for on-site provision. In light of the evidenced
shortfall of open space, the Council considers that these contributions are demonstrably
improving open space provision in areas of evidenced shortfall and therefore comply with
Regulation 122 of the CIL Regulations.

The Council is intending to implement CIL in 2014. As such, the payment of CIL and S106

 CIL / OBLIGATIONS
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NORFOLK COUNTY COUNCIL HIGHWAYS    

TREE & COUNTRYSIDE CONSULTANT    

CONTAMINATED LAND OFFICER    

ENVIRONMENTAL PLANNING    

ENVIRONMENTAL HEALTH OFFICERS    

ENVIRONMENT AGENCY    

No objections subject to informative in relation to the public right of way.

The protected species report from Finnemore Associates is noted and accepted.

No objection subject to condition.

The application does not provide a reason for the development on land outside of a settlement
boundary in relation to paragraph 55 of the National Planning Policy Framework (NPPF).
However, the planning statement accompanying this application refers to the lack of a five year
land supply within the District. It is acknowledged that Breckland cannot currently demonstrate an
up to date five year supply of housing land, and as such paragraphs 47 and 49 of the NPPF need
to be taken into consideration. In relation to paragraph 49 of the NPPF, it is considered that this
refers to Policy CP1 Housing within the adopted Core Strategy and Development Control Policies
DPD., and that the housing numbers allocated to individual settlements cannot be considered to
be up to date. 

The Spatial Strategy within the adopted Core Strategy and Development Control Policies DPD
allocates Dereham as a Market Town with a growth allocation. The lack of a five year supply of
housing land needs to be balanced against the level of housing growth being proposed within this
application. Whilst Dereham is a sustainable location for further housing growth, the contribution
of two dwellings to the housing land supply is likely to be de minimis.

No objection subject to conditions.

The development falls within Cell F5 of the Environment Agency's Flood Risk Matrix
(Development less than 1 ha.  and located within Flood Zone 1) and therefore no consultation will
be required. In this case we would wish to encourage good surface water management practice

 CONSULTATIONS

DEREHAM T C -   
Objection
The Buildings are outside the settlement boundary

obligations will be used for different requirements, and developments will not be charged for the
same items of infrastructure through both obligations and the levy. Once adopted, CIL funds will
replace contributions towards off-site infrastructure. 



BRECKLAND COUNCIL - PLANNING COMMITTEE - 25-11-2013

DC131_new

Letters of objection raise the following issues:

Dumpling Green is an agricultural/horticultural area;  site is outside a settlement boundary;
impact on unadopted roadway maintained by residents; precedent;  inadequate utilities/services;
Dumpling Green is one of the last unadopted coachways from very early times and sadly its
surroundings have been entrenched with 20th century structures, no more are needed;  dwellings
out of keeping with older style dwellings;  too many lorries use the lane, more will come for
building purposes;  new properties could bring demands for road surfacing and lighting which
would be detrimental to the rural nature of the lane;  development comprises cottages not
houses, applicant states they will be for agricultural use and for children who live down the lane
and could be rented out for a small or larger period of time, this does not appear accurate;
statement that hedges and boundaries will be kept is a promise not a fact; overlooking;  more
traffic and people to use infrastructure is one too many down this little lane, let alone the already
chaotic problem of Tesco roundabout and access to Yaxham Road;  erection of the proposed
buildings on this site would result in an undesirable consolidation of the existing sporadic
development to the detriment of the character and visual amenities of the area;  Dumpling Green
is a residential area with fairly well spaced dwellings, large gardens and an open character;
Breckland Dereham Infrastructure Study quotes Dumpling Green "maintain as unmade green
lane with agricultural surroundings on both sides to to give feeling of visiting the countryside";  the
lane is now busier than previously due to oil tankers, delivery vehicles, farm machinery and cars
and cannot easily support an extra volume of traffic;  access for emergency vehicles difficult;  the
proposed site does not face a superstore and employment area as stated, they cannot easily be
seen from the proposed site;  adverse effect on the character of area to an historic part of
Dereham, the birthplace of George Borrow in Dumpling Green;  impact on property values;  site
does not contribute to the overall problem of housing need.

Letters of support have been received raising the following issues:

The Reads are a respectable, well known, hardworking local family and the Nursery business has
been established in Dumpling Green for many years and is probably one the very few remaining
family run businesses left in the town today.  The business has been handed down through the
family and it provides not only a valuable service to the community but also employs local people;
 the applicant will ensure the development is carried out to a high standard with as least
disruption as possible to neighbouring properties and the lane;  the development will enhance the
area and provide housing for the applicants' children when they are old enough;  the local area is
continually subject to planning discussions with a site to the south of Dumpling Green earmarked
for the development of 250 houses, a new MacDonalds and Marstons public house being built on
the old Cemex site and further commercial developments to the area surrounding Tescos all in

 REPRESENTATIONS

MR R F GOREHAM    
I just wanted to make you aware that I have visited the site of the proposed application and have
had a chat with the applicant, Mr Read.
Although access to Dumpling Green is not great (it is an unmade road), there are definitely
precedents in that a considerable degree of development has taken place there over the years.
This is a sizeable plot - the properties will not be obtrusive or unpleasant - and, in my view, the
development would be a sensible use of the space.
In this regard, I am supportive of the application.
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progress;  it is clear we are not in rural Norfolk;  the traffic volume in Dumpling Green is relatively
minimal for the town centre location and Yaxham Road thoroughfare that is around us.  

* The application is referred to Planning Committee as the applicant is employed by Capita
Property and Infrastructure Limited.  

Principle of development  
* The application proposes two new dwellings on land outside of any Settlement Boundary.  
* Paragraph 55 of the National Planning Policy Framework states Local Planning Authorities
should avoid new isolated homes in the countryside unless there are special circumstances. 
* The application does not provide any justification for the development which meets the criteria
set out in Paragraph 55. 
* In addition Core Strategy Policy DC11 requires all new development to provide a contribution
towards outdoor playing space and this requirement is therefore applicable to this application.  At
the time of writing a signed and completed Unilateral Undertaking is awaited. 
* Core Strategy Policy CP14 Sustainable Rural Communities is of particular relevance to the
proposal.  
* Policy CP14 requires that in villages not identified for a specific level of growth in the settlement
hierarchy, residential development will only be permitted where there are suitable sites available
inside the limits of a defined settlement boundary; it is an affordable housing scheme for local
needs in accordance with the Councils exceptions site policy; it involves the appropriate re-use of
a rural building; it provides a site for gypsy and travellers or travelling show people; it is a dwelling
required in association with existing rural enterprises where it complies with the requirements of
national guidance in relation to new dwelling houses in the countryside; or it is a replacement of
an existing dwelling.  
* The proposed development does not meet any of these specified criteria.  
* However, as Breckland Council cannot currently demonstrate an up to date five year supply of
housing land, the implications of paragraphs 47 and 49 of the National Planning Policy
Framework need to be taken into consideration in the determination of this application.  
* The applicants' justification for the development is set out in the planning statement submitted
with the application and is summarised below:
- The site adjoins a major town with a considerable number of services and facilities, all within
easy access and therefore within a sustainable location.
- The site is available, suitable and can be developed within 12 months.
- The NPPF states that housing applications should be considered in the context of the
presumption in favour of sustainable development.  
- The recognised lack of a five year supply of deliverable housing sites results in the plan not
being considered up to date.
- The development would be physically well related to existing development and would not result
in significant intrusion into open countryside.
- The dwellings are well designed and of a scale that relates well to the form and character of
existing development in the area in accordance with NPPF criteria. 
* The Spatial Strategy within the adopted Core Strategy and Development Control Policies
Development Plan Document allocates Dereham as a Market town with a growth allocation.
However, the lack of a five year supply of housing land needs to be balanced against the level of
housing growth being proposed within this application.  Whilst Dereham is a sustainable location
for further housing growth, the proposed development would make a negligible impact on this
shortfall.  

 ASSESSMENT NOTES
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* In addition, whilst it is acknowledged that Dereham is a sustainable location, the site does not lie
immediately adjacent the Settlement Boundary and it lies within an area defined and
characterised by its open, rural character comprising relatively sporadic development with a
number of open gaps between and around existing built form.

Design and layout 
* The proposed dwellings are generally acceptable in terms of design and appearance utilising
appropriate materials. 

Landscaping
* It is proposed to retain the existing boundary hedgerows and trees and new planting is
proposed to supplement the existing together with the creation of a wildlife corridor along the
eastern boundary to maintain and enhance the ecology of the area.  The applicants state
additional habitat enhancement can be achieved beyond the application site which would provide
a buffer to the nursery buildings beyond.  If planning permission is granted appropriately worded
conditions could be attached to ensure existing hedges and trees are retained and to secure new
hedge and tree planting together with the proposed wildlife corridor. 
* The Tree and Countryside Consultant has been consulted on the proposal and no comments
have been raised in relation to the submitted landscaping proposals.  

Protected Species 
* A Protected Species Survey has been submitted with the application.  The Tree and
Countryside Officer has been consulted on the proposal and he has commented that the
protected species report submitted is noted and accepted.  

Amenity 
* The proposed dwellings are sufficiently distanced from neighbouring development which would
ensure that no significant impacts would arise with respect to existing levels of residential
amenity.  Within the development itself, the dwellings are sufficiently distanced from each other
which would ensure that no significant overlooking, overshadowing, loss of impact or privacy
would arise.  

Highways 
* Norfolk County Council Highways, whilst acknowledging that Dumpling Green (a private road)
suffers from poor construction with a number of potholes and some variations in width, raises no
objection subject to an informative advising that should the surface of the public right of way be
damaged by anyone exercising a private right then the responsibility to repair the surface lies with
the private right holder and the public right of way must remain available for use by the public
throughout the course of any works.  

Contaminated Land
* The Contaminated Land Officer has been consulted on the proposal and no objections have
been raised on the basis that the pond on the site is not being backfilled and subject to a
condition setting out action to be taken in the event that contamination is found at any time when
carrying out the development. 

Conclusion 
* The application site lies outside the Settlement Boundary of the town of Dereham not
immediately adjacent the Settlement Boundary and within an area with an open, rural character
comprising relatively sporadic development with a number of open gaps between existing built
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Refusal of Planning Permission

9900
9900
2002

Insufficient contribution to housing land supply
Setting a Precedent
Application Refused Following Discussion - No Way Forward

 RECOMMENDATION

 REASON(S) FOR REFUSAL

form.  No exceptional circumstances have been put forward which meet the criteria set out in
Paragraph 55 of the NPPF and Core Strategy Policy CP14 of the Core Strategy and
Development Control Policies Development Plan Document 2009. 
* Whilst it is acknowledged that Dereham is a sustainable location, the lack of a five year supply
of housing land needs to be balanced against the level of housing growth being proposed within
this application.  In this instance, it is not considered that the proposed development would make
enough of a contribution towards the five year supply of housing land which would be sufficient to
warrant a departure from national and local plan policies which aim to protect the rural character
of the countryside.  

In addition, the proposal, if permitted, would be likely to create a serious precedent for future
proposals of a similar nature in the area, which would become more difficult to resist and which
could, cumulatively, seriously harm the amenities of the area and prejudice the successful
implementation of national and local plan policies. 
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THETFORD
Tesco
Kilverstone Lane

Tesco Stores Ltd
c/o agent 

Montagu Evans
5 Bolton Street London

Extension of time limit on pp 3PL/2009/0973/F - extension to foodstore, car park
& assoc. works

Extend Time Limit

3TL/2013/0013/TL

N

N

In Settlemnt Bndry

Y

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : REFUSAL 

Principle
Impact on town centre uses
Impact on local amenity
Background
Highway requirements and impact

 KEY ISSUES

The application proposes to extend the time limit on an existing planning permission (ref:
3PL/2009/0973/F) for the extension to foodstore, car park, and associated works.

This original permission proposes an extension of the existing Tesco superstore with an additional
2,446 sq. metres gross internal floor space.  Approximately 1,580 sq. metres is proposed as the
additional trading area with a breakdown of 930 sq. metres convenience and 650 sq. metres
comparison floor space. The extension is proposed to the eastern side of the store with
dimensions of approximately 57.8 metres by 25.3 metres and with a ridge height of 8 metres.

A new access arrangement was specified that included an upgraded roundabout at the Norwich
Road / Kilverstone Lane junction and a new roundabout at the Kilverstone Lane / store entrance
junction.

An additional 114 car parking spaces were proposed to provide a total of 651 spaces.

All the original details remain and are described in further detail within the submitted Design and
Access Statement. The application also includes a Planning and Retail Policy Update Statement.

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Jemima Dean

No Allocation
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The proposal relates to the existing Tesco store site that is located to the south of Kilverstone
Lane and to the east of Norwich Road, adjacent to the Cloverfield residential estate.

 SITE AND LOCATION

3PL/2009/0973/F - Extension to extg foodstore, revised access, extended car park, relocate
balancing pond, landscaping & assoc. works

Previous permissions in relation to developments at store

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS    
The Highway Authority are aware that the transport assessment that supported the previous
application was written in 2009 and was based on traffic information from 2003. It is considered
that the Transport Assessment is out of date. Similarly the Travel Plan is out of date.
Taking into account the current, undetermined application for the Thetford Strategic Urban

 CONSULTATIONS

CP.07
DC.01
DC.12
DC.14
DC.16
T 2
TH.3
NPPF

Town Centres
Protection of Amenity
Trees and Landscape
Energy Efficiency
Design
Norfolk County Council Development Plan Policy T2.
Out of centre retail
With particular regard to Section 8 - Promoting Healthy Communities

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 

THETFORD T C -   
Recommend that a new application is submitted with a revised impact assessment taking into
account other out of town retail applications since this scheme was submitted.

No

 EIA REQUIRED

Not Applicable

 CIL / OBLIGATIONS
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TREE & COUNTRYSIDE CONSULTANT    

ENVIRONMENTAL PLANNING    

ENVIRONMENTAL HEALTH OFFICERS    

NATURAL ENGLAND    

CRIME REDUCTION &ARCHITECTURAL LIAISON OFFICER    

CLLR ROBERT KYBIRD    

Extension (SUE) and associated employment development, it is maintained that the access
strategy to the expanded Tesco development needs to be reviewed. Given that the Thetford SUE
junctions along Norwich road are to be traffic signal controlled it is logical for consideration to be
given to using traffic signals at the Tesco access onto Kilverstone Road and the junction onto
London Road. The permission being sought to be extended proposes a roundabout junction.
The Highway Authority requires an up-dated Transport Assessment and Travel Plan to ensure a
proper and full assessment of the latest situation. Without these documents a highway objection
is maintained.

No further comments

The full policy assessment is available on the Council's web site.
In summary, having taken into account the context of the proposal and also other retail
development, including commitments in and around Thetford, it is concluded that the
accumulative impact would not pose an unacceptable impact on Thetford Town Centre's viability
although no information is provided regarding the impact on the proposed centres that are
identified in the Thetford Area Action Plan.  However it can be argued that the existing Tesco
extension has already been taken into account as a baseline in reaching the policy, therefore a
further impact assessment on the proposed centres is not necessary. 

No objections subject to the reimposition of the  conditions imposed on application
3PL/2009/0973/F.

No objections

Norfolk Constabulary has no formal objection to the planning application in principle

The objections raised by my constituent Andrew Bill are in my view valid planning objections. It
would appear that the scheduled times for deliveries are insufficient to reduce the noise nuisance
from refrigeration equipment associated with delivery vehicles and that Environmental Health
should look at their recommendations in more detail. It is well documented that noise affecting
sleep patterns is a hazard to health. I also concur with the point made by senior planning Officer
Feng Li that no impact assessment has been provided with regard to impact on local service
centres in the TAAP. I disagree with Planning Officer Li that the impact assessment with regard
to displacement of Town Centre activity does not need to be repeated. This application is out of
time and should be refused, a new application being more appropriate.
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Letters of objection raise concerns regarding the following issues:
Noise from delivery lorries;  additional noise from large and high air handling unit; reduction in
visual quality;  no commitment for adequate landscape screening;  requests additional conditions
in respect of delivery times, noise prevention, mitigation of impact of air handling unit and
additional landscaping.

 REPRESENTATIONS

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

Principle.
* The application seeks an extension of the time limit for implementation of the construction of an
extension to the existing foodstore. The considerations in respect of this issue and other details
such as car parking and associated works are the same as when it was previously considered
and approved in 2010 and these details are acceptable. 

* The planning policy context has changed since the original application was determined and
further appraisal has been undertaken. The introduction of the National Planning Policy
Framework (NPPF) has replaced the previous Planning Policy Statements (PPSs), however the
permission was granted after the adoption of the Core Strategy therefore the policies in the Core
Strategies have been taken account of when granting the original planning permission. At local
level, the Thetford Area Action Plan (TAAP) was adopted as part of the Local Development
Framework, post the original planning permission, in 2012.

* The Planning Policy Team has fully appraised the policy context both in terms of impact on the
existing town centre and the sequential approach. It has been recognised that the Tesco store
and extension is an existing commitment and formed part of a retail assessment when
considering previous proposals within the town. Taking into account this analysis and the fact that
the site is an existing commitment, it is considered unnecessary and unreasonable to require a
further impact assessment on the town centre.

* Similarly given the planning history and considerations mentioned above, it is considered
unnecessary to update its current sequential history.

* On the basis that no policy objection is raised the principle of the works is considered
acceptable.

Highway matters.
* The Highway Authority has considered the agent's suggested Grampian-style condition but is of
the opinion that in this instance, given the complexity of the situation this is not an acceptable
option. They wish to be satisfied that the proposed development will not be prejudicial to the
comprehensive development and the satisfactory functioning of the highway network. The current

 ASSESSMENT NOTES

NORFOLK WILDLIFE TRUST -  No Comments Received 

ENVIRONMENT AGENCY -  No Comments Received 
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Refusal of Planning Permission

9900 Insufficient information re highways

 RECOMMENDATION

 REASON(S) FOR REFUSAL

submission fails to provide sufficient highways and transport information to demonstrate this
requirement.
* The applicants have responded to the Highway Authority's comments to seek agreement. They
state:
"At this stage Tesco have not programmed a date to start on site and therefore we do not know if
works in connection with the Tesco extension would take place before or after works connected
with the urban extension (if granted permission). Ideally, and as noted by NCC, the mitigation
measures currently identified at the Tesco site access junction and the adjacent Norwich Road
and Kilverstone Road junction may need to be reviewed, eg to incorporate traffic signals and thus
ensuring that both the Tesco and urban extension works dovetail. This would also have the
benefit of ensuring that only one set of highway works was undertaken rather than, for example,
Tesco undertaking works and then these having to be modified when the urban extension was
implemented.
In our view it would be preferable from all points of view to await the decision on the urban
extension before finalising any revisions to the design of the Tesco access. We should highlight
that if Tesco implements first, it is more than happy to explore designs that do not conflict with the
access solution for the urban extension.
We suggest that this matter is dealt with by a Grampian-style condition, ie a condition which
requires approval of a revised highways layout before the commencement of development of the
extension".

Local amenity.
* The local representations have been taken into account, however the issues raised are similar
to those considered at the time of the original application and could not be substantiated. The
nature of the development remains the same and therefore the issues of noise, design and
landscaping are acceptable.

Conclusion
* Notwithstanding that the proposal, in effect, seeks the renewal of a previous permission, the
circumstances in respect of development opportunities have changed since the granting of the
original proposal such that it impacts significantly on the highway considerations. The application,
as submitted, fails to provide sufficient information to safeguard the safe and efficient function of
the highway.   It is therefore recommended that permission is refused.


