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WATTON
Plaswood
Griston Road

Serruys Property Company Ltd
c/o agent 

David Futter Asssociates Ltd
Arkitech House 35 Whiffler Road

Modification of Section 106 agreement on pp 3PL/2012/0503/O in terms of
contributions

Planning Obligation

3OB/2014/0005/OB

N

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

The viability of the permitted residential development of the site having regard to the required
planning obligations.

 KEY ISSUES

Application to discharge planning obligations linked to planning permission 3PL/2012/0503/O -
residential development of 31 dwellings.

The application site comprises a former industrial site of an area of 0.67 hectares. The site
contained buildings previously used for manufacturing, but this ceased some time ago, and the
site has been vacant for some time. Some of the buildings have been demolished.

The site has the benefit of outline planning permission for residential development
(3PL/2012/0503/O refers).

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

3PL/2012/0503/O - 31 dwellings - Approved

 RELEVANT SITE HISTORY

CASE OFFICER: Gary Hancox

No

 EIA REQUIRED

No Allocation
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 POLICY CONSIDERATIONS

None

 REPRESENTATIONS

1.0  The application for development of the site was previously considered by Planning
Committee and recommended for approval on the basis of the contributions offered and outlined
below.  This application seeks to vary the legal agreement in terms of contributions.

2.0  In January 2014 outline planning permission was granted for the redevelopment of this
brownfield site (3PL/2012/0503/O refers).  The permission was for the erection of 31 dwellings
comprising 18 flats and 13 houses.  This permission was subject to a S106 legal agreement to
provide for:

- off-site recreational contributions
- education and library contributions
- 40% affordable housing

 ASSESSMENT NOTES

HOUSING ENABLING OFFICER    
As discussed, we are both accepting of the unviable nature of the development, and therefore I
am happy from an affordable housing perspective to accept the findings. I will be asking that the
S106 is varied to include a clawback provision requiring the developer to re-appraise the scheme
before completion, providing evidence of actual coasts. An affordable housing contribution will be
required on any profit exceeding 17.5% (as indicated as an acceptable commercial profit in the
DV report).

 CONSULTATIONS

CP.05
DC.04
DC.11

Developer Obligations
Affordable Housing Principles
Open Space

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

WATTON TOWN CLERK -   
The Council strongly recommend objection to the application to modify or discharge a planning
obligation.

(see assessment)

 CIL / OBLIGATIONS
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Planning Permission RECOMMENDATION

2.1  The scheme also had to provide for an acoustic barrier and the remediation of contamination.

3.0  The site was put onto the open market for sale in February 2014.  Savills reported in April
2014 that there had been little interest and no bids.  A further market appraisal of the site was
then undertaken in May 2014.

3.1  The owners of the site contend that the site can not sustain the planning obligations and its
development within bounds of the existing legal agreement would not turn over a profit. Even
without the obligations in place, the development would still not return a profit.  An application for
reserved matters would have to include dwellings with an increased floor area of 20% in order for
a small profit to be made and for the site to be viable.

3.2  The District Valuer (DV) has been consulted and has independently assessed the financial
appraisal submitted by the applicants.
The DV has concluded that a scheme incorporating the agreed planning obligations is not viable.
Even if the obligations are removed, the DV also agrees that the site is still not viable.  The
overall conclusion of the DV is that for an all private scheme, the developer would receive less
than 5% profit. This would seriously bring into the question its deliverability.  By placing further
costs upon the development, it is likely that the scheme would generate a loss and it would not
come forward.

4.0  Conclusion

4.1  It is agreed that the scheme cannot afford to provide the required obligations.  Removing the
obligations and increasing the floor area of the dwellings by 20% (as part of any subsequent
application), if necessary, would help to make the scheme more viable.  However, how this
increased floorspace could be achieved would require detailed consideration under any new
application having regard to the constraints of the site.
The site is currently an eyesore and it will be of benefit to the local community for the site to be
developed as quickly as possible.

4.2  Norfolk County Council have no objection to the removal of obligations subject to the claw
back clause outlined below.

4.2  The application for the removal of the planning obligations is therefore recommended for
approval. If members are minded to accept this recommendation, then NPLAW will be instructed
to vary the S106 legal agreement, removing the obligations for 40% affordable housing, off-site
recreational contribution, education and library contributions.  The clause in respect of affordable
housing and education will be varied to include a claw back provision requiring the developer to
re-appraise the scheme before completion, providing evidence of actual costs. Contributions to
affordable housing and education will be required on any profit exceeding 17.5% (as indicated as
an acceptable commercial profit in the DV report)
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3994 Agreement to remove obligations subject to a clawback clause

 CONDITIONS
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DEREHAM
Land East of Yaxham Road
South of Dumpling Green

Hopkins Homes Limited
Melton Park House Scott Lane

Hopkins Homes Limited
Melton Park House Scott Lane

Erection of 255 dwellings with associated open space  

Full

3PL/2010/1361/F

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

It is noted that there has been a significant amount of objection to the proposal from local
residents raising a number of issues.  The Town Council also objects to the development of the
site.  Taking these comments into account, the main issues that need to be considered are:

Principle of development of the site
Access & highway impact
Ecology
Design & layout
Amenity
Drainage
Affordable housing
Open space

 KEY ISSUES

This is a full planning application for 255 dwellings and associated works, comprising the
following:

* Residential development of the site, comprising a total of 255 residential dwellings of which 102
(40%) will be affordable;

* Construction of two new vehicular access junctions into the site from Yaxham Road, in order to
serve the development;

* An area of 4.37ha of associated Public Open Space, to be utilised by both new and existing
local residents.

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Gary Hancox

No Allocation
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The application site lies approximately 1 mile south-east of the defined town centre of Dereham
and to the east of the B1135 Yaxham Road.  To the north of the site is a track known as
Dumpling Green.  The site comprises a total of 6 broadly rectangular parcels of adjoining land,
together totalling approximately 17.2 Hectares.  All of the land is currently in agricultural use and
is classified as Grade 3 (good).

The site abuts the existing Settlement Boundary of the town.  To the north-west, the existing
Grade II Listed dwelling of Green Farm and the neighbouring dwelling of Willow House lie
between the site and Dumpling Green, whilst to the north-east the detached dwelling and
curtilage to Poppyfield is similarly accessed off Dumpling Green. To the south lies the detached
farm house and associated buildings of Horseshoe Farm.

The majority of the existing site boundaries are delineated and enclosed by existing trees and
field hedging, this means that views into the site from both Dumpling Green and Yaxham Road
are limited to occasional gaps and access gateways.  A woodland belt lies adjacent to the western
Yaxham Road boundary of the site.  The application site is relatively flat across the northern half
of the site, before falling away to the south towards the edge of the valley of the River Tud, which
lies beyond Horseshoe Farm to the south.

 SITE AND LOCATION

No relevant site history

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

SS1
CP.01
CP.04
CP.05
CP.06
CP.10
CP.14
DC.01
DC.02
DC.04

Spatial Strategy
Housing
Infrastructure
Developer Obligations
Green Infrastructure
Natural Environment
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Affordable Housing Principles

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

No

 EIA REQUIRED
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National Planning Policy Guidance

 CONSULTATIONS

DC.11
DC.12
DC.13
DC.14
DC.16
DC.17
DC.19
NPPF

Open Space
Trees and Landscape
Flood Risk
Energy Efficiency
Design
Historic Environment
Parking Provision
With particular regard to Sections 6, 7, 10 & 11, paras. 8, 32, 47, 49

DEREHAM T C -   
LATEST COMMENTS

Dereham Town Council opposes this development and have already stated their reasons. If

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 investigating the implementation of CIL  . 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. 

Any permission granted would be subject to a S106 legal agreement. This would require the
following obligations:

Education contribution - £763,112
Library contribution - £15,300
Provision of 40% (100) affordable dwellings, including an appropriate housing mix
On-site open space provision
Off-site highway works

 CIL / OBLIGATIONS
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YAXHAM P C -   

however, Breckland Council are minded to grant approval for the application, then it would like to
see some of the negative aspects of the development mitigated through improvements to
infrastructure. 

It has long been campaigned for improved cycle and footway links between Dereham and
Yaxham. The additional traffic created by this development would make it more intimidating to
either cycle from Yaxham to Dereham or cycle from Dereham through Yaxham to the wider
countryside.

This reduction in mobility brought about by the development could be mitigated by placing a
condition on the planning application that a cycle/footway is created between Dereham and
Yaxham.

The Town Council would like Breckland Council to consider imposing such a condition

COMMENTS ON AMENDED PLANS
 
The Town Council would like to reiterate its previous objections to this development and would
like to address some specific points detailed in the updated Planning Statement.
 
The key argument in favour of granting permission seems to rely on Breckland Council's lack of
housing supply and the fact that this is a sustainable development.
 
The supposed lack of housing supply.
- The current shortfall in supply relates to the south of the district not the north of the district.
- The overall supply, looking at the life time of the LDF, is running according to the long-term
plan.
- If this development goes ahead it will increase the planned housing in Dereham by an additional
40% of what was originally envisaged and would result in an unsustainable development of the
town.
 
Transport and access
- The site is not near a direct bus route to Norwich.
- Access to the nearest primary school is via a single-track bridge with no functional footway.
Whilst each individual development will not have a significant impact on traffic congestion, all of
them combined however will almost certainly have a significant impact on congestion.
 
Sustainability
- Additional development would make the high schools unsustainable.
- The applicant has not supplied any reasoned evidence to demonstrate that a new secondary
school would be easy to set up if the school roles increased beyond what is sustainable.

Strong objection.

- The site is outside the Dereham Settlement Boundary.
- There are drainage/flooding implications.
- There are ecological concerns relating to flora and fauna and the proximity to the SSSI.
- Additional vehicles from this development will add to the already bad situation of delays that will
be made even worse when the Recycling Centre is built near Roy's.
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WHINBURGH & WESTFIELD P C -   

- Traffic queues from the Yaxham direction will be made worse with the proposed roundabout.
Westfield Bridge is already a hazard, especially at school times and it would not cope with all the
additional traffic.
- Light pollution

ADDITIONAL COMMENTS

Yaxham Parish Council would like to add additional comments since it is a long time since this
application was submitted.

The Council strongly objects to this proposal because of its size, location and the traffic problems
it will cause.

- The local schools, Toftwood and Yaxham Junior Schools, are both filled to capacity and would
not be able to meet the demand for school places which such a large development would bring.
- The development site is 0.5 miles away from the Yaxham parish boundary and there is a danger
of merging Dereham and Yaxham into a single conurbation and Yaxham Parish Council does not
want the village to become another suburb of Dereham.
- If this development is given planning permission, Yaxham Parish Council would like to see steps
taken to reduce the effects of the additional car traffic which would be produced, for example, by
making a cycle/footway between Dereham and Yaxham, and looking into improving the access to
the A47 eastbound.

Strong Objection

- The site is a green field site, and is not included in the LDF Site Specific document
- The site is outside the Dereham Settlement Boundary, and no attempt has been made to justify
the development on the grounds of agricultural dwellings or other acceptable exceptional
reasons.
- The development will result in an unacceptable increase in the traffic on the B1135, a road
which struggles to cope with present volumes.
- The inadequate and under-estimated figures for traffic movements provided fail to take account
of the approved development of the new Recycling Centre in Dereham.
- The B1135 is the main route for our parishioners to access Dereham itself (including Tesco),
and also the A47 for Norwich and Swaffham and beyond. The increased traffic on the road will
severely impact this access.
- Vehicles leaving the proposed development heading for Watton, Thetford, and beyond will cut
through Whinburgh and then Westfield heading for the A1075. Again, these roads are single
track, and unable to handle any increase in volumes.
- Alternately, they will travel along Westfield Lane, over the narrow railway bridge, on a road
which is already busy because of the Toftwood Infant School, causing increased danger to the
school children.

LATEST COMMENTS

Since the new Recycling Centre has opened traffic jams are sometimes backing up onto the A47.
If this development is allowed to proceed, this will be a worse problem, and it seems inevitable
that a major accident, possibly including deaths, will occur as a result. 
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NORFOLK COUNTY COUNCIL (HIGHWAYS)    

NORFOLK LANDSCAPE ARCHAEOLOGY    

ENVIRONMENT AGENCY    

NORFOLK RIVERS INTERNAL DRAINAGE BOARD    

HIGHWAYS AGENCY    

NATURAL ENGLAND    

NORFOLK WILDLIFE TRUST    

GPSS    

NCC: PROW OFFICER    

ANGLIAN WATER    

No objection, subject to conditions and the provision of off-site highway works.

The proposed development site is located in an area of probable medieval common-edge
settlement and there is potential that important heritage assets with archaeological interest may
be present at the proposed development site. 

An archaeological desk-based assessment has been produced for the proposed development
site. However, archaeological field evaluation is required to assess the impact of the proposed
development on the Historic Environment. We therefore ask that the applicant withdraw the
application and resubmit with the results of an archaeological evaluation in accordance with
Planning Policy Statement 5: Planning for the Historic Environment (2010) Policy 6.1. Norfolk
County Council Historic Environment Service will provide a brief for the archaeological work on
request. 

No objection, Subject to appropriate conditions dealing with surface water drainage, foul water
drainage and contamination.

No consent needed from Norfolk Rivers IDB.  Elements of the drainage and surface water
proposals may need prior approval from the Environment Agency.

No objection - subject to a condition requiring a residential Travel Plan.

No objection

No comments received.

No comments received.

No objection in principle, although raises concerns in respect of the un-adopted status of
Dumpling Green and its poor condition, which would not be good for cyclists.

No objection subject to conditions.



BRECKLAND COUNCIL - PLANNING COMMITTEE - 01-09-2014

DC131_new

HISTORIC BUILDINGS CONSULTANT    

ENVIRONMENTAL PLANNING    

CONTAMINATED LAND OFFICER    

NATIONAL GRID    

ARCHITECTURAL LIAISON/CRIME REDUCTION OFFICER    

MID NORFOLK RAILWAY PRESERVATION TRUST    

ORIGINAL COMMENTS

Whilst Green Farm to the north is mentioned within the archaeological desk based assessment, it
is not included within the plan submission. The potential impact of this proposed development on
Green Farm, which is a grade II listed building, needs to be given full consideration.

RESPONSE TO AMENDED PLANS

No comments.

ORIGINAL COMMENTS 2010

The proposal fails to fulfil the requirements of PPS3 in terms of suitability and achievability for
housing and would prejudice the Council's Site Specifics DPD based on the contents of PPS1
'General Principles'. The proposal is also contrary to the Council's adopted Policy CP11 in
respect of impact on landscape character. As such, it is considered that the scheme should not
benefit from favourable consideration.

LATEST UP-TO-DATE COMMENTS

To be reported at committee.

No objection.

No comments received.

Objection:  My main objection and principal objection to this proposed development concerns the
permeability of the site.

Object

- The applicant has not provided a full assessment of the impact of the development and the
resultant increase in traffic over the railway's Yaxham Road Level Crossing.
- Blocking of the level crossing is of great concern and the likelihood of this happening is
exacerbated by the proposed right hand turn lane, from Yaxham Road, into the site.
- Locally monitored half barriers should be funded, in whole or in part through developer
contributions. 
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H M INSPECTOR OF RAILWAYS    

HOUSING ENABLING OFFICER    

ENVIRONMENTAL HEALTH OFFICER    

RAMBLERS ASSOCIATION:  NORFOLK AREA    

No comments received.

Dereham and the District as a whole have an identified need for affordable housing with the
current Strategic Housing Market Assessment indicating that 398 affordable homes are required
per year for the next 5 years. The application indicates that 40% of the overall dwellings will be
provided as affordable. This is policy compliant and will be a welcome addition to the affordable
housing stock in the district. However, I would ask that some level of certainty regarding the level
of affordable housing is sought to prevent a viability claim in the future which would result in a
reduction in affordable dwellings on the site.

Although the scheme is policy compliant in terms of affordable housing, the mix of dwellings
provided does not accurately reflect the need for the area. The greatest need is for 1-bed and 2-
bed accommodation. The application only currently offers 21 1-bed dwellings, and 21 2-bed
dwellings. There are 30no. 3-bed and 30no. 4-bed dwellings to be provided as affordable which
does not provide a mix that accurately reflects the need. We would expect to see a considerable
reduction in 4-bed dwellings and see a considerable increase in the number of 2-bed dwellings
being provided. We have grave concerns that if the number of 4-bed dwellings remains the
same, then there will be considerable problems in securing a Housing Association to own and
manage the properties.

We also have concerns regarding the numbers of affordable dwellings clustered together on-site.
The Council's adopted affordable housing policy (Dec 2009) suggests that affordable housing
should be developed in clusters of no more than 10-12 dwellings and be pepper-potted ocross
the site. In on area of the plan there are 41 affordable dwellings in the same area which we deem
to be too large an amount. We would ask that this was spread across the site in a better manner.

Information as to how the affordable dwellings shall be provided as affordable dwellings will need
to be provided, along with the tenure mix of the dwellings. 

The affordable housing dwellings must be built free from public subsidy and be built to at least
the HCA Housing Quality Indicator Standards and code for sustainable homes level 3.

No objection.

We note the intention to provide 2 links at the north of the site, labelled Proposed New
Permeability Pedestrian / Cycleway route.  These provide outlets on to Dumpling Green, which
provides access to properties along this road, and also acts as the route of Dereham FP26.  The
road is unsurfaced, with a few mild pot holes.  Unless there is some change to the surface of this
route, we are concerned that the legal rights of walkers could be negatively impacted if there is
significantly increased use of the road by cyclists.  We believe that this may be less than
straightforward given the current legal status of Dumpling Green itself.  We have no objection - in
fact, the contrary - to increased cycle use, but not at the expense of problems for walkers.
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47 letters of objection received raising the following issues:

- increased traffic onto Yaxham Road
- will lead to gridlock at the Tesco's roundabout
- Dumpling Green should be kept as a farming area
- Loss of mature hedging and trees
- Impact on quality of life
- Impact on local wildlife
- Inadequate access
- Other more suitable sites in Dereham for development
- Infrastructure will not be able to cope
- Drainage
- Is more housing actually needed?
- Density of housing is too great
- Dumpling Green bridleway is historic and should be preserved
- Increase in crime
- Loss of rural character
- 40% affordable housing is excessive
- Inadequate capacity at local schools

 REPRESENTATIONS

1.0  Principle of development of the site (Having regard to the Development Plan, NPPF and 5-
year land supply)

1.1  For decision making purposes, as required by Section 38(6) of the Planning & Compulsory
Purchase Act 2004, the Development Plan comprises the Adopted Core Strategy and
Development Control Policies Development Plan Document, together with the Site Specific
Allocations DPD.  Material considerations in respect of national planning policy are the NPPF and
the recently published National Planning Policy Guidance

1.2  The site is located outside the Settlement Boundary in an area of open countryside (as
defined by policies SS1, DC2, CP1, and CP14 of the Core Strategy and Development Control
Policies Development Plan Document 2009), where development is heavily restricted.  The
application is clearly contrary to these policies.  Furthermore, the site is not being put forward for
100% affordable housing under the rural exceptions policy DC5.  The proposal should therefore
be refused unless there are material considerations that dictate otherwise.  The lack of a 5-year

 ASSESSMENT NOTES

ECOLOGICAL AND BIODIVERSITY CONSULTANT    

TREE & COUNTRYSIDE CONSULTANT    

No objection - subject to an update of the existing Extended Phase 1 Habitat Report being
undertaken along with suitable conditions being attached to any permission granted, and a long
term management plan for retained or created habitats and landscaping being submitted as well
as details of the extent of tree works proposed.

Concerns regarding impact of access road on veteran oak, Plot 15.
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housing supply carries significant weight in the consideration of the application.

1.3  Paragraphs 47 and 49 of the National Planning Policy Framework (NPPF) state that where
an authority does not have an up to date five year housing land supply (at present the District
figure is 3.3 years), the relevant local policies for the supply of housing as referred to above
should not be considered up-to-date and that housing applications should be considered in the
context of the presumption in favour of sustainable development.

1.4  The Government defines sustainable development as having three dimensions.  These
dimensions give rise to the need for the planning system to perform a number of roles:

- economic, in terms of building a strong economy and in particular by ensuring that sufficient
land of the right type is available in the right places;

- social, by supporting, strong vibrant and healthy communities by providing the supply of housing
required to meet future need in a high quality environment with accessible local services, and;

- environmental, through the protection and enhancement of the natural, built and historic
environment. 

1.5  Paragraph 8 of the NPPF stresses that these roles should not be undertaken in isolation
because they are mutually dependent; therefore a balanced assessment against these three
dimensions is required.

1.6  In terms of economic and social sustainability, Dereham has a high level of facilities and (as
set out in Core Strategy policy SS1) is a town planned for focussed housing growth.  Key factors
that have led to this planned growth are its existing employment base and its location adjacent
the A47 trunk road.  Over the plan period to 2026 Dereham will need to deliver approx. 2000 new
homes, 600 of which should come from new sites.  In terms of location there can be little
argument that the site is sustainable, however this is subject to the environmental impacts of the
proposal being acceptable when balanced against the benefits. 

1.7  Paragraph 47 of the NPPF requires new sites for housing development to be deliverable,
which is defined as being available now, be suitable in terms of location, and be achievable in
respect of housing being developed on the site within the next five years.  The applicant has
explained that first occupations of the development could be within 9-12 months from
commencement, and that approx. 200 dwellings are likely to be provided within five years from
commencement on site.

2.0  Access & highway impact

2.1  The proposed development will be accessed off Yaxham Road by a roundabout to its
southern edge and a priority junction to the northern edge.  The development will also provide
improved walking/cycling links between the site and the Tesco's roundabout to the north and
improved walking facilities along Westfield Lane.  The developer has also agreed to pay
£114,750 (index linked) in a lump sum payment to Norfolk County Council for the County Council
to produce/implement and monitor a Residential Travel Plan.  This will be secured via S106 which
will need to be in place prior to any permission being issued.  The applicants have submitted a
comprehensive Traffic Assessment (TA) with the application, which has been reviewed by Norfolk
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County Council and the Highways Agency.  No objection to the development has been raised.

2.2  Concerns have been raised by the Mid Norfolk Railway Preservation Trust regarding any
potential 'significant' increase in vehicular movements across two existing level crossings within
the town, notably the existing crossing on Yaxham Road, to the north of the application site,
under the A47 flyover.  The applicant's Transport Assessment indicates that, allowing for the
development to be fully completed within this initial 5-year period, peak-hour flows across the
nearest Yaxham Road crossing are unlikely to increase by more than 8% overall.  It is considered
that an 8% increase is not significant.

2.3  The strong opposition to the development in terms of highway impact from local residents
and the Town Council is noted, particularly in respect of the amount of time passed since the TA
was undertaken (August 2010).  In light of these concerns NCC: Highways have been consulted
again.  They comment that when the application was submitted, the traffic impact of the
development was assessed for the AM and PM peak hours, background traffic was 'growthed'
and appropriate assessments undertaken.  Given that there has been very little background
growth in traffic since the application was submitted, it is unlikely that there will be any significant
changes in the forecasted impacts of the development.  It would not be reasonable to request the
applicant to reassess the traffic impacts of the proposal as it is unlikely that they would come to
any different conclusions and any proposed mitigation would not be different to that already
proposed.  Any additional impacts would not be considered 'severe'.

2.4  In terms of consideration of other additional development underway in the area (an issue
raised by  the Town Council), most of this is on the other side of Dereham or the other side of
Tavern Lane and in the main peak periods there will be no significant impact on the roundabout.

2.5  As paragraph 32 of the NPPF states, 'development should only be refused on transport
grounds, where the residual cumulative impacts of development are severe'. 

3.0  Ecology

3.1  The site comprises agricultural fields with intensively managed hedgerows.  The field
margins do contain large mature trees (predominately oak). There are ponds within the site and
within 500 metres of the site, and whilst the ecological value of the site is considered to be
relatively low, the presence of ponds could give rise to suitable habitat for Great Crested Newts
(GCN's) as well as other reptiles.  Following a desk top survey submitted with the application, a
reptile and great crested newt surveys were undertaken and the results submitted. 

3.2  Although GCN surveys in 2011 found a small colony of newts in one of the ponds, when the
site was resurveyed in June 2014, no GCN's were found.  The survey report states that 'Given
the deterioration of aquatic habitat (in particular breeding habitat) it is thought likely that the small
GCN population potentially present in 2010 may have died out.  In any case no presence was
detected during the 2014 survey with additional effort undertaken above recommended best
practice survey effort.'

3.3  No evidence of reptiles was found.

3.4  As the Ecological Consultant points out, a development of this size also has the potential to
impact on wider European Protected Sites such as the Breckland SAC and SPA through
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increased recreation and access despite being distant from the sites.  However, it is not
considered that this impact would be significant and carries limited weight in the planning
balance.

3.5  Subject to an update of the existing Extended Phase 1 Habitat Report being undertaken
along with suitable conditions being attached to any permission granted, and a long term
management plan for retained or created habitats and landscaping being submitted as well as
details of the extent of tree works proposed, then no objection to the development is raised.

3.6  Natural England (the Government's advisor on such matters) also have no objection to the
scheme, which (as amended) is considered to accord with the Core Strategy policy CP10 and the
relevant requirements of the NPPF.

4.0  Design and layout

4.1  Both Core Strategy policy DC16 and Section 7 of the NPPF require high quality design, and
great importance is attached to the design of the built environment, with it seen as a key aspect
of sustainable development.  The design and access statement submitted with the application
explains how the scheme has been influenced by a contextual and character appraisal of the site
and the surrounding area. 

4.2  The proposed development contains an appropriate mix of 2, 3, 4 and 5 bedroom dwellings
and the external finishes, materials and detailing is considered to be appropriate for its context.
Open space in excess of the minimum required is proposed and its location throughout the
scheme assists in establishing a more edge of town character and feel to the development.  The
layout is structured around a hierarchy of streets with variations in character that help to define
streets and keep vehicle speeds low.  A minimum of 2 vehicle parking spaces per dwelling is
proposed, with spaces being provided for 3, 4, and 5 bed dwellings.  This accords with the
requirements set out in policy DC19 of the Core Strategy.

4.3  The retention of the majority of the existing tree belt to the Yaxham Road frontage helps both
to minimise the general impact of the development and to create a strong landscape character to
the scheme.

4.4  The impact on the setting of Green Farm (Grade II Listed) has been considered in assessing
the layout of the scheme.  It is considered that there would be no significant harm to the setting of
this historic asset.

4.5  Overall, in terms of design quality, the scheme is considered acceptable and accords with
Core Strategy policies DC16 and DC17 and the relevant requirements of sections 7 and 12 of the
NPPF. 

5.0  Amenity

5.1  Due to the site not bordering any existing residential dwellings, the scheme will have very
little direct impact on neighbouring amenity.  Clearly there will be a degree of environmental
impact (as is the case with any new development), however this impact has to be balanced
against the benefits of the proposal in terms of housing delivery, affordable housing provision and
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the provision of publically accessible open space.  There will of course be additional traffic
generation, but as NCC: highways have indicated, the impact of this will not be severe.

5.2  Two pedestrian/cycle paths are proposed to link through to Dumpling Green in order to
provide permeability for the development.  As highlighted by the Ramblers Association, as well as
NCC Rights of Way, Dumpling Green is currently an un-adopted, unsurfaced track which
provides shared vehicular access to a number of existing residential dwellings, together with a
commercial Nursery Business, as well as providing the route of a public footpath.  The land within
the applicant's control directly adjoins the southern boundary of this track, with existing gaps
between lengths of hedging and trees providing existing informal pedestrian linkages.

5.3  Providing pedestrian links is considered to be an important aspect of the design of the
scheme as it will connect the development to the wider area, further potentially reducing the
reliance on the motor car for local travel.

5.4  It is not considered that pedestrian/cycle access onto Dumpling Green would have a
significantly harmful impact on the existing levels of amenity enjoyed by residents.  Further details
of these footpath links can be required to be submitted and agreed by condition. 

5.5  The application is considered to accord with the requirements of Core Strategy policy DC1
(Amenity).

6.0  Drainage

6.1  Surface Water - The site is within Flood Zone 1 and is therefore not susceptible to fluvial
flood risk.  As the soil type on this site is clay and loam, infiltration testing shows that soakaways
as a means of surface water drainage is inappropriate.  The scheme therefore proposes an
attenuated flow to existing land drains and ditches utilising permeable paving storage, swales and
a detention basin.  The EA are content with this approach and do not object to the application,
subject to appropriate conditions.

6.2  Foul Water - when the application was submitted back in 2010 it was apparent that there was
no spare capacity at the Dereham Waste Water Treatment Works (WWTW) and that an
alternative solution would have to be found.  The revised proposals now involve the installation of
a foul water pumping station on the site that will connect to a drainage system ending up at the
Mattishall WWTW.  To confirm foul water connectivity for the proposed development into the
public foul sewer network a Section 98 Pre Requisition Appraisal has been prepared and
submitted to Anglian Water.  The results of the appraisal are summarised below: 

- The Dereham East Growth scheme has been developed by Anglian Water out of the 
need to provide a strategic solution for planned growth in the Dereham catchment as there is a
lack of both treatment capacity and sewer capacity within the existing public sewer network; 

- The Dumpling Green development site has been included as part of the overall 
Growth Scheme strategy; 

- The Anglian Water Dumpling Green strategy will include an onsite pumping station that will
pump site specific development and third party flows, from existing and new development in
Dereham including the proposed Norwich Road and Greenfield Lane developments, to the
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Mattishall WWTW via a 225mm diameter rising main approximately 2.5km in length; 

- The onsite pumping station will provide 14 cu.m. of emergency storage in accordance with
Sewers for Adoption/Anglian Water requirements; and 

- The pumping station and associated infrastructure including rising mains will be adopted by
Anglian Water 

- The development foul water sewer network will drain via gravity to the foul water pumping
station and will be designed to Sewers for Adoption criteria to enable the sewer arrangement to
be offered for adoption under a Section 104 agreement.

6.3  Subject to details of the above drainage scheme being secured by condition, Anglian Water
raise no objection to the application, which accords with Core Strategy policy DC13 (Flood Risk)
and the relevant sections of the NPPF and the NPPG.

7.0  Affordable Housing

7.1  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.

7.2  As the application has been put forward based on a lack of 5-year housing supply, and not
as an exception scheme for 100% affordable housing, it is appropriate to assess the scheme
against the requirements of this policy. The applicants are offering 40% affordable housing and
are willing to enter into a S106 legal agreement to secure its provision. On this basis, and subject
to the agreement of a suitable affordable housing mix, the application accords with the
requirements of Core Strategy policy DC4.

8.0  Open Space

8.1  The scheme will provide for generous levels of open space totalling some 4.4 hectares. This
comprises 2.2 hectares of public open space, which can accommodate LEAP's, as well as 2.1
hectares of strategic open space, which will be able to be used for more informal recreation. This
exceeds the requirements of Core Strategy policy DC11.

9.0  Planning Obligations

9.1  Any permission granted would be subject to a S106 legal agreement. This would require the
following obligations:

Education contribution - £763,112
Library contribution - £15,300
Provision of 40% (100) affordable dwellings, including an appropriate housing mix
On-site open space provision
Off-site highway works
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Planning Permission RECOMMENDATION

9.2  The application is therefore considered to accord with the requirements of Core Strategy
CP5 in this respect.

10.0  Other matters

10.1  The comments of the Norfolk Landscape Archaeology (now Norfolk HES) requesting field
evaluation are noted. It would appear that the required field evaluation has not yet taken place,
and therefore any permission authorised by members would be subject to there being no
objections raised by Norfolk HES having assessed the results of the field evaluation. 

11.0  Conclusion

11.1  It is accepted that there is not a five year supply of sites within Breckland district. The
National Planning Policy Framework (NPPF) is clear and explicit that in such circumstances Local
Planning Authorities should consider favourably sustainable development that would address that
deficit. The lack of a five year supply and the requirements of the NPPF are a very strong
material consideration in favour of this application.

11.2  The site is in a sustainable location, close to existing facilities and local employment. The
requirements of the NPPF, the presumption in favour of sustainable development, and the
identified benefits from the development outweigh other material considerations, including any
identified harmful impacts, and the proposed development can be accepted as a departure from
normal policy.

11.3  The design and layout of the scheme is appropriate for its context and will not significantly
harm the amenities of neighbouring properties. The development accords with the relevant Core
Strategy policies, in particular DC1, DC4, DC11, DC13 and DC16. These policies are given due
weight as they remain wholly/partly consistent with the published NPPF.

11.4  In all other respects, and subject to appropriate conditions, the proposed development is in
accordance with Sections 6, 7, 10 & 11 of the NPPF and relevant Core Strategy policies. The
application is recommended for approval.

11.5  Delegated authority is requested for the application to be refused by the Council's Planning
Manager if the legal formalities in respect of the S.106 are not completed within three months of
the date of this decision or that the Planning Manager has the authority to agree another more
appropriate timescale for the completion of any agreement.

11.6  Delegated authority is also requested for the application to be refused by the Council's
Planning Manager if the archaeological field evaluation has not been completed within three
months of the date of this committee, or if a substantial objection is received from Norfolk HES
following due consideration of the findings of the field evaluation that can not be mitigated for by
way of an appropriate condition.
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3006
3046
3106
3402
3408
3860
3860
3860
HA01
HA50
HA02
HA03
A
HA03
B
HA28
HA30
A
HA30
B
HA39
A
HA39
B
HA43
A
HA43
B
3450
3450
3941
3992
4000
3996
2001
2014

Full Permission Time Limit (2 years)
In accordance with submitted plans
External materials and samples to be approved
Boundary screening to be agreed
Landscaping - details and implementation
Foul water strategy
Adoption/maintenance of surface water scheme
Contamination
Details of roads, drainage etc.
Management/maintenance of streets
Standard estate road condition
Road Surfacing

Standard estate road condition

Construction traffic (parking)
Wheel washing facilities- temporary for construction vehicle

Wheel washing facilities- temporary for construction vehicle

Highway improvements-offsite A

Highway improvements off-site B

Travel plan not agreed at planning stage

Travel plan not agreed at planning stage

Management plan for habitats etc.
Pedestrian/cycleway links
Renewable Energy
Non-standard note re: S106
Variation of approved plans
Note - Discharge of Conditions
Application Approved Following Revisions
Criterion E - Planning Apps Where Approved

 CONDITIONS
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3

THOMPSON
1 Red Brick Farm Barns
Marlpit Road

Miss S Kelly
1 Red Brick Farm Barns Marlpit Road

Adrian Morley Architectural Design
Kingsfold Watton Road

Installation of metal flue on rear elevation & laying of concrete pavers to parking
area (retrospective)

Listed Build Consent

3PL/2014/0594/LB

Y

Grade II

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle of development
Scale, design, materials and siting appropriate to rural setting
Impact on setting of Listed Building
Impact on architectural or historic interest of the Listed Building

 KEY ISSUES

The application relates to retrospective consent for a metal flue on the rear elevation of the
property and the retention of concrete pavers to the existing parking area. The application form
indicates the flue was completed in 2009 and the driveway in 2008. 
Information from the owner of a neighbouring property suggests the work was carried out in 2009.

The site is that of a group of traditional barns, converted to three dwellings, Grade 2 Listed.  No 1
Redbrick Farm Barns is two storey and is linked to a barn of similar form which stands gable end
to the highway with a single storey offshoot on the highway boundary.  It is accessed by a
driveway which runs across the front of Oak Tree Barn and leads to a detached double garage
within the curtilage of the site.  Oak Tree Barn has a detached double garage on the opposite
side of that shared access. A modern agricultural building stands outside the site to the north.
The site lies outside the Settlement Boundary in a semi rural location on the edge of the village.  

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Heather Burlingham

No

 EIA REQUIRED
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Planning permission and Listed Building Consent was granted in 1993 for the development of the
group of barns for conversion to residential dwellings.
That permission shows a drive serving two properties (1 Redbrick Farm Barns and Oak Tree
Barn) running across the front face of the barns to a double garage beyond. That drive also
serves a garage to Oak Tree Barn standing opposite the barn conversion.
A recent planning application granted consent for a fence and gates on land within the ownership
of the occupiers of Oak Tree Barn, at the entrance to the two barns off Marl Pit Road.  That
permission has not yet been implemented.

Applications 3PL/2013/0937/F and 3PL/2013/0938/LB which related to the flue, pavers and
replacement fence and gates were refused by Planning Committee on 14th April, 2014 on
grounds that the fence and gates would impact on the character and setting of the Listed Building
by virtue of their scale and design.  Members had no objection to the flue or pavers.

See also planning application 3PL/2014/0595 which relates to this proposal included on this
agenda.  Applications for planning permission and Listed Building Consent for the removal of
gates and side panels and installation of timber post and rail fence and access gates also relate
to this site and are included on this agenda.  

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

HISTORIC BUILDINGS CONSULTANT    
Flue:  I remain of the view that the flue as installed does not intrinsically undermine the distinctive

 CONSULTATIONS

DC.16
DC.17
NPPF

Design
Historic Environment
With particular regard to para. 132

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

THOMPSON P C -   
At a meeting of Thompson Parish Council held on 15 July 2014 the members discussed the
application at some length, considering those objections of neighbours that were appropriate to
planning matters and decided that neither the metal flue nor the pavers detracted significantly
from the appearance of this building.  The members present, unanimously, had no objection to
this application.  The Clerk was directed to pass this information on to Breckland Council.

Not Applicable

 CIL / OBLIGATIONS
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A letter of objection has been received from the occupiers of the adjacent linked property, Oak
Tree Barn, raising the following issues:
Flue: it projects some 2.5m above the tile elevations where existing flues project only 300 mm;
any wood burner should be positioned internally to allow minimal invasion of the roof elevation; 
Pavers: the surfacing is not setts, they are concrete pavers more typical of urban areas and not
appropriate to a Listed barn and out of character with the rural setting.  Photographs show
examples of other barn conversions with shingle driveways.  Run off of rainwater could affect
stability of the ground and the foundations     

 REPRESENTATIONS

1.0  The application is referred to Planning Committee having regard to issues relating to the
Listed Building and neighbour objections and following earlier applications which were considered
by Planning Committee on 14th April, 2014.

2.0  Principle

2.1  The principle of residential conversion of the Listed barns was established through the earlier
planning permissions.  With that use comes the introduction of elements required for the effective
residential use of the buildings.  The elements the subject of this application are the flue and brick
pavers to the courtyard.  Such additions must not have a significant impact on the historic fabric
and the character of the building and avoid introducing urban features to the traditional setting.

3.0  Scale, design, materials and siting appropriate to Listed Building.  Impact on Listed Building
and its setting

3.1  Flue:  There are two other similar metal flues in the rear roof slope of the dwelling albeit
shorter than that the subject of this application.  Such flues are common to such residential
conversions being more appropriate than the construction of a chimney. 

3.2  The Historic Buildings Consultant reiterates earlier comments in respect of the flue whch
stated this is more appropriate than the construction of a domestic chimney.  The internal siting of
a stove dictates the height and position of any flue.  Any installation requires minimum
intervention and siting where it will have minimum impact on the setting of the barn and the wider
group of building.  The Consultant is of the opinion the flue does not intrinsically undermine the

 ASSESSMENT NOTES

characteristic of the building as a barn.

Paving:  Again I have no issue with the use of setts as they are not in themselves inappropriate
as a surface treatment given the variety of materials and types of surfaces in evidence in
farmsteads over the centuries, including the large swathes of concrete that were a feature of the
mid 20th century.  The judgement that has to be made is to whether in its visual appearance it is
appropriate to the locality. 
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Listed Building Consent

3048
4000

In accordance with submitted
Variation of approved plans

 RECOMMENDATION

 CONDITIONS

distinctive characteristics of the building.

3.3  There are limited views of the flue and it is not considered to be overly intrusive in the rear
roof slope or detract from the wider setting of the Listed Building.  Given the existence of other
unpainted flues on the rear elevation, it is not considered essential to require this unauthorised
flue to be treated in a different way.  It will not have a significant detrimental impact on the
architectural or historic interest of the Listed Building.  

3.4  Brick pavers to courtyard:  It is reasonable to assume that some form of hard surfacing would
be required within the curtilage of the dwelling.  Consideration must be given to the material and
finish to such surfaces to avoid introducing more urban features such as tarmac or concrete. 

3.5  The Historic Buildings Consultant reiterates earlier comments in respect of the paving.
Whilst those comments refer to "setts", they were based on the information supplied with the
application which refers to "concrete pavers".  It is acknowledged that a large variety of surfacing
has historically been used in farmyards and the finish is not inappropriate.  The visual
appearance must be appropriate to its locality.  The pavers have a textured and aged finish and
the colour blends well with the traditional materials of the barn.  As such, the hard surfacing is
considered acceptable and will not have a significant impact on the setting of the Listed Building.

4.0  Other issues

4.1  Whilst acknowledging the concerns of the owners of the adjacent property in respect of
impact on the Listed Building and having regard to photographs supplied showing shingle drives
to barn conversions, every application must be considered on its merits and having regard to
consultations.  Issues in relation to impact on amenity are considered within the associated
planning application.

4.2  In respect of surface water run-off from the pavers, the submitted plans show a yard gulley
which discharges to a soakaway,  As such, there is unlikely to be impact on the building by virtue
of excessive surface water run-off.

5.0  Conclusion

5.1  The two elements of the application are not considered, either individually or cumulatively, to
have a significant detrimental impact on the architectural or historic interest of the Listed Building
or the wider setting.
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3996
2000
2011

Note - Discharge of Conditions
NOTE:  Application Approved Without Amendment
Criterion B - Householder - Where Approved
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4

THOMPSON
1 Red Brick Farm Barns
Marlpit Road

Miss S Kelly
1 Red Brick Farm Barns Marlpit Road

Adrian Morley Architectural Design
Kingsfold Watton Road

Installation of metal flue on rear elevation & laying of concrete pavers for parking
area (retrospective)

Full

3PL/2014/0595/F

N

Grade II

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 RECOMMENDATION : APPROVAL

Principle of development
Scale, design, materials and siting appropriate to rural setting
Impact on setting of Listed Building
Impact on architectural or historic interest of the Listed Building
Impact on amenity

 KEY ISSUES

The application relates to retrospective consent for a metal flue on the rear elevation of the
property and the retention of concrete pavers to the existing parking area. The application form
indicates the flue was completed in 2009 and the driveway in 2008. 
Information from the owner of a neighbouring property suggests the work was carried out in 2009.

The site is that of a group of traditional barns, converted to three dwellings, Grade 2 Listed.  No 1
Redbrick Farm Barns is two storey and is linked to a barn of similar form which stands gable end
to the highway with a single storey offshoot on the highway boundary.  It is accessed by a shared
driveway which runs across the front of Oak Tree Barn and leads to a detached double garage
within the curtilage of the site.  Oak Tree Barn has a detached double garage on the opposite
side of that shared access. A modern agricultural building stands outside the site to the north.
The site lies outside the Settlement Boundary in a semi rural location on the edge of the village.  

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Heather Burlingham

 EIA REQUIRED

No Allocation
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Planning permission and Listed Building Consent was granted in 1993 for the development of the
group of barns for conversion to residential dwellings.
That permission shows a drive serving two properties (1 Redbrick Farm Barns and Oak Tree
Barn) running across the front face of the barns to a double garage beyond. That drive also
serves a garage to Oak Tree Barn standing opposite the barn conversion.
A recent planning application granted consent for a fence and gates on land within the ownership
of the occupiers of Oak Tree Barn, at the entrance to the two barns off Marl Pit Road.  That
permission has not yet been implemented.

Applications 3PL/2013/0937/F and 3PL/2013/0938/LB which related to the flue, pavers and
replacement fence and gates were refused by Planning Committee on 14th April, 2014 on
grounds that the fence and gates would impact on the character and setting of the Listed Building
by virtue of their scale and design.  Members had no objection to the flue or pavers.

See also application for Listed Building Consent 3PL/2014/0595 which relates to this proposal
included on this agenda.  Separate applications for planning permission and Listed Building
Consent for the removal of gates and side panels and installation of timber post and rail fence
and access gates also relate to this site and are included on this agenda.  

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

DC.01
DC.16
DC.17
NPPF

Protection of Amenity
Design
Historic Environment
With particular regard to paras. 64 and 132

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

THOMPSON P C -   
At a meeting of Thompson Parish Council held on 15 July 2014 the members discussed the

No

Not Applicable

 CIL / OBLIGATIONS
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A letter of objection has been received from the occupiers of the adjacent linked property, Oak
Tree Barn, raising the following issues:
Flue: it projects some 2.5m above the tile elevations where existing flues project only 300 mm;
any wood burner should be positioned internally to allow minimal invasion of the roof elevation; 
Pavers: the surfacing is not setts, they are concrete pavers more typical of urban areas and not
appropriate to a Listed barn and out of character with the rural setting.  Photographs show
examples of other barn conversions with shingle driveways.  Run off of rainwater could affect
stability of the ground and the foundations     

A letter from local residents supports the application on the grounds that changes to this property
and others in the village help to enhance the aesthetic quality of the village and compliments
newer buildings. 

 REPRESENTATIONS

1.0  The application is referred to Planning Committee having regard to issues relating to the
Listed Building and neighbour objections and following earlier applications which were considered
by Planning Committee on 14th April, 2014.

2.0  Principle of development

2.1  The principle of alterations to the dwelling and hardstanding for parking is generally
acceptable subject to appropriate details and consideration of impact on visual and residential
amenity and provision for rainwater run off.  The impact on the setting of the Listed Building must
be considered. 

2.2  The works the subject of the application would, in general, be considered as permitted
development however, in the light of conditions of previous approvals and the fact that the
building is Listed, the proposals are subject to planning control. Any issues in relation to the
architectural or historic interest of the Listed Building are also considered within the associated
Listed Building Consent application, as well as part of this application.

 ASSESSMENT NOTES

NORFOLK COUNTY COUNCIL HIGHWAYS    

ENVIRONMENTAL HEALTH OFFICERS    

No objection subject to condition requiring retention of parking area.

No objection

application at some length, considering those objections of neighbours that were appropriate to
planning matters and decided that neither the metal flue nor the pavers detracted significantly
from the appearance of this building.  The members present, unanimously, had no objection to
this application.  The Clerk was directed to pass this information on to Breckland Council.
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3.0  Scale, design, materials and siting appropriate to rural setting and Listed Building. Impact on
setting of Listed Building

3.1  Flue:  there are two other similar metal flues in the rear roof slope of the dwelling albeit
shorter than that the subject of this application.  Such flues are common to such residential
conversions being more appropriate than the construction of a chimney.  The flue is sited to the
rear of the dwelling and whilst it is higher than existing flues in the building, there are only very
limited public views.  Given the existence of other unpainted flues on the rear elevation, it is not
considered essential to require this unauthorised flue to be treated in a different way.  The flue
will not have a significant impact on the architectural or historic interest of the Listed Building or
its setting.

3.2  Brick pavers to courtyard:  The provision of a hard surface within the curtilage of the dwelling
is considered acceptable having regard to the form and finish of the pavers which complement
the materials of the existing dwelling.  The hard surfacing is set some distance from the highway
boundary and behind an existing (and proposed) fence.  Adequate drainage is provided from a
central gulley discharging to a soakaway.

3.3  The issues relating to development within the curtilage of the Listed Building are considered
in detail within application 3PL/2014/0594/LB.  However, none of the elements of this application
are considered to individually or cumulatively have a significant detrimental impact on the
architectural or historic interest of the Listed Buildings or their setting.  

3.4  The Historic Building Consultant has, furthermore, considered these elements and has raised
no objection.

4.0  Impact on amenity

4.1  In terms of visual amenity, as outlined above, the flue is not conspicuous in the street scene
and will not appear as a visually jarring element in the context of the group of Listed buildings. It
will not impact on residential amenity. 

4.2  The pavers are well weathered and the colour complements the buildings.  Being set deep in
the site, away from the public highway and behind the proposed fence line, there will be limited
public view.  As such, the hard surfacing is not considered to be visually intrusive in the street
scene or impact significantly on the setting of the Listed Building or on residential amenity. 

5.0  Other issues

5.1  Whilst acknowledging the concerns of the owners of the adjacent property in respect of
impact on the Listed Building and having regard to photographs supplied showing shingle drives
to barn conversions, every application must be considered on its merits and having regard to
consultations.  Issues in relation to impact on the architectural or historic interest of the Listed
Building are considered within the associated Listed Building application.

5.2  In respect of surface water run-off from the pavers, the submitted plans show a yard gulley
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Note - Discharge of Conditions
NOTE:  Application Approved Without Amendment
Criterion B - Householder - Where Approved

 RECOMMENDATION

 CONDITIONS

which discharges to a soakaway,  As such, there is unlikely to be impact on the building by virtue
of excessive surface water run-off.

6.0  Conclusion

6.1  Whilst acknowledging the concerns raised in respect of impact on the Listed Building and in
respect of amenity, the two elements of the scheme are considered acceptable having regard to
their materials, siting and finish.  They are not considered to impact on the architectural or historic
interest of the Listed Building (See 3PL/2014/0594/LB).  
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THOMPSON
1 Red Brick Farm Barns
Marlpit Road

Miss S Kelly
1 Red Brick Farm Barns Marlpit Road

Adrian Morley Architectural Design
Kingsfold Watton Road

Remove gates & side panels & install timber post & rail fence and access gate 

Full

3PL/2014/0609/F

N

Grade II

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 RECOMMENDATION : APPROVAL

Scale, design, siting and materials appropriate to dwelling, rural setting and Listed Building
Impact on Listed Building
Impact on amenity
Highway safety

 KEY ISSUES

The application relates to the erection of a 1.2m high post and rail fence and double gates
following the removal of an existing unauthorised 2m high close boarded fence.  The fence and
gates would stand on the shared boundary between the application site and the linked converted
barn, set back 11m from the highway boundary with Marlpit Road.  The gates and fence extend a
distance of 4.7m between the barn and the northern boundary, adjacent to a garage within the
ownership of the adjacent property, Oak Tree Barn.
The applicant has right of access from Marlpit Road across the adjacent property (Oak Tree
Barn). 

The site is that of a group of traditional barns, converted to three dwellings, Grade 2 Listed.  No 1
Redbrick Farm Barns is two storey and is linked to a barn of similar form which stands gable end
to the highway with a single storey offshoot on the highway boundary.  It is accessed by a shared
driveway which runs across the front of Oak Tree Barn and leads to a detached double garage
within the curtilage of the site.  Oak Tree Barn has a detached double garage on the opposite
side of that shared access. A modern agricultural building stands outside the site to the north.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Heather Burlingham

No Allocation



BRECKLAND COUNCIL - PLANNING COMMITTEE - 01-09-2014

DC131_new

The site lies outside the Settlement Boundary in a semi rural location on the edge of the village.  

Planning permission and Listed Building Consent was granted in 1993 for the development of the
group of barns for conversion to residential dwellings.
That permission shows a drive serving two properties (1 Redbrick Farm Barns and Oak Tree
Barn) running across the front face of the barns to a double garage beyond. That drive also
serves a garage to Oak Tree Barn standing opposite the barn conversion.
A recent planning application granted consent for a fence and gates on land within the ownership
of the occupiers of Oak Tree Barn, at the entrance to the two barns off Marl Pit Road.  That
permission has not yet been implemented.

Applications 3PL/2013/0937/F and 3PL/2013/0938/LB which related to the flue, pavers and
replacement fence and gates were refused by Planning Committee on 14th April, 2014 on
grounds that the fence and gates would impact on the character and setting of the Listed Building
by virtue of their scale and design.  Members had no objection to the flue or pavers.

See also application for Listed Building Consent 3PL/2014/0610 which relates to this proposal
included on this agenda.  Retrospective applications for planning permission and Listed Building
Consent for a flue and pavers to the parking area also relate to this site and are included on this
agenda.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

DC.01
DC.16
DC.17
NPPF

Protection of Amenity
Design
Historic Environment
With particular regard to paras. 64 and 132

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

Not Applicable

 CIL / OBLIGATIONS
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Representations from the occupiers of the adjacent barn raise the following issues:
Discrepancies within the Design and Access Statement - the proposal is not a replacement - the
existing fence and gates are unauthorised/illegal.  The plan shows the access through Oak Tree
Barn as being within the ownership/control of the applicant.  The applicant has right of access
only across that land.
The original permission for conversion of the barns retained an open frontage - the current
scheme results in clutter which will compromise the view to the Listed Building.  With the frontage
open vehicles could pass through the adjacent property unimpeded, turn within the application
site and enter the highway in forward gear; with a fence in place, vehicles stop in front of Oak
Tree Barn resulting in an invasion of privacy; vehicles stopping and parking  compromise health
and safety for visitors and family where vehicles reverse out of the site;  fumes from vehicles
stopping at the gates percolate into the hallway of the dwelling:  photographs supporting their
concerns are included;  the gates/fence being set back from the shared boundary would ensure
cars are parked wholly within the site.    

A letter from local residents supports the application on the grounds that changes to this property
and others in the village help to enhance the aesthetic quality of the village and compliments
newer buildings. 

 REPRESENTATIONS

1.0   The application is referred to Planning Committee having regard to issues relating to the
Listed Building and neighbour objections and following the earlier applications which were
considered by the Planning Committee on 14th April, 2014.

 ASSESSMENT NOTES

NORFOLK COUNTY COUNCIL HIGHWAYS    

ENVIRONMENTAL HEALTH OFFICERS    

TREE AND COUNTRYSIDE CONSULTANT    

No objection

No objections

No trees will be affected by this application

 CONSULTATIONS

THOMPSON P C -   
At a meeting of Thompson Parish Council held on 15 July 2014 the members present discussed
this application thoroughly, considering those objections from neighbours that were appropriate
for planning matters and decided unanimously that the gate and fence were in keeping with a
rural setting and that therefore they had no objection to this application.  The Clerk was directed
to pass this information on to Breckland Council.
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2.0   Principle of development 

2.1  The principle of boundary fencing and gates is generally acceptable subject to appropriate
details and consideration of impact on visual and residential amenity and highway safety.  The
impact on the setting of the Listed Building must be considered.

2.2  Whilst the principle of some form of boundary treatment was found to be acceptable at the
Planning Committee on 14th April, 2014, the proposed willow fence and gates was considered
inappropriate.  The current application reduces the height to 1.2m and relates to a more
traditional open form of boundary treatment, appropriate to their farmstead location.

3.0  Scale, design, siting and materials appropriate to dwelling, rural setting and Listed Building

3.1   With the conversion of the barns to residential use, it is reasonable to expect some form of
sub division and establishment of secure amenity and parking areas within the site.  The
proposed 1.2m high post and rail fence and gates are considered appropriate to the setting of the
traditional barn conversions and will not have a significant impact on the Listed Building.  The
style of fencing reflects that of gates proposed but not yet erected to Oak Tree Barn.  Being set
back from the highway, the fence and gates will not be a harsh element in the street scene.

4.0  Impact on Listed Building

4.1  The provision of fences and gates within the curtilage of a Listed Building is controlled
through planning legislation to ensure no detrimental impact on the Listed Building or its setting.
Issues relating to development within the curtilage of the Listed Building are considered in detail
within application 3PL/2014/0610.  However, the proposal is not considered to have a significant
detrimental impact on the architectural or historic interest of the Listed Building or its setting.

5.0  Impact on amenity

5.1  In terms of visual amenity, the fence and gates are set back from the highway and as such
will not be intrusive in the street scene.  Whilst the fence and gates will divide the historic
elevation of the original barns, its modest height and post and rail form is not considered likely to
have a significant impact on the building. 
 
5.2  In terms of residential amenity, concerns raised by the adjacent neighbours relate to vehicles
crossing their driveway to access the dwelling beyond and the likelihood of vehicles stopping in
front of their property while opening gates to No. 1.  Evidence of such incidents has been
provided by the owners of Oak Tree Farm.  It was suggested as part of the earlier applications
that the gates be set back to allow vehicles to park within the applicant's property boundary  while
gates are opened however the applicant was not prepared to amend that proposal. 

5.3   In terms of the safety of occupiers of Oak Tree Barn and their visitors, vehicles have the
right to pass over the driveway and the fact that they may need to stop for a short time to access
the adjacent property will not result in significant impact on the residential amenities of the
residential dwelling by virtue of potential danger to people within the curtilage.  Similarly, whilst
engines may be left running whilst drivers open the gates, the number of occasions when this will
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 RECOMMENDATION

 CONDITIONS

occur is not likely to be so great as to have a significant impact on the amenities of the occupiers
of the adjacent property by virtue of fumes. The Environmental Health Officer has raised no such
concerns. 

5.4  In terms of noise and disturbance, vehicles entering the site will wait between the dwelling
and the associated outbuilding, a distance of approximately 2m from the wall to the lounge of the
neighbouring dwelling, whilst gates are opened.  Vehicles are likely to park close to the gates and
clear of the glazed entrance to Oak Tree Barn.  Whilst vehicles may be heard within the dwelling,
any noise is unlikely to be significantly more than that associated with a vehicle passing through
the adjacent property to access the site.  

6.0  Highway safety

6.1  In terms of highway safety, the Highways Authority raise no objection to the application and
refers to comments in relation to the earlier application.  In consideration of the application for
gates and a brick wall to Oak Tree Barn at the highway boundary with Marlpit Road, when similar
concerns were raised, the Highway Authority considered that in the light of the lightly trafficked
nature of Marlpit Road and the infrequency of traffic movements at the site entrance it would be
difficult to substantiate adverse comments.  Adequate visibility is available and notwithstanding
the application similar traffic movements would occur.  Vehicles can turn within the curtilage of 1
Red Brick Farm Barns.

7.0  Conclusion

7.1  Whilst acknowledging the concerns raised in respect of impact on the Listed Building and in
respect of amenity, the fence and gates proposed are considered acceptable having regard to
their siting, design, scale and materials.  They are not considered to impact on the architectural or
historic interest of the Listed Building (see 3PL/2014/0610).  Issues of access over the drive
through the site and adjacent property are civil matters between landowners.  Vehicles waiting to
enter the site when gates are shut are not considered likely to have a significant detrimental
impact on the amenities of the residents of the adjacent property having regard to the time taken
to open gates and their position in relation to the glazed entrance to the adjacent dwelling.

7.2  The application is recommended for approval subject to a condition requiring the existing
unauthorised fence and gates to be removed and the approved fence and gates to be erected
within three months of the date of the permission or such longer period as may be agreed.
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THOMPSON
1 Red Brick Farm Barns
Marlpit Road

Miss S Kelly
1 Red Brick Farm Barns Marlpit Road

Adrian Morley Architectural Design
Kingsfold Watton Road

Removal gates & side panels & install timber post & rail fence and access gate 

Listed Build Consent

3PL/2014/0610/LB

N

Grade II

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 RECOMMENDATION : APPROVAL

Principle of development
Impact on architectural or historic interest of the Listed Building

 KEY ISSUES

The application relates to Listed Building Consent for the erection of a 1.2m high post and rail
fence and double gates following the removal of an existing unauthorised 2m high close boarded
fence.  The fence and gates would stand on the shared boundary between the application site
and the linked converted barn, set back 11m from the highway boundary with Marlpit Road.  The
gates and fence extend a distance of 4.7m between the barn and the northern boundary, adjacent
to a garage within the ownership of the adjacent property, Oak Tree Barn.
The applicant has right of access from Marlpit Road across the adjacent property (Oak Tree
Barn). 

The site is that of a group of traditional barns, converted to three dwellings, Grade 2 Listed.  No 1
Redbrick Farm Barns is two storey and is linked to a barn of similar form which stands gable end
to the highway with a single storey offshoot on the highway boundary.  It is accessed by a shared
driveway which runs across the front of Oak Tree Barn and leads to a detached double garage
within the curtilage of the site.  Oak Tree Barn has a detached double garage on the opposite
side of that shared access. A modern agricultural building stands outside the site to the north.
The site lies outside the Settlement Boundary in a semi rural location on the edge of the village.  

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Heather Burlingham
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Planning permission and Listed Building Consent was granted in 1993 for the development of the
group of barns for conversion to residential dwellings.
That permission shows a drive serving two properties (1 Redbrick Farm Barns and Oak Tree
Barn) running across the front face of the barns to a double garage beyond. That drive also
serves a garage to Oak Tree Barn standing opposite the barn conversion.
A recent planning application granted consent for a fence and gates on land within the ownership
of the occupiers of Oak Tree Barn, at the entrance to the two barns off Marl Pit Road.  That
permission has not yet been implemented.

Applications 3PL/2013/0937/F and 3PL/2013/0938/LB which related to the flue, pavers and
replacement fence and gates were refused by Planning Committee on 14th April, 2014 on
grounds that the fence and gates would impact on the character and setting of the Listed Building
by virtue of their scale and design.  Members had no objection to the flue or pavers.

See also application for planning permission 3PL/2014/0609 which relates to this proposal
included on this agenda.  Retrospective applications for planning permission and Listed Building
Consent for a flue and pavers to the parking area also relate to this site and are included on this
agenda.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

DC.16
DC.17
NPPF

Design
Historic Environment
With particular regard to para.132

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

Not Applicable

 CIL / OBLIGATIONS
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Representations from the occupiers of the adjacent barn raise the following issues:
Discrepancies within the Design and Access Statement - the proposal is not a replacement - the
existing fence and gates are unauthorised/illegal.  The plan shows the access through Oak Tree
Barn as being within the ownership/control of the applicant.  The applicant has right of access
only across that land.
The original permission for conversion of the barns retained an open frontage - the current
scheme results in clutter which will compromise the view to the Listed Building.  With the frontage
open vehicles could pass through the adjacent property unimpeded, turn within the application
site and enter the highway in forward gear; with a fence in place, vehicles stop in front of Oak
Tree Barn resulting in an invasion of privacy; vehicles stopping and parking  compromise health
and safety for visitors and family where vehicles reverse out of the site;  fumes from vehicles
stopping at the gates percolate into the hallway of the dwelling:  photographs supporting their
concerns are included;  the gates/fence being set back from the shared boundary would ensure
cars are parked wholly within the site.    

A letter from local residents supports the application on the grounds that changes to this property
and others in the village help to enhance the aesthetic quality of the village and compliments
newer buildings. 

 REPRESENTATIONS

1.0   The application is referred to Planning Committee having regard to issues relating to the
Listed Building and neighbour objections and following the earlier applications which were
considered by the Planning Committee on 14th April, 2014.

2.0   Principle of development 

2.1  The provision of fences and gates within the curtilage of a Listed Building is controlled
through planning legislation to ensure no detrimental impact on the Listed Building or its setting.

2.2  Policy DC17 requires that any development which will affect a listed building be subject to
comprehensive assessment.  Where a proposed development will affect the character or setting
of a listed building particular regard must be given to the protection, preservation and
enhancement of any features of historic or architectural interest.

 ASSESSMENT NOTES

HISTORIC BUILDINGS CONSULTANT    
Fence:  In terms of its visual impact the proposed fence is an improvement on the previous
scheme for a willow fence in that it allows the full extent of the elevation of the barn to be more
easily appreciated.  The post and rail design is appropriate to its farmstead location.

THOMPSON P C -   
At a meeting of Thompson Parish Council held on 15 July 2014 the members present discussed
this application thoroughly, considering those objections from neighbours that were appropriate
for planning matters and decided unanimously that the gate and fence were in keeping with a
rural setting and that therefore they had no objection to this application.  The Clerk was directed
to pass this information on to Breckland Council.
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Criterion B - Householder - Where Approved

 RECOMMENDATION

 CONDITIONS

   
2.3  Whilst the principle of some form of boundary treatment was found to be acceptable at the
Planning Committee on 14th April, 2014, the proposed willow fence and gates were considered
inappropriate.  The current application reduces the height to 1.2m and relates to a more
traditional open form of boundary treatment, appropriate to their farmstead location.

3.0  Impact on Listed Building

3.1  With the conversion of the barns to residential use, it is reasonable to expect some form of
sub division and establishment of secure amenity and parking areas within the site.  The
existence of an outbuilding on the opposite side of the drive to Oak Tree Farm and the detached
outbuilding at the end of the drive within the curtilage of No. 1 Red Brick Farm Barns have
already established the former barn as two quite separate units and introduce visual breaks in the
view to the barn from Marlpit Road.

3.2  The Historic Buildings Consultant considers the proposal to be an improvement on the
previous scheme for a willow fence in that it allows the full extent of the elevation of the barn to
be appreciated.  The post and rail design is appropriate to its farmstead location. 

4.0  Conclusion 

4.1  Whilst acknowledging the neighbours' concerns in respect of impact on the Listed Building,
the fence and gates proposed are considered acceptable having regard to their siting, design,
scale and materials.  They are not considered to impact on the architectural or historic interest of
the Listed Building.  

4.2  The application is recommended for approval subject to a condition requiring the existing
unauthorised fence and gates to be removed and the approved fence and gates to be erected
within three months of the date of the permission or such longer period as may be agreed.
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SHROPHAM
TNP Ltd
Hargham Road

TNP Ltd
Hargham Road Shropham

Lanpro Services
4 St. Mary's House Duke Street

Proposed Lairage and B8 storage building. Extend existing factory. Remodelling
of car park and landscaping.

Full

3PL/2014/0596/F

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 RECOMMENDATION : APPROVAL

Principle
Impact on neighbouring amenity
Visual impact
Highway issues

 KEY ISSUES

The proposal seeks an extension to a poultry processing factory.  The extension would provide a
covered area for the unloading of delivery vehicles/ vehicle and crate washdown area (lairage)
and an area for storage.

The structure is approximately 32.5 m wide and 96 m long with an eaves height slightly higher
than the building it abuts. An additional mezzanine floor level 12m by 16m will be provided for staff
facilities.

The car parking area is to be revised to include hardstanding, car parking for 106 cars and
landscaping.

The proposal is similar to a scheme which was considered by Members in January 2013.  That
proposal was considered acceptable by Members subject to a unilateral undertaking not to
progress the light industrial permission.  The applicant subsequently withdrew the application.

The existing poultry processing factory is located to the rear of residential properties fronting

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Viv Bebbington

No Allocation
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Hargham Road.
The site is outside the Settlement Boundary.  The site is not allocated as a General Employment
Area.

3PL/2003/0052/O - Outline planning permission for the erection of light industrial units, poultry
factory and housing - Approved
3PL/2003/1378/D - Reserved matters for light industrial units - Approved
3PL/2010/0185/F - Replacement of fire damaged industrial units - Approved May 2010
3TL/2013/0004/TL - Extension of time limit on pp 3PL/2010/0185/F - Approved
3PL/2012/1083/F - Extension to factory - Withdrawn

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

DC.01
DC.07
DC.16
NPPF

Protection of Amenity
Employment Development Outside of General Employment Area
Design
With particular regard to paragraph 28

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

SHROPHAM P C -   
Shropham Parish Council does not object to the application but is highly concerned that approval
should be subject to wide ranging conditions to protect the interests of residents. The application
papers may say that the interests of residents are being addressed but rigorous conditions to
assist them should be included to cover light pollution, smells, hours of business and noise
pollution both from the factory and from lorries whether arriving, waiting or departing. These

No

 EIA REQUIRED

Not Applicable

 CIL / OBLIGATIONS
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The following is a summary of representations received:-

9 letters of objection have been received specifically objecting to construction during weekend

Further letters of objection have been received raising other issues:
* Factory should relocate
* Existing factory causes noise pollution, smell, light pollution and traffic issues
* Existing noise from loading and unloading- fork lift and lorries
* Factory currently operated 24/7
* Noise from chiller units
* Existing bund should be replanted and maintained
* Landscaping should not interfere with existing drainage system for adjacent dwellings
*Increase in HGV movements through village
* Increase in workload
* Previous light industrial buildings provided visual and acoustic barrier from factory activities.
Protective measures need to be taken to prevent noise and lighting spillage from development
* Increase in parking and additional traffic movements,  pedestrian and vehicular safety 
* Time limit for construction required
* Restrict vehicles entering the site at night
* Restrict activities outside building and vehicle engines idling

 REPRESENTATIONS

CONTAMINATED LAND OFFICER    

NORFOLK COUNTY COUNCIL HIGHWAYS    

ENVIRONMENT AGENCY    

ENVIRONMENTAL HEALTH OFFICERS    

No objection

No objection subject to a condition provided the use of the extension remains as proposed.

No objection subject to advisory comments

No objections subject to conditions (outlined in assessment)

conditions should cover when the new buildings are put up as well as the operation of the
business.  It is important that the bund be properly constructed and the planting maintained at all
times, not just during establishment.
Residents have been subjected to sleep deprivation through the operations of the applicant and
this should not be allowed to continue.

ANGLIAN WATER SERVICE -  No Comments Received 

PRINCIPAL PLANNER MINERAL & WASTE POLICY -  No Comments Received 

FLOOD AND WATER MANAGER -  No Comments Received 
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* Noise limits should be imposed
* Conditions should be imposed to restrict noise

1.0  The application is referred to Planning Committee as it is a major application and there is
significant local interest.

2.0  Principle of the development

2.1  The National Planning Policy Framework seeks to support economic growth in rural areas
and as such the proposal is consistent with this aim.  

3.0  Impact on neighbouring amenity.  

3.1  The proposed extension is sought to provide an undercover unloading area/vehicle and crate
washdown area and storage area.  The supporting statement states it is not intended to be an
additional production area.  As such the proposal should alleviate issues of noise and light
pollution which have previously been raised by neighbouring properties in respect of the
unloading of poultry and the external storage and washing of crates.  A condition has been
imposed to ensure the proposed extension remains as an unloading area and storage area and
not used as an extension to the production area.

3.2  The factory is set back from the residential properties and there is a degree of separation to
ensure the building would not have an overbearing impact on residential amenity.  The proposal
includes plans to replant and landscape the existing bund between the site and the residential
properties on the south west boundary.  A condition has been imposed to ensure that the
proposed planting scheme is implemented and maintained in perpetuity.  The bund would be
maintained as a visual screen and not as an acoustic barrier.  All acoustic measures are to be
incorporated into the design of the building eg. insulated cladding, automatic sensor operated
doors.  These measures are required to achieve noise levels set through a condition of the
planning permission.

3.3  In terms of noise, the Environmental Health Officer has recommended a raft of conditions
which would ensure that the development would alleviate the noise issues currently experienced.
A new boundary noise level limit condition to be measured on the west and south west
boundaries (adjoining Oak Tree Cottages) is proposed to ensure that the extension has sufficient
sound insulation against internally generated noise.  This condition would be used to regulate
noise from the proposed development.  The existing noise level condition imposed under
reference 3PL/2003/0052 would remain to regulate noise from the factory and would be
measured on the eastern part of the southern boundary adjacent Orchard Farm 

3.4  Further conditions to restrict outside activities at night time have also been imposed at the
request of the Environmental Health Officer.  These include no deliveries (with the exception of
live birds and clean empty modules and drawer units returning to the farms) to or from the
extension between 7pm and 7 am Monday to Saturday or between noon Saturday and 8am on a
Monday or on a bank holiday.  Fork lift trucks to operate using white noise reversing alarms only
during the night time and Sundays.

 ASSESSMENT NOTES
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3.5  In addition, conditions restricting the use of loud speakers etc outside the building, no
additional plant or generators etc to be installed, the doors of the proposed building to be closed
except to allow vehicle access/ egress, doors to be fitted with automatic sensors, no unloading or
loading of vehicles outside the building (with the exception of the refrigerated units which operate
from the factory manufacturing end of the factory),no washing of vehicles or crates outside the
building, no external storage of goods or materials, no additional lighting installed other than on
the approved plan and all external lighting to be angled down.

3.6  There are no existing conditions restricting the operating hours of the factory and there are
no conditions which restrict the timing of the refrigeration lorries entering or leaving the site.  The
current proposal cannot be used to restrict these activities

3.7  In respect of the timing of the construction work, the applicant has agreed to undertake the
construction of the development during the normal construction working hours and not during
weekends.  The Environmental Health Officer has recommended that the standard construction
hours condition be applied and no exception made in this instance.  This allows quiet activities
such as painting and works which do not generate more than 3dB above background noise but
would not allow noisier activities at weekends and during the evening.  The construction would be
programmed for 2 days per week during the normal working hours and production would be
moved to the weekend during the construction process.

3.8   It is considered that the imposition of these conditions would not only ensure that the
development would not have an adverse impact on residential amenity but that, the development
would result on a positive reduction in noise and disturbance.

4.0  Visual Impact

4.1  The existing factory is set back from the highway.  The extension is slightly higher than the
part of the factory it adjoins and is slightly higher than the main part of the factory.  The building
would be seen in context to the existing factory and adjacent commercial buildings to the east of
the site and would not be at odds with the existing commercial development in the area.  The
materials used would match those of the existing building.

5.0  Highway issues

5.1  The Highway Authority has raised no objection subject to a condition requiring the car
parking servicing areas to be laid out.

5.2  The applicant has agreed to a construction traffic routing condition.  All construction traffic
would be via the A11 and not through the village.

6.0  Other issues

6.1  The layout of the site is such that the extant permission for the rebuilding of the light
industrial units could not be implemented as well as this current proposal.  A unilateral
undertaking is not required in this instance.
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Planning Permission

3007
3048
3920
HA24
3920
3920
3920
3519
3920
3920
3920
3920
3920
3920
3920
3920
4000
2001
2014

Full Permission Time Limit (3 years)
In accordance with submitted
Use as loading/unloading and storage only and not production
Provision of parking and servicing - when shown on plan
Construction hours of operation/ noise level
Operational noise level condition
No plant generator or compressors etc.
No loudspeaker etc outside the buildings
External doors to be closed
Delivery restriction condition
No unloading outside building
No washing outside building
No external storage
Operation of fork lift trucks
Non-standard external lighting condition
Construction traffic route
Variation of approved plans
Application Approved Following Revisions
Criterion E - Planning Apps Where Approved

 RECOMMENDATION

 CONDITIONS

6.2  No issues have been raised in respect of land contamination.

6.3  The Environment Agency has raised no objection subject to advisory notes.

7.0  Conclusion

7.1  In conclusion, it is considered that the proposal would not compromise the visual character of
the locality, neighbour amenities or local highway safety.  The proposal is also consistent with the
National Planning Policy Framework aim to support economic growth in rural areas.  Therefore
the application is considered acceptable and, as such, is recommended for approval.
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8

CARBROOKE
Bridge Street

Mr Alexander Bone
27 Duke's Palace Wharf Duke Street

Sketcher Partnership Ltd
First House Quebec Street

New house and garage (Re- submission)  

Full

3PL/2014/0687/F

N

Adjacent Grade 2

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : REFUSAL 

Principle of development
Design, scale and visual impact
Highway safety
Impact upon residential amenity
Trees and ecology
Flood risk

 KEY ISSUES

This application seeks full planning permission for the erection of a detached two-storey dwelling
and detached garage on a parcel of land on Bridge Street in Carbrooke.  The dwelling would be
constructed in red brick and clay pantiles and would comprise a lounge, kitchen, dining room and
study at ground floor level, with three bedrooms and bathroom at first floor.

Access to the site would be off Bridge Street, opposite the junction with Broadmoor Road.

The application site of 0.13ha. is a field located adjacent to the Settlement Boundary of
Carbrooke. The site is bounded to the east by the highway, to the south and west by wooded
areas and to the north by Watton Brook and beyond pasture land. The application site appears to
have been unused for some time and is very overgrown and characterised with dense vegetation,
hedgerows and trees lining the boundaries of the site.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Liz Starling

No Allocation
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3PL/2014/0383/F - Full planning permission for new house and garage - Refused on 30th May
2014.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

CP.01
CP.09
CP.10
CP.11
CP.14
DC.01
DC.02
DC.11
DC.12
DC.13
DC.16
DC.17
DC.19
NPPF

Housing
Pollution and Waste
Natural Environment
Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Open Space
Trees and Landscape
Flood Risk
Design
Historic Environment
Parking Provision
With particular regard to paragraphs 47, 49, 55 and section 12.

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

 CIL / OBLIGATIONS
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NORFOLK COUNTY COUNCIL HIGHWAYS    

CONTAMINATED LAND OFFICER    

ENVIRONMENT AGENCY    

ENVIRONMENTAL HEALTH OFFICERS    

Objection on the grounds of restricted visibility from the site access.
The proposed access is the same position as previously considered.
The field shows no evidence of regular use and it is likely that any traffic using it would be
infrequent and associated with land maintenance. 
Maximum visibility with the existing hedge cut down would only be 2.4 metres by 17 metres (to
the north) and 2.4 metres by 35 metres (to the south) whereas 45 metres is required in both
directions within this 30mph zone.  

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

Objection on the grounds that the application does not comply with the requirements set out in
paragraph 9 of the Technical Guidance to the National Planning Policy Framework.  The Flood
Risk Assessment prepared in Septmeber 2012 is more than 6 months old and considered out-of-
date  and fails to fully assess the risk of flooding to the site.  

No objection raised on the grounds of controlled waters.  This site is located above a Principal
Aquifer and within Source Protection Zone 2. However, we do not consider this proposal to be
High Risk. Therefore we will not be providing detailed site-specific advice or comments with
regards to land contamination issues for this site at this time. We would appreciate being
informed if contamination is subsequently identified that poses a significant risk to controlled
waters. The developer should address risks to controlled waters from contamination at the site,
following the requirements of the National Planning Policy Framework and the Environment
Agency Guiding Principles for Land Contamination.

Objection on grounds there is insufficient evidence to ensure the development will not cause
significant environmental concern in terms of flood risk.  

Concerns also with regards capacity of the Anglian Water mains sewer to serve the property.  If

 CONSULTATIONS

CARBROOKE P C -  No Comments Received 

and therefore comply with Regulation 122 of the CIL Regulations.

The Council is investigating the implementation of CIL.  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. 

In this instance, a contribution towards open space based on the requirements of DC11 would be
required should full planning permission be granted.  A draft unilateral agreement is currently
being prepared.  
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HISTORIC BUILDINGS CONSULTANT    

HISTORIC ENVIRONMENT OFFICER    

TREE AND COUNTRYSIDE CONSULTANT    

MR J D ROGERS    

approved, condition is required to ensure current mains sewage system has capacity to serve
development.

No objection to principle. I can confirm that the application site is not on a scheduled monument,
although it is adjacant to one (387 site of the commandry of st john of jerusalem tf 951 021).

No objection.

The proposed development site is located adjacent to the commandry or preceptory of the
Knights of St John of Jerusalem (a military monastic order similar to the Knights Templar)
established in Carbrooke in 1193. The site is represented by a series of well-preserved
earthworks and parch marks visible on aerial photographs including a moat, fishponds and
buildings and is designated as a Scheduled Monument. 

Cropmarks and soilmarks of possible medieval buildings are also visible on aerial photographs to
the west of the proposed development site. The development site itself is located close to a river
crossing between these two areas which may have been a site of some significance in the
medieval period. Consequently there is potential that heritage assets with archaeological interest
(buried archaeological remains) may be present at the site and that their significance would be
affected by the proposed development. 

If planning permission is granted, we therefore ask that this be subject to a programme of
archaeological work in accordance with National Planning Policy Framework (2012) para. 135 &
141. We suggest that a condition is imposed in respect of archaeological investigation/works.

Recommends refusal on grounds of lack of an arboricultural statement and information in respect
of tree protection measures and impact on hedge.

I am writing in full suport of this application.  I and others in the village feel that the intended
developoment would enhance the centre of the village by smarterning up the site.  
I ask that this application is decided by the plannin committee if it is not approved under
delegated powers
I know the people who used to graze their horses on the land, taking a horse box in an out
without any trouble.
All the previous objections look to have been cleared.
The development if granted would make the centre of Carbrooke Village a better place visually.
I will be attending the planning meeting to speak in favour should it be necessary.

PRINCIPAL PLANNER MINERAL & WASTE POLICY -  No Comments Received 

ECOLOGICAL AND BIODIVERSITY CONSULTANT -  No Comments Received 
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Ten letters of objection have been received on the following grounds;
* Impact of additional access with severely restricted visibility onto road close to school/junction
and detriment to highway safety.
* Inability of drainage systems in area to cope with additional dwelling.
* Likelihood of presence of great-crested newts on the site and impact on wildlife/hedgerows.
* Site would be more suited to a community project as opposed to more residential development.
* Slight adjustment of property's location will still impact on residential amenities in terms of loss
of privacy and light to Bridge Cottage.
* Rural land needs to be protected from unnecessary development.
* Site does not constitute an eyesore but a valuable natural habitat.
* Scheme is not for affordable housing as referred to in supporting statement.
* Fails to address fundamental concerns with previously refused scheme, in particular flood risk
and highway safety.  

The applicant has written in response to the issues raised above.

 REPRESENTATIONS

1.0  The application is referred to Planning Committee at the request of the Ward Representative
in light of the past history.

1.1  Members will note that a previous application to build a dwelling and garage on the site was
refused under delegated powers in May 2014 (3PL/2014/0383/F) and a similar application has
been resubmitted for consideration.

2.0  Principle of development 

2.1  The application seeks full planning permission to construct a detached dwelling and garage
on land off Bridge Street.  The site is located outside the Settlement Boundary for Carbrooke in a
rural area (as defined by Core Strategy Policies SS1, DC2, CP1 and CP14 of the Core Strategy
and Development Control Policies Development Plan Document 2009). The application is
contrary to these policies.  Furthermore, the site is not being put forward for 100% affordable
housing under the rural exceptions site Policy DC5.  The proposal should therefore be refused
unless there are material considerations which dictate otherwise.  The lack of a 5 year housing
supply carries significant weight in the consideration of the application.  

2.2  Paragraphs 47 and 49 of the National Planning Policy Framework (NPPF) state that where
an Authority does not have an up to date five year housing land supply (at present the District
figure is 3.3 years), the relevant local policies for the supply of housing as referred to above
should not be considered up to date and that housing applications should be considered in the
context of the presumption in favour of sustainable development.

2.3  The Government defines sustainable development as having three dimensions.  These
dimensions give rise to the need for the planning system to perform a number of roles:
- Economic, in terms of building a strong economy and in particular by ensuring that sufficient
land of the right type is available in the right places.
- Social, by supporting strong, vibrant and healthy communities by providing the supply of
housing required to meet future need in a high quality environment with accessible local services

 ASSESSMENT NOTES
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and 
- Environmental, through the protection and enhancement of the natural, built and historic
environment.

Paragraph 8 of the NPPF stresses that these roles should not be undertaken in isolation because
they are mutually dependent; therefore a balanced assessment against these three dimensions is
required. 

2.4  Environmentally, whilst the site lies adjacent to the Settlement Boundary, and currently
comprises of an overgrown field, concerns have been raised both locally and as part of the
previously refused application in respect of the impact of the scheme on ecology and trees, as
well as flooding. In respect of flood risk, an objection has been raised by the Environment
Agency.  Consultation responses are currently awaited in respect of ecology and trees, and
Members will be updated verbally at the meeting. 

2.5  In terms of the economic criteria, Paragraph 55 of the National Planning Policy Framework
suggests that housing should be located where it will enhance or maintain the vitality of rural
communities.  Carbrooke is classified as a rural settlement through Policy SS1 (Spatial Strategy),
defined as a small rural village with few local services.  These settlements are considered not
capable of supporting consequential growth as they rely on higher order settlements for the
majority of these services and facilities.  The Sustainability Appraisal has identified that these
settlements do not represent a sustainable option for significant expansion.  

2.6  Having regard to the social criteria, the proposal is for one open market dwelling which is
being justified on the basis of the lack of 5 year housing supply.  No affordable housing provision
is being provided.  Furthermore, the site is considered remote from services and facilities.    

2.7  Footnote 11 of the NPPF confirms that sites which seek to contribute to a lack of housing
supply should be in a suitable location, available now and have a realistic prospect of being
developed within five years.  The agent has confirmed that the applicant owns the site and has
confirmed that there is every prospect that the development would be developed well within the
five year period, with the intention to complete the development within two years if permission is
forthcoming. 

3.0  Design, scale and visual impact

3.1  The proposed dwelling is considered acceptable in terms of its design, appearance and
scale, with a traditional approach adopted using traditional materials appropriate to its setting.  It
is also considered that the size of the site is such that it can adequately accommodate the
dwelling proposed along with its associated gardens and parking, whilst protecting the visual
amenities of the area.  As such, it is considered that the scheme would accord with Policy DC16
of the Breckland Core Strategy.

4.0  Highway safety 

4.1  The application states that the dwelling would be served by an existing field access off Bridge
Street.  
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4.2  Concerns have been raised by local residents in respect of the potential impact of a dwelling
in this location, close to a junction and the village school, on highway safety grounds.  

4.3  The Highways Authority have been consulted on the application, and contest that the access
has been in recent or regular use due to its overgrown appearance and no evidence of recent
vehicular activity.  Given the restricted visibility from the site access, falling considerably short of
the required standards, the lack of land within the applicant's control and the increase in traffic
movements generated by the proposed dwelling, an objection has been raised by the Highways
Authority on highway safety grounds.  

  
5.0  Impact on residential amenity

5.1  Concerns have been raised that the scheme would result in a detrimental impact on the
residential amenities of nearby properties in respect of loss of light, privacy and noise.  The
nearest dwellings to the east are approximately 15 metres from the proposed dwelling.  Due to
the degree of separation between the existing and proposed dwellings, it is not considered that
the scheme would cause significant detriment to the residential amenities of the neighbouring
properties in terms of loss of light or privacy.  As such, it is considered that the scheme would
accord with Policy DC1 of the Breckland Core Strategy. 

6.0  Trees and Ecology 

6.1  Concerns have been raised by local residents in respect of the potential impact of the
scheme on trees and wildlife which may be present, in particular great crested newts.

6.2  The Tree Consultant has recommended refusal on the grounds of a lack of an arboricultural
statement and information in respect of impact on the boundary hedge.

6.3  Comments from the Ecology Consultant will be reported verbally at the meeting.

7.0  Flood risk

7.1  The application site lies in flood zone 3.  Whilst a Flood Risk Assessment was submitted with
the previous application, an objection was raised by the Environment Agency on the grounds that
the report was produced in 2012 and was therefore out of date and did not comply with the
Technical guidance set out in paragraph 9 of the NPPF.  Notwithstanding that the same report
has been submitted with this application, along with a supporting letter stating that the data and
findings remain current, the Environment Agency have confirmed that they maintain their previous
objection on flood risk grounds.  An objection has also been raised by the Council's
Environmental Health Officer on flood risk grounds, as well as concerns as to whether the foul
water sewer is capable of dealing with increased capacity.

8.0  Other issues

8.1  The site lies adjacent to a grade II Listed Building and a Scheduled Monument.
Notwithstanding this, no objection has been raised by the Historic Buildings Consultant and it is
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Refusal of Planning Permission RECOMMENDATION

therefore considered that the scheme would accord with Policy DC17 of the Breckland Core
Strategy and section 12 of the NPPF in respect of protecting the architectural and historic
character of the listed building/ancient monument.  

8.2  Norfolk Historic Environment Services has asked for a condition requiring a programme of
archaeological work having regard to the potential impact of the scheme on heritage assets on
the site

9.0  Conclusion

9.1  It is considered that the application remains unacceptable on the grounds that the proposed
development does not represent sustainable development having regard to its location.  Whilst
the proposal would result in a small contribution towards the 5 year housing supply, it is not
considered that this is sufficient to outweigh the resultant economic and social harm.  

Refusal is recommended on the following grounds:

The application site is located outside of any defined settlement boundary and the applicant has
failed to provide suitable justification for the erection of a dwelling in this rural location. The
proposal is therefore contrary to Policies DC.02 and CP14 of the adopted Breckland Core
Strategy and to guidance contained in Paragraph 55 of the National Planning Policy Framework

The Government defines sustainable development, within the NPPF, as having three roles:
- Economic, in terms of building a strong economy and in particular by ensuring that sufficient
land of the right type is available in the right places;
- Social, by supporting strong, vibrant and healthy communities by providing the supply of
housing required to meet future need in a high quality environment with accessible local services;
and
- Environment, through the protection and enhancement of the natural, built and historic
environment.

In the opinion of the Local Planning Authority the proposal would fail to satisfy the economic role
by virtue of it not being located in the right place to contribute to building a strong, responsive and
competitive economy as it is outside of any defined settlement boundary and adjacent to a rural
village which is not allocated for further growth; the social role by virtue of its remoteness from
services and facilities; and the environmental role by virtue of the fact the site lies within Flood
Zone 3 and no up-to-date Flood Risk Assessment has been provided.  As such it is the opinion of
the Local Planning Authority that this proposal does not represent sustainable development and if
permitted would be contrary to the NPPF.

Furthermore, in the opinion of the Local Planning Authority the applicant does not appear to
control sufficient land to provide adequate visibility at the site access.  The proposed
development would therefore be detrimental to highway safety.
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9900
9900
9900
9900
2002
2009

Outside settlement boundary
Does not represent sustainble development
Inadequate visibilty
Flood risk
Application Refused Following Discussion - No Way Forward
Criterion E - Planning Apps Where Refused

 REASON(S) FOR REFUSAL
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DEREHAM
St Withburga Lane

Breckland Council
Elizabeth House Walpole Loke

Breckland Council
Elizabeth House Walpole Loke

Smoking shelter   

Full

3PL/2014/0728/F

Y

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle of development
Visual impact
Neighbour amenity
Impact on Listed Building and Conservation Area
Trees and landscape
Environmental Health

 KEY ISSUES

This application seeks the provision of a smoking shelter at Breckland Business Centre, The
Guildhall. The proposed structure will be an aluminium frame with acrylic glazing to the top two
thirds on two full sides and half of the other two sides giving an opening at the corner.  The
domed roof will be fibreglass.  The simple design is typical of such structures and will measure
2.2m in width, 2.2m in length and 2.2m high.  The shelter will be constructed off a raft foundation.

The application site is located within the Primary Shopping area and town centre of Dereham and
forms part of the Breckland Business Centre. To the west of the site is an area of car parking and
beyond is the Breckland Business Centre and the Grade II Listed Building (The Guildhall). To the
north/north east are commercial properties, to the south east residential properties, and to the
south commercial properties and car parking. The site currently forms a grassed area adjacent a
brick wall at the boundary.  The shelter would stand under the spread of a protected tree.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Heather Byrne

Primary Shopping
Are
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3PL/2013/0921 - Provision of smoking shelter - Withdrawn in the light of concerns regarding
siting adjacent a TPO tree. 

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

None

 REPRESENTATIONS

HISTORIC BUILDINGS CONSULTANT    

ENVIRONMENTAL HEALTH OFFICERS    

No comment.

No objection.

 CONSULTATIONS

DC.01
DC.16
DC.17
NPPF

Protection of Amenity
Design
Historic Environment
With particular regard to paras.61 and 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 

DEREHAM T C -   
Locating the shelter under a tree could cause the shelter to become covered in a  green slime
and make it an eyesore.

TREE AND COUNTRYSIDE CONSULTANT -  No Comments Received 

No

 EIA REQUIRED

Not Applicable

 CIL / OBLIGATIONS



BRECKLAND COUNCIL - PLANNING COMMITTEE - 01-09-2014

DC131_new

1.0  The application is referred to Planning Committee as the applicant is Breckland Council.

2.0  Principle of development

2.1  The application is considered to comply with the general principles of Policies DC.01, DC.16,
DC.17 and the NPPF.

3.0  Visual impact

3.1  In visual terms the proposed structure is relatively minor in nature due to the proposed
dimensions and lightweight structure and therefore will not impact unduly upon the surrounding
streetscene.

3.2  The proposal is of a typical construction for such structures and will be part glazed with a
fibreglass roof which is considered to be adequate.

4.0  Neighbour amenity

4.1  In terms of neighbour amenity it is considered the proposal will not impact significantly in
terms of loss of privacy, light or outlook due to the proposal's location.

4.2  The proposal is mainly surrounded by commercial properties with some residential properties
to the south west; however it is considered the proposal will not impact unduly upon their amenity
due to the nature of the proposal as a smoking shelter and due to the proposed dimensions.

5.0  Historic Buildings

5.1  The Historic Buildings Consultant was consulted on the application and has no comments to
make.

6.0  Trees and Landscape

6.1  The shelter is proposed to be constructed under a protected tree and off a raft foundation,
dug by hand, to avoid root damage.

6.2  The Tree and Countryside Consultant was consulted on the application and comments are
awaited.

7.0  Environmental Health

7.1  The Environmental Health Officer was consulted on the application and has raised no
objections.

 ASSESSMENT NOTES
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Planning Permission

3007
3048
MT02
3920
4000
3996
2000
2014

Full Permission Time Limit (3 years)
In accordance with submitted
External materials as approved
Raft foundation/hand dug
Variation of approved plans
Note - Discharge of Conditions
NOTE:  Application Approved Without Amendment
Criterion E - Planning Apps Where Approved

 RECOMMENDATION

 CONDITIONS

8.0  Conclusion

8.1  In conclusion, it is considered that the proposal would not compromise the character or
amenity of the surrounding area, including that of the Conservation Area and indeed the setting of
the Listed Building.  The raft foundation, with excavation by hand, will prevent root damage to the
tree.  The application is therefore recommended for approval subject to comments/conditions put
forward by the Tree Consultant..




