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No.

Mr & Mrs G K Lotis
Mr M Rayner
Walnut Farm Developments
Mr Thomas Carroll
GAG404 Ltd
Mr Martin Turver
The Exors of Miss E M Hilton
Norfolk Camping
Mr & Mrs P.S de Roeck
Mr & Mrs  Burrows
Mr Adrian Stasiak

Applicant

HOE
ROUDHAM/LARLING
SWAFFHAM
SHIPDHAM
SNETTERTON
WRETHAM
SWANTON MORLEY
ASHILL
SAHAM TONEY
BANHAM
ATTLEBOROUGH

Parish

3PL/2015/0904/O
3PL/2015/1123/F
3PL/2015/1275/F
3PL/2015/1314/CU
3PL/2015/1378/F
3PL/2015/1446/LB
3PL/2015/1456/O
3PL/2015/1476/F
3PL/2016/0012/O
3PL/2016/0020/F
3PL/2016/0049/F

Reference No.
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HOE
Adjacent Home Farmhouse
Swanton Morley Road

Mr & Mrs G K Lotis
Home Farmhouse Swanton Morley Road

Mr T Wright
Tanfield 38 Buxton Road

Demolish bungalow/workshop/store & erection of dwelling 

Outline

3PL/2015/0904/O

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

Worthing 

 RECOMMENDATION : APPROVAL

Sustainable development.  
Character impact.  
Amenity impact.  
Highway impact.  
Trees.  
Ecology.  
Previous application.  

 KEY ISSUES

The application seeks outline planning permission with all matters reserved for the erection of a
single storey dwelling within the garden of Home Farmhouse a two storey dwelling along Swanton
Road, Worthing.  An indicative site layout plan details the provision of one detached four bedroom
bungalow with a garage.  Although indicative, the single level design is led by the special needs of
the applicant's adult son.  

The proposal includes the demolition and removal of an existing brick and tile workshop and
timber store.  A new vehicular access is proposed, as indicated on the indicative plan, directly via
Swanton Morley Road.  

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Jemima Dean

This application is referred to the Planning Committee as it is contrary to the development plan.  

 REASON FOR COMMITTEE CONSIDERATION
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The application site is 0.1 hectares in size and lies to the south of Swanton Morley Road in
Worthing.  The site lies approximately 600m south east of North Elmham Settlement Boundary.
Dereham is approximately five miles to the south of the application site.  

The application site currently comprises part of the garden to Home Farmhouse, with Linton
Lodge beyond the western boundary and Home Farmhouse itself to the east.  Swanton Morley
Road comprises the northern boundary to the site.  A work shop and timber store building located
within the application site would be demolished as part of the proposal.

A pond is located approximately 20m to the south east of the site within the garden to Home
Farmhouse.  The site is currently accessed directly from Swanton Morley Road from Home
Farmhouse.  

Outline planning permission was refused for the demolition of outbuildings and the erection of a
single storey dwelling under planning reference 3PL/2015/0152/O.  

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

SS1
CP.10
CP.11
CP.14
DC.01
DC.02
DC.12
DC.16
DC.19
NPPF
NPPG

Spatial Strategy
Natural Environment
Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Trees and Landscape
Design
Parking Provision
With particular regard to paragraphs 7, 47, 49, and 55
National Planning Practice Guidance

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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NORFOLK COUNTY COUNCIL HIGHWAYS    

CONTAMINATED LAND OFFICER    

TREE AND COUNTRYSIDE CONSULTANT    

No objection subject to conditions.  

No objection.  

I am happy that the proposed development is sufficiently far enough away from the TPO trees in
the adjacent property for there to be no impact.  Assuming there is a boundary fence there will be
no requirement for protective fencing.  It would appear that the only significant tree within the site
has been removed.  Confirmation of trees along the site frontage which will require removal order
to gain access and visibility, will be needed.  

 CONSULTATIONS

NORTH ELMHAM P C (MR KEVIN WEBB) -  No Comments Received 

HOE & WORTHING P.C. -   
Hoe and Worthing Parish Meeting are in receipt of the above application, (3PL/2015/0904/O) and
as chairman I have been asked to outline a number of objections on behalf of our parishioners.  I
have to say that I am being asked to principally state the same objections to those I submitted
when the LPA were considering an identical proposal registered as 3PL/ 2015/0152/O.  As none
of those objections have changed in any way as a result of the latest application, I take the view
that the most constructive thing I can do is to forward the observations we made to the earlier
application again.       

It is important to state, in addition however that in the view of our parishioners, the current
application does nothing to overcome the refusal of the previous one by our Local Planning
Authority (LPA).  The basis of that refusal drew attention to four failures in terms of policy; 

1. Firstly it failed the sustainability test National Planning Policy Framework, (NPPF), in view of
the remoteness of the proposal from core services and facilities and a consequential reliance on
the use of private motor vehicles.        

2. An absence of information regarding the effect on the SSSI and SAC to demonstrate the
proposal would not damage or destroy the interest features for which the designations were
notified.  It is impossible to see how this is addressed.     

3. Insufficient information regarding the effect on protected species.    

4. Insufficient information regarding the effect on protected trees.    

The full account of the response of Hoe and Worthing Parish, which is a four page letter can be
found on the Breckland District Council website under the planning reference number.   

Not Applicable.

 CIL / OBLIGATIONS
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None.

 REPRESENTATIONS

1.0 This application is referred to the Planning Committee as it is contrary to the development
plan.  

2.0 Sustainable Development

2.1  The application site lies outside of any defined settlement boundary and the development of
the site for housing would therefore conflict with Core Strategy Policy CP14, which seeks to focus
new housing within defined settlement boundaries.  However, as the Council cannot currently
demonstrate a five year supply of housing land, Policy CP14 cannot be considered to be up-to-
date insofar as it relates to the supply of housing land and can be given little weight.  

2.2  In this situation, the presumption in favour of sustainable development set out in the National
Planning Policy Framework, (NPPF), means that permission for development should be granted
unless any adverse impacts of so doing would significantly and demonstrably outweigh the
benefits or specific policies in the Framework indicate that development should be restricted.  

2.3  The NPPF indicates that rural housing should be located where it will enhance or maintain
the vitality of rural communities and that isolated houses in the countryside should be avoided.
Additionally, the Government's Planning Practice Guidance, (NPPG), notes that all settlements
can play a role in delivering sustainable development and that blanket policies restricting housing
in some rural settlements and preventing other settlements from expanding should be avoided

 ASSESSMENT NOTES

ECOLOGICAL AND BIODIVERSITY CONSULTANT    

NATURAL ENGLAND    

If an appropriately worded condition will ensure that surveys are undertaken and specific
mitigation is proposed then the population estimate surveys may be conditions.  It should,
however, be clear in that the condition will need to be discharged prior to the start of works and
that the results and mitigation proposals will need to be approved by the LPA.    

Further details on the matters raised in our previous response have now been included within the
submitted ecology report and we are satisfied that there are no pathways for contamination of the
river due to the septic tank or likely changes in surface water levels due to the proposal.  We are
therefore happy to remove our objection to the proposed development.    

PRINCIPAL PLANNER MINERAL & WASTE POLICY -  No Comments Received 

NORFOLK WILDLIFE TRUST -  No Comments Received 
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unless their use can be supported by robust evidence.  

2.4  Although outside of the settlement boundary, the plot is bounded on both sides by existing
housing, is relatively enclosed and reads as part of the settlement of Worthing.  Given the
relationship of the site to the adjacent dwellings and other properties along this part of Swanton
Morley Road, the plot can be seen to present as an infill development site.    This is unlike much
of the land fronting the southern side of Swanton Morley Road, where the gaps are too large to
be considered as infill.  The plot does not present as open countryside and in light of this site-
specific context, it is concluded that the dwelling would not appear visually intrusive and would not
result in an isolated development in the countryside.    

 
2.5  The social role of sustainable development seeks to ensure, amongst other matters, the
creation of a high quality built environment with accessible local services.  Whilst, there are no
services or facilities within Worthing, the proposed development would be approximately 600m
from the settlement boundary of North Elmham, a Local Service Centre as identified in the
Council's Spatial Strategy.  North Elmham includes a school, shop / post office, community
facilities, and employment.  The site is approximately five miles from the full range of
comprehensive services provided in Dereham.   

2.6  The route to the centre of North Elmham, where services and facilities are located does not
provide a footway along the complete distance.  Along the initial 600m, there is no street lighting,
and the journey would be along narrow country lanes, which is likely to discourage walking,
particularly at night and in inclement weather.     

2.7  In terms of public transport North Elmham is served by a regular bus service that runs six
days a week, (the number 21 - Fakenham - North Elmham - Beetley - Gressenhall - Dereham),
from the nearest bus stops along the same route to centre of North Elmham with no footway
along the initial 600m.  The bus service linking the site to Dereham's local amenities would
provide an alternative to the car, consistent with the social and environmental dimensions to
sustainable development.   

2.8  Whilst some harm would be caused due to the need to travel by car to access services and
facilities in North Elmham, this harm would be small given the short distance involved.  It is
concluded that the proposal responds appropriately to the environmental dimension of
sustainable development.  These considerations weigh in favour of the proposal.    

2.9  Accordingly, it is considered that the development is acceptable in principle.    

3.0 Character Impact

3.1 In terms of access, design, layout, scale and appearance, these matters are reserved for
future consideration should outline planning permission be granted.  However, notwithstanding
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the submitted plan it is considered that the site is large enough to accommodate a dwelling whilst
providing adequate amenity space for future residents and without resulting in a cramped form of
development having regard to the neighbouring layout.   

4.0 Amenity Impact

4.1  An indicative site layout has been provided which shows a single storey dwelling situated.  It
is considered that with consideration at the detail design stage a dwelling of the scale proposed
could be satisfactorily accommodated without giving rise to significant overlooking,
overshadowing, loss of light, or privacy with respect to adjacent dwellings.    

5.0 Highway Impact

5.1  The adjacent highway varies in width between 4m and 4.9m in the vicinity of the site and the
verge immediately adjacent to the site frontage is showing signs of over-run where the
carriageway narrows to 4m.  The Highway Authority would wish for any reserved matters
application to include provision for Swanton Morley Road to be widened to 4.5m along the site
frontage to enable two vehicles to pass.  Conditions are recommended by the Highway Authority
in respect of road widening, visibility, access, parking and turning.  These would be attached to
the planning permission.   

6.0 Trees

6.1  There are number of protected trees just beyond the eastern boundary of the application site.
The Tree and Countryside Consultant is happy that the proposed development is sufficiently far
enough away from these tees in the adjacent property for there to be no impact.  A certain
amount of the hedging would also need to be removed along Swanton Morley Road to allow for
requested visibility.  A landscape / boundary treatment plan will be secured via planning condition
to ensure hedge and tree removal along the site frontage is kept to a minimal and where possible
supplemented.    

7.0 Ecology

7.1  Designated sites - River Wensum Special Area of Conservation, (SAC), and the River
Wensum Site of Special Scientific Interest, (SSSI), are located approximately 350 metres north of
the site.  Appropriate measures to avoid any risk of contamination into the River Wensum have
been proposed and no objection is raised by Natural England or the Council's Ecologist.
Conditions are recommended in relation to monitoring the site and securing proposed measures
to prevent contamination in to the river.  

7.2  Great crested newts - great crested newts have been confirmed in the pond located 20
metres from the development site and further surveys of the pond will be required prior to works
commencing on site.  No objection is raised by the Council's Ecologist subject to an appropriately
worded condition which will be attached to the planning permission to ensure that population
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estimate surveys are undertaken and specific mitigation is submitted for approval prior to
commencement of works.  

7.3  Bats - the buildings have been surveyed and assessed in line with the Bat Conservation
Trust's Good Practice Guidelines, (Hundt, 2012).  The buildings have negligible potential to
support bat roosts and as such no further surveys are required.  
 

7.4  Reptiles - the submitted ecology report concluded that there was some suitable habitat for
occasional common reptile species.  A method statement shall be produced to detail the methods
of vegetation clearance and construction activities in regards to the protected species that may
be present.  This would be conditioned, and agreed with the LPA prior to commencement of
works on site.  

8.0 Previous Application 

8.1  Outline planning permission was refused for the demolition of outbuildings and the erection
of a single storey dwelling under planning reference 3PL/2015/0152/O.  The application was
refused for reasons relating to sustainability, ecology and trees.    

8.2  The application did not contain sufficient information to satisfactorily demonstrate that the
proposal would not damage or destroy the interest features for which the nearby SSSI and SAC
have been notified.  Neither did the application contain sufficient information to enable a full
appraisal to be made in regards to the proposals impact on protected species, habitats or local
protected sites.  It was therefore, not satisfactorily demonstrated that the proposal would not
cause unacceptable harm to ecology.  The proposal was contrary to Policy CP10 of the
Breckland Adopted Core Strategy and the NPPF.  Further to this the application did not
demonstrate satisfactorily that the proposal would not cause unacceptable harm to existing trees
and was therefore contrary to Policy DC12.  
 

8.3  The current submission has satisfactorily addressed previous concerns relating to ecology
and impact to existing trees on site.  No objection is raised by Natural England, the Council's
Ecological and Biodiversity Consultant, or the Tree and Countryside Consultant.  It is
acknowledged that whilst some harm would be caused due to the need to travel by car to access
local services in North Elmham, this harm would be small given the short distance involved.  It is
concluded that the proposal responds appropriately to the environmental dimension of
sustainable development and these considerations weigh in favour of the proposal.   

9.0 Conclusion

9.1  The proposal would conflict with Policy CP14 due to its location outside a defined settlement
boundary.  However this policy can be afforded little weight due to the current shortfall of housing
land in the District.  Any harm caused to sustainability would not demonstrably and significantly
outweigh the benefits of development.  The application is therefore recommended for approval
subject to conditions.    
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Outline Planning Permission

3005
3058
HA05
3402
3920
4000
AN61
3996
2000
3539
2014

Outline Time Limit (2 years)
Standard Outline Condition
Standard outline highways condition
Boundary screening to be agreed
Ecology survey and mitigation
Variation of approved plans
NOTE NCC Inf 2 When Vehicular access works required
Note - Discharge of Conditions
NOTE:  Application Approved Without Amendment
Note Re Asbestos
Criterion E - Planning Apps Where Approved

 RECOMMENDATION

 CONDITIONS
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ROUDHAM/LARLING
Land Adjacent Mill House
Harling Road

Mr M Rayner
2 Maltings Way East Harling

N.H. Building Design
18 Plasset Drive Attleborough

Proposed dwelling and cart-lodge  

Full

3PL/2015/1123/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    
Design, siting and layout    
Impact on amenity    
Highway safety    

 KEY ISSUES

The site seeks full planning permission for the erection of a two storey, three bedroom house and
double garage within the curtilage of an existing dwelling, Mill House.  The proposed dwelling
would use a new access off Harling Road.  The double garage has been re-sited to the rear of the
proposed dwelling.  The dwelling would be constructed using facing bricks and clay pantile roof.    

The site is outside a Settlement Boundary.  It is a semi rural location, north of the village of East
Harling, within a loose knit group of dwellings and commercial buildings known as Harling Road.
The development is centred around the railway crossing.    

To the south and north of the site are dwellings.    

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Viv Bebbington

The application is referred to Planning Committee as it a departure from Development Plan
Policy.  

 REASON FOR COMMITTEE CONSIDERATION
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No recent planning history.    

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

NORFOLK COUNTY COUNCIL    

No objection subject to conditions  

HARLING & LARLING PARISH COUNCIL   

My Council objects on the grounds that the proposed garage is well forward of the building line
and therefore contrary to the street scene. There is also concern about the proposed new access
onto Harling Road. We would also point out inaccuracies in the application, in that, contrary to
what is stated, there is no mains sewage in the road, and no street lighting.  

TREE & COUNTRYSIDE CONSULTANT   

No objection

CONTAMINATED LAND OFFICER   

No objection subject to unexpected contamination condition.  

CP.14
DC.01
DC.02
DC.16
NPPG
NPPF

Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Design
National Planning Practice Guidance
With particular regard to paras 7, 8,47,49 & 55.

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

No.   

 EIA REQUIRED

Policy DC04 is not triggered as the site area is less than 0.17 Ha.     Policy DC11 is not triggered
as no local recreation or open space project has been identified.      

 CIL / OBLIGATIONS
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None.    

 REPRESENTATIONS

1.0 The application is referred to the Planning Committee as it is contrary to Policies DC02 and
CP14 of the Breckland Core Strategy 2009.      

2.0 Principle  

2.1  The application seeks full planning permission for the erection of a detached two storey
dwelling and double garage on land outside a settlement boundary.  For this reason the proposal
conflicts in principle with Policies DC02 and CP14 of the Core Strategy and Development Control
Policies Development Plan Document, (2009), which seek to focus new housing within defined
Settlement Boundaries.  However, paragraphs 47 and 49 of the National Planning Policy
Framework (NPPF) states that where an authority does not have an up to date five year housing
supply then 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 granted permission in the
context of the presumption in favour of sustainable development.    

2.2  The NPPF identifies three dimensions of sustainable development:  
-  Economic, in terms of building a strong economy and in particular by 
   ensuring that sufficient land is of the right type and is available in   
   the right places.  
-  Social, by supporting, strong 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.     

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

 ASSESSMENT NOTES

ENVIRONMENTAL HEALTH OFFICER 

No objections or comments on the grounds of Environmental Protection, providing the
development proceeds in line with the application details.  However I would recommend the
following is brought to the attention of the applicant.  All construction and demolition works should
be carried out in accordance with the guidance provided in Breckland Council Information leaflet,
'Construction and demolition works - Guidance for contractors and developers'.  Acceptable
working hours for works that disturb nearby residents are Monday to Friday 07:30-18:00
,Saturday 08:00 to 13:00.   
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2.4  In terms of the economic and social criteria, the proposal would provide one new dwelling
and would make a positive, albeit modest, contribution to the housing supply shortfall and provide
some short-term economic benefits through its construction.   

2.5  Environmentally, although outside the Settlement Boundary, the site is in a semi rural
location within a loose knit group of existing development, consisting of dwellings and commercial
premises.  The proposal would consolidate the existing pattern of development and give the
immediate locality a more built up appearance.  Whilst this will result in some loss of character,
the harm would be limited given the following factors:   

-  the site is well related to the existing dwelling  
-  the visual containment of the site by existing dwellings to the north 
   and south;  
-  no visual exposure would occur, there are no views of the site other 
   than from Harling Road;  
-  the proposal would not intrude into the open countryside and would not 
   be isolated;  
-  no artificial boundaries would be introduced.    

The combination of all of these environmental factors together and not in isolation result in the
proposal satisfying the environmental role of sustainable development.   

2.6  Footnote 11 of the NPPF confirms that the site should be in a sustainable location, available
now and have a realistic prospect of being developed within five years.  This is a full application
and the agent has confirmed that the site is available making the development deliverable within
five years to meet the housing shortfall.  It is recommended that the time limit is reduced to two
years for commencement in accordance with other applications in Breckland, approved under the
five year supply.      

2.7  With regard to whether this is a suitable location, the Settlement Boundary of East Haring is
one mile to the south of the site and the railway station, which is on the main line from London to
Norwich, is 300m to the north.  East Harling has a wide range of facilities and services and is
identified in the Spatial Strategy as a Local Service Centre for growth.  The village can be readily
accessed from the site by foot or cycle.  The proposal would not result in an isolated development
in the countryside.  The site can be developed without causing harm to the character and
appearance of the area.     

2.9  Paragraph 55 of the NPPF states that housing should be located where it will enhance and
maintain the vitality of existing rural communities and help sustain facilities in the surrounding
settlements.      

3.0 Design, Siting and Appearance  

3.1  The proposed dwelling is simple in form and design, using a brick with a clay pantile roof, in



BRECKLAND COUNCIL - PLANNING COMMITTEE - 04-04-2016

DC131_new

Planning Permission RECOMMENDATION

 CONDITIONS

keeping with the existing dwelling.  A condition has been imposed requiring the materials to be
agreed.  The proposed dwelling is in keeping with the existing form and character of the area,
consistent with Policy DC16.    

3.2  The layout demonstrates that the proposal could be accommodated on the application site
and provide adequate parking and amenity space for the proposed dwelling.  The garage has
been re -sited in the rear garden to address the concerns of the Parish Council.    

4.0 Impact on Amenity    

4.1  There is a good degree of separation between the proposed dwelling and the neighbouring
property to the north and south to ensure that existing residential amenity would be satisfactorily
maintained.  The balcony on the rear elevation would not result in a significant amount of
overlooking to either neighbour.  Views to the north would be screened by the proposed two
storey rear protection which extends beyond the plane of the rear wall by a similar amount.  The
dwelling to the south is approximately 25 metres from the proposed balcony and is screened by
trees.  The proposal responds positively to DC01.        

5.0 Highway Safety  

5.1  Access is proposed from Harling Road via a new vehicular crossing.  The Highway Authority
has raised no objection to the proposal.  The proposal provides for a vehicular access with
satisfactory visibility and sufficient onsite parking and turning.    

6.0 Other Matters  

6.1  Drainage - There is no mains drainage available within the vicinity of the site and therefore a
condition has been imposed requiring details of foul water drainage to be agreed.    

7.0 Conclusion

7.1  In conclusion, it is considered that the proposal would constitute a sustainable form of
development as defined in Paragraph 7 of the NPPF, which would help to support the local rural
community, would not compromise local amenity and would not adversely impact the character
and appearance of the surrounding area.  Approval is therefore recommended subject to
conditions.   
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3007
3047
MT03
HA08
HA24
3804
3946
4000
3996
9850
9850
2000
2014

Full Permission Time Limit (2 years)
In accordance with submitted
External wall and roof materials to be agreed
New access - construction over verge
Provision of parking and servicing - when shown on plan
Precise details of foul water disposal
Contaminated Land - Unexpected Contamination
Variation of approved plans
Note - Discharge of Conditions
Non-std highway NOTE
Non-std operating hours NOTE
NOTE:  Application Approved Without Amendment
Criterion E - Planning Apps Where Approved
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3

SWAFFHAM
Pendle Lea
3 North Pickenham Road

Walnut Farm Developments
Walnut Farm Business Centre Mere Raod

Parsons & Whittley Ltd
Parsons Whittley Ltd

Erection of two bungalows - variation of conditions 5 & 9 on 3PL/2010/1093/F 

Full

3PL/2015/1275/F

N

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Highways.

 KEY ISSUES

Full planning permission was granted under planning permission 3PL/2010/1093/F for the
erection of two detached bungalows with detached double garages located in front of the
proposed dwellings.  The dwellings replaced a recently demolished dwelling.  The site is accessed
via a shared access onto North Pickenham Road.  

Condition 5 and condition 9 imposed on this consent required the developer to provide a footway
linking the existing provision adjacent the site's southern boundary to the footway adjacent the
North Pickenham Road / Norwich Road junction.  

Condition 5 reads as follows:

Vehicular and pedestrian access to and egress from the adjoining highway shall be limited to the
access shown on drawing No drawing NOR146 01 Rev C only.  Any other access or egresses
shall be permanently closed and the footway / highway verge shall be reinstated in accordance
with a detailed scheme to be agreed with the Local Planning Authority in consultation with the
Highway Authority, concurrently with the bringing into use of the new access.  

Condition 9 reads as follows:  

Notwithstanding the details indicated on the submitted drawings no works shall commence on site

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Jemima Dean

The application has been called in to committee by the Ward Member.

 REASON FOR COMMITTEE CONSIDERATION
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until a detailed scheme for the off-site highway improvement works as indicated on Drawing
number NOR146 01 Rev C have been submitted to and approved in writing by the Local Planning
Authority in consultation with the Highway Authority.    

This application seeks to vary condition 5 and 9 and replace drawing NOR146 01 Rev C with
drawing 3245.01 Rev C.      

Drawing 3245.01 Rev C offers a reduced footway scheme with the proposed footway running the
extent of the site frontage, no longer linking the existing footway provision adjacent the site's
southern boundary to the footway adjacent the North Pickenham Road / Norwich Road junction.

The application site is rectangular in shape and immediately adjacent to the North Pickenham
carriageway which lies to the west.  The dwellings approved under planning reference
3PL/2010/1093/F are currently occupied and subject to enforcement action.  Access to the site is
via the North Pickenham Road.  To the north and south of the site are existing dwellings and to
the east is a residential development currently under construction.

 SITE AND LOCATION

Full planning permission was granted for two bungalows to replace one bungalow under planning
reference 3PL/2010/1093/F.  

Full planning permission was granted for the construction of two detached houses to replace
existing bungalow under planning reference 3PL/2007/0433/F.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

DC.16
NPPG
NPPF

Design
National Planning Practice Guidance
National Planning Policy Framework

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

SWAFFHAM TOWN COUNCIL -   

No.

 EIA REQUIRED

Not applicable.

 CIL / OBLIGATIONS
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Six representation have been received in response to the application with concerns relating to
highways safety, the road being unsuitable for pedestrians; footpath being needed along this
dangerous stretch of road.

 REPRESENTATIONS

1.0 Highways  

1.1  The application seeks to remove part of a previously approved footway scheme from the site
boundary to Norwich Road.   
  

1.2  As part of the proposal to demolish a single dwelling and replace it with two dwellings,

 ASSESSMENT NOTES

NORFOLK COUNTY COUNCIL HIGHWAYS    
As part of the proposal to demolish a single dwelling and replace it with two dwellings, submitted
under planning ref 3PL/2007/0433, the developers offered to provide a continuous footway along
North Pickenham Road from the site linking to the point where the Norwich Road footway
terminates. This was welcomed by this Authority as it would remove pedestrian activity from the
carriageway of North Pickenham Road where no suitable pedestrian refuge exists.

The footway, in part, also overcame previous highway concerns regarding the
substandard visibility at the site's access onto North Pickenham Road and would have also
avoided the need for the residents of the new dwellings having to walk in the carriageway of
North Pickenham Road to access the nearest footway some 25m to the south of the site.
Consequently this Authority raised no highway objections to the original proposal.

In 2010 a revised application (3PL/2010/1093) to vary the house types was submitted and, again,
the provision of a continuous footway linking the site with Norwich Road formed an integral part
of the submission and, again, was a condition of the approval.

Whist this Authority considers it highly desirable that a continuous footway link be provided to
Norwich Road, it accepts that White Cross Road provides the main route to schools, the Town
Centre and other amenities for the residents of these specific dwellings.

Drawing 3245.01E details a satisfactory form of reduced footway scheme and given that the
properties are both occupied it is essential that the off-site works are completed as soon as
possible and I would recommend that, if your Authority is minded to grant approval, the developer
is given a timescale for the completion of works.  

I consider it would be difficult to substantiate an objection to the variation of conditions 5 and 9 on
3PL/2010/1093.  Conditions are recommended.

At a recent Town Council Meeting Councillors agreed that they have no objections to the variation
and ask that Highways consider extending the scheme as far as Norwich Road in order to
achieve a safer footway.     
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Planning Permission RECOMMENDATION

submitted under planning ref 3PL/2007/0433/F, the developers offered to provide a continuous
footway along North Pickenham Road from the site linking to the point where the Norwich Road
footway terminates.  This was welcomed by this Authority as it would remove pedestrian activity
from the carriageway of North Pickenham Road where no suitable pedestrian refuge exists.     

1.3  The footway, in part, also overcame previous highway concerns regarding the substandard
visibility at the site's access onto North Pickenham Road and would have also avoided the need
for the residents of the new dwellings having to walk in the carriageway of North Pickenham Road
to access the nearest footway some 25m to the south of the site.     Consequently this Authority
raised no highway objections to the original proposal.  

1.4  In 2010 a revised application (3PL/2010/1093/F) to vary the house types was submitted and,
again, the provision of a continuous footway linking the site with Norwich Road formed an integral
part of the submission and, again, was a condition of the approval.  

1.5  The two properties have since been constructed and are now occupied.  Consequently
vehicles are using a severely substandard access and the residents have to walk in the
carriageway before reaching the nearest footway, some 25m to the south.  Therefore, in the
interest of highway safety, the current situation cannot be allowed to continue.  

1.6  Whilst the Highway Authority considers it highly desirable that a continuous footway link be
provided to Norwich Road, it accepts that White Cross Road provides the main route to schools,
the Town Centre and other amenities for the residents of these specific dwellings.    

1.7  It is essential that, as a minimum, a footway is provided across the site frontage, so that
residents do not have to walk in the carriageway, and that the bank is re-profiled to achieve an
acceptable level of visibility onto North Pickenham Road.  

1.8  The submitted drawing number 3245.01E details a satisfactory form of reduced footway
scheme.  Given that the properties are both occupied it is essential that the off-site works are
completed as soon as possible.  The Highway Authority recommends that, if approval is granted,
the developer is given a timescale for the completion of works as suggested below.  

1.9 The Highway Authority consider it would be difficult to substantiate an objection to the
variation of conditions 5 and 9 on 3PL/2010/1093 and recommend that conditions be imposed.   

1.10 The application is recommended for approval subject to conditions.  All condition other than
those previously discharged will be attached to the decision notice in the event of an approval.
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3740
3740
3740
3740
3740
3740
3943
3739
4000
3996
2014

Any highway conditions
Any highway conditions
Any highway conditions
Any highway conditions
Any highway conditions
Any highway conditions
Contamination found during development
Highway NOTE Inf 1
Variation of approved plans
Note - Discharge of Conditions
Criterion E - Planning Apps Where Approved

 CONDITIONS
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4

SHIPDHAM
Spring Farm

Mr Thomas Carroll
Spring Farm Little Hale

Mr Thomas Carroll
Spring Farm Little Hale

Use of the land as a campsite (retrospective)  

Change of Use

3PL/2015/1314/CU

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle.   
Traffic and Highways.  
Impact on Amenity.

 KEY ISSUES

The application seeks planning permission to operate completely independently from the camping
and caravan club and use the site as a campsite.  The existing camping and caravan licence is for
fifteen pitches, five of which are for motor homes / trailer tents and ten pitches for tents.  There is
currently no restriction under the camping and caravan licence regarding the size of trailer tents /
motor homes.  The licence doesn't allow touring caravans.  The applicants have been operating
under the camping and caravan licence for the last two years. Under this current planning
application to use the site as a campsite completely independent from the camping and caravan
club, the number of pitches would remain the same, fifteen with ten tent pitches and up to five
pitches for touring caravans / motor homes / trailer tents.  In essence the only difference between
the exiting situation that currently operates is the provision of touring caravans which would be
limited to a maximum of five.  The campsite would only be open from Easter Holidays until the
31st October.

Spring Farm campsite is a small, newly established campsite currently operating under a
Camping and Caravan Club licence. Access to the site is off 'Little Hale' road down an access
driveway that leads to Spring Farm and in to the campsite field.  Within the field there are some

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Richard Laws

The application is  brought to Committee at the request of Cllr.Turner and Cllr Hewett.

 REASON FOR COMMITTEE CONSIDERATION



BRECKLAND COUNCIL - PLANNING COMMITTEE - 04-04-2016

DC131_new

existing composting toilets, a wash block and shower facility as well as a waste and recycling
point, water provision, two hard standing pitches and bank of four electric hook ups. Within the
site there is also an enclosed fenced pond area. The boundaries of the site are also fairly well
screened by existing hedging / trees around the field.

No relevant site history.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS    
The Authority was consulted by The camping and Caravan Club in 2014 regarding the possibility
of a licence being granted for a campsite in this location.  In response they advised that the

 CONSULTATIONS

CP.10
CP.11
CP.13
CP.14
DC.01
DC.08
DC.19
NPPF

Natural Environment
Protection and Enhancement of the Landscape
Accessibility
Sustainable Rural Communities
Protection of Amenity
Tourism Related Development
Parking Provision
National Planning Policy Framework

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

SHIPDHAM P C -   
Strong objections to this application on the following grounds:  

1  The site and access are totally unsuitable for the size of caravans 
   and vehicles proposed. 
2  The application is totally inappropriate for the area, namely a small   
   countryside lane.

No.

 EIA REQUIRED

Not Applicable.

 CIL / OBLIGATIONS
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CONTAMINATED LAND OFFICER    

ENVIRONMENTAL HEALTH OFFICERS    

proposal was not acceptable given that the roads serving the site are single track, with little or no
passing provision and have a widening alignment which restricts forward visibility.  However,
notwithstanding the Highway Authority concern, The Camping and Caravan Club granted a
licence for ten tents and five trailer tents / motor homes of unrestricted size.   Consequently, with
or without planning permission, the site is already able to operate on that basis and generates
traffic on the surrounding highway network.  

The applicant has clarified that the number of pitches is not to be increased from the fifteen
already permitted and the applicant just wishes for the five pitches allocated s solely for the use
of motor homes / trailer tents to also be allowed to accommodate touring caravans.  They have to
consider whether the effect on the surrounding network will be any worse if used by touring
caravans than if used by the five motor homes of unrestricted size which are already permitted>
It has to be accepted that, currently, motor home owners need to use their vehicles to access
local attractions and services which could involve several trips on the surrounding highway
network per day.  Caravan owners would, of course, leave their caravans on site whilst accessing
attractions and services by car.  It could be argued that it may be more preferable if the five
motor home pitches were a mixture of caravans and motor homes as this would reduce the
potential for large vehicles travelling on the local highway network.  

On the basis that the site has a licence to operate  already and, provided the number of pitches
for caravans / motor homes does not exceed five in total and not five each.  They consider it
would be difficult to substantiate an objection on highway grounds as the traffic impact would be
little different to that already experienced.  There was concern regarding visibility to the west of
the access but, having researched the highway boundary in this location, it is clear that the
hedge, not owned or controlled by the applicant currently  encroaches onto the highway. Once
cut back they are satisfied that an acceptable level of visibility will be available in that direction.
The applicant has agreed to widen the existing access from 3.7m to 6m to facilitate entry and exit
to enable two vehicles to pass for the first ten meters of the access which is a great improvement
on the current situation. If minded to approve a suitably worded condition should be imposed
restricting the months of opening and restricting the pitches to fifteen in total comprising a
maximum of tent tents and a maximum number of five motor homes/ caravans/ trailer tents.  In
addition a condition regarding widening the access to six meters in width for the first ten meters in
accordance with Norfolk County Council light commercial access construction specification.  

No objection regarding contaminated land.  

Satisfied having looked at the additional information that there will be no pollution, providing the
septic tank does not discharge into the ditch system or pond.  Many older systems in this area
were fitted with an overflow pipe to discharge liquid into nearby ditches and ponds if ground
conditions rendered tail drains inoperative, this is no longer permitted. Would recommend that
the applicant keep all the documentation relating to emptying the cess pit and septic tank and to
consider time of day emptying takes place as it is noisy and smelly operation If either tanks need
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A site notice was posted and adjoining neighbours consulted - six letters of objection were
received raising the following main points:   

-  Campers noisy and abusive when trying to cross land to get to campsite
-  If application approved request that a large hedge planted along 
   boundary fence to help eliminate noise and protect livestock and 
   interference from holiday makers
-  Increased noise do not want further noise and disturbance
-  Increased traffic the road is unsuitable for caravans or camper vans, 
   if they were to meet one they would have to reverse backwards and this 
   is dangerous
-  Single track path with no footpath makes this increasingly dangerous
-  Concerned stray dogs will wander on to land
-  Camp site already spoils the area for local residents
-  Concerned additional noise, traffic and light affect wild flower 
   meadow and habitat for nesting barn owls
-  Rural location outside village development envelope
-  Unsuitable road access and egress for caravans
-  Environmental Pollution risk
-  Little Hale is not suited to large and long vehicles, campsite already 
   disturbs the quiet peace
-  Camping and Caravanning Club Exemption Licence issued to an individual 
   and not to the land that the camp site is operating on.
-  Concern that the camp site would further extend on to adjoining land
-  If planning permission granted it will become independent unregulated 
   and uninspected site
-  Strongly oppose approving change of use to an independent campsite 

 REPRESENTATIONS

CLLR LYNDA TURNER    

COUNCILLOR PAUL HEWETT    

emptying on a very regular basis consideration might need to be given to providing more
sustainable source of foul water drainage.   

As Ward member I would ask officers to consider all the previous documentation relevant to this
current application.  The current site is licenced under Camping and Caravan legislation which is
quite different from the now for applied planning application.  There is documentation raising
serious concerns about highways access etc. environmental impact etc. which should be taken
into account in this current application.  

This is a complex application where a current CC licence is effectively being extended in scope
and application: whilst each application should be seen on its merits, the combined impact of
creep and highways challenges must be recognised on the lives of surrounding residents in this
small, close knit, quiet hamlet.  Unless alternative access can be found, (and even then other
challenges exist), this application has a damaging impact on the lives of local residents.  
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   allowing caravans

1.0 Principle

1.1 The site already operates under a licence from the Camping and Caravan club for fifteen
pitches comprising of ten tent pitches and up to five pitches for motor homes / trailer tent for
which there is no restriction in size. The site has been in operation for the last two years under
the camping and caravan licence.  The current licence does not allow touring caravans.  The
principle of the use the site as a campsite has therefore been established.  The applicants wish to
change the use of the land to operate the site as an independent campsite from the camping and
caravan club.  The number of pitches would still remain as fifteen with 10 tent pitches but with the
other five pitches being made up of a mixture of motor homes, trailer tents and touring caravans.
In essence the only difference is the introduction of touring caravans up to a maximum of five.
Policy DC08 ' Tourism Related Development' deals with 'Tourist Accommodation'.  Proposals for
tourist accommodation, including touring caravans and camping sites that need to be located in
the countryside will be encouraged where:  
a) A need can be demonstrated for the proposal.  
b) The development forms part of a rural diversification scheme or is for the expansion of an
existing attraction.  
c) It is well related to an existing settlement and facilities; and
d) The occupation of new tourist accommodation will be restricted through the use of conditions
or legal agreements to ensure a tourist use solely and not permanent residential use.   

1.2 The use of the site as a campsite is already established and in operation under The Camping
and Caravan Club Licence and therefore regard has to be had to the fall back position under
which the site could  already opertate under its existing licence.

2.0 Traffic and Highways

2.1  The Highway Authority when originally consulted by the Camping and Caravan Club in 2014
regarding the possibility of a licence being granted for a campsite in this location advised them
that the proposal was not acceptable given the roads serving the site are single track, with little to
no passing provision,and have a winding alignment which restricts forward visibility.  However,
notwithstanding their concern, The Camping and Caravan Club granted a licence for 10 tents /
trailer tents and 5 motor homes of unrestricted size.  Consequently, with or without planning
permission, the site is already able to operate on that basis and generates traffic on the
surrounding highway network.  

2.2  The applicant has clarified that the number of pitches is not to be increased from 15 already
permitted and that five pitches allocated solely for the use of motor homes and trailer tents would
also be allowed to accommodate touring caravans.  The issue of consideration is therefore
whether the effect on the surrounding highway network will be any worse if used by touring
caravans than of used by five motor homes of unrestricted size which are already permitted.  

2.3  It has to be accepted that, currently, motor home owners need to use their vehicles to access

 ASSESSMENT NOTES
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local attractions and services which could involve several trips on the surrounding highway
network per day.  Caravan owners would of course leave their caravans on site whilst accessing
attractions and services by car. It could therefore be argued that it may even be more preferable
if the five motor homes pitches were a mixture of caravans and motor homes as this would
reduce the potential for large vehicles travelling on the local highway network.  

2.4  On the basis that the site has a licence to operate already and, provided the number of
pitches for caravans / motor homes does not exceed five in total and not five each, then it is
considered difficult to sustain a highway objection  as the traffic would be little different to that
already experienced.  The existing access is currently approximately 3.7m wide; in order to
improve this it will be widened to 6m for the first 10m into the site, to enable two vehicles to pass,
and for this to be surfaced in accordance with the County Council Light Commercial access
specification.  This would also be a significant improvement upon the existing situation.  The
applicant has provided a plan to indicate this can be achieved and this can be conditioned
accordingly.  

3.0 Amenity

3.1 Policy DC01 seeks that for all new development consideration will be given to the impact
upon amenity.  Development will not be permitted where there are unacceptable effects on the
amenities of the area or the residential amenity of neighbouring occupants.  In particular regard
will be had to issues such as overlooking/loss of privacy, odour, noise and other forms of
disturbance, other forms of pollution, important features or characteristics of the area and quality
of the landscape.  

3.2  The site already operates under the camping and caravan club licence for 15 pitches, the
number of pitches in this application would not be increased, the only difference is the
introduction of a maximum of five touring caravans.  It is not considered that the impact on
residential amenity would therefore be any greater than the existing situation which already
operates, in particular as the number of pitches would remain at 15 and can be appropriately
conditioned under this application Whilst noting the objections from residents on noise and
disturbance grounds set out in the 'representation 'section of the report.  It is not considered that
the proposed use of the site as a campsite limited to 15 pitches would have any greater impact
than the exiting situation which could operate under the camping and caravan licence.
Accordingly it is considered that the proposal in this respect would have appropriate regard to
Policy DC01.  The site is also fairly well screened by existing hedging around the majority of the
site in terms of limiting views in to the site.  

4.0 Other issues

4.1  Additional information has been provided regarding foul water disposal, chemical toilet
disposal point, grey water disposal and composting toilets and environmental health are satisfied
that there would be no pollution as a result.  
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Planning Permission

3007
3048
3920
3920
3920
3737

Full Permission Time Limit (3 years)
In accordance with submitted
Opening restricted between Easter and 31st October each year
15 pitches max, 10 tents & 5 motor home/ touring caravans
Widen access for 6m  for the first 10m in to site
Inf 2

 RECOMMENDATION

 CONDITIONS

5.0 Conclusion

5.1  In conclusion, the number of pitches would still remain fifteen, with 10 pitches for tents and
five for Motor Homes / Trailer tents or touring caravans.  Given the fact that there is no restriction
on the size of motor homes under the Camping and Caravan Club licence, it is not considered
that the introduction of touring caravans would have any greater impact on highway safety than
the existing situation.  In addition the access is also to be widened to six meters for the first ten
meters in to the site which  is an improvement over the existing situation.  The operation of the
campsite is also to be limited to operate only between Easter holidays and 31st October.  In
addition it is not consider that the use as an independent campsite would have any greater impact
on amenity than the existing situation.
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SNETTERTON
Land South-East of the A11 former Airfiel

GAG404 Ltd
25 The Street Bridgham

Cornerstone Planning Limited
Greenlands 7 Nelson Road

Proposed Biomass (Anaerobic Digestion)  

Full

3PL/2015/1378/F

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle of development.   
Landscape impact.   
Traffic and highway implications.   
Residential amenity.
Ecological implications. 
Mineral considerations.    
Heritage impacts.
Drainage and flood risk Impacts

 KEY ISSUES

Full planning permission is sought for a bio-mass fuelled Anaerobic Digestion, (AD) facility on land
to the south of the A11 at Snetterton race track. The facility would, through the anaerobic
digestion process, convert biomass into gas which will be used to generate renewable electricity
which will itself be transferred to the National Grid. The proposal includes the following elements;  

-  an in-put tank of 10.5m by 7.5 m high;
-  three digestate tanks of 26.8m in diameter by 15.6 m in height; 
-  a post digester tank of 32.5m in diameter to a domes height of 15.6 m;
-  site office buildings of 12m by 4m by 3,2 m in height;
-  three no. silage clamps
-  combined heat and power (CHP) units,
-  plant, digestate storage and surface water lagoon;
-  and associated hard surfaced areas for parking, circulation and access.  

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Chris Hobson

This application is referred to Committee as a major development proposal.

 REASON FOR COMMITTEE CONSIDERATION
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Access to the facility would be gained via the existing access into the Snetterton racetrack from
the roundabout off the southbound exit and access off the A11.  

It is understood that the proposal would produce up to 3 Mega Watts (MW) of biogas from the
anaerobic digestion process which through the CHP engine units on site would be generated into
around 24,000 MW hours of electricity per annum.  The proposed facility would use locally
sourced biomass comprising a mixture of maize, beet, rye, vegetable outgrades, farm slurries and
grass silage.  Dry and liquid digestate produced by the plant would be used on the same farms
that provided the biomass as a fertiliser / soil conditioner.       

The application is supported by a number of technical reports including;
-  Design & Access, Planning statement
-  Flood Risk Assessment and Drainage Strategy
-  Ecological Report
-  Transport Statement
-  Noise Assessment
-  Odour Assessment
-  Site Investigation Report
-  Landscape and Visual Assessment  
-  Archaeological desk bases assessment

The application site is approximately 7.16 hectares in size comprising part of the former
Snetterton Airfield, at Snetterton Heath. The site is located between the A11 carriageway to the
north and the Snetterton racetrack circuit to the south.  The site is otherwise located within the
rural area to the west of the settlement of Eccles and south of Snetterton.  The site currently
comprises part of a  grassed car park area previously used for parking for the suday market and
visitor event parking at the Snetterton circuit. The site also includes a collection of single storey
storage buildings, tarmac areas, containers, and also the main vehicular access into the
Snetterton Racetrack site.  The Snetterton Heath Employment Area is located immediately to the
north and east of the site.  A collection of business and industrial units are located on the opposite
side of the A11 to the north and to the east beyond Heath Road. Open fields are located to the
north and west of the site beyond the Snettertton circuit and A11.

 SITE AND LOCATION

The wider Snetterton racetrack circuit site has been subject to a number of applications for a
variety of forms of development.  The application site itself has not been subject to any recent
relevant applications.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

No, screeened and not considered to constitute EIA development.

 EIA REQUIRED
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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;  

CP.4 Infrastructure  
CP.9 Pollution and Waste  
CP.10 Natural Environment  
CP.11 Protection and Enhancement of the Landscape  
CP.12 Energy  
DC.01 Protection of Amenity  
DC.15 Renewable Energy  
DC.16 Design  
DC.17 Historic Environment  
DC.21 Farm Diversification  
NPPF With particular regard to paras 97 & 98  
NPPG National Planning Practice Guidance

 CONSULTATIONS

Snetterton Parish Council

The Parish supports this application as it falls within our proposed development area, although
we are disappointed at the lack of employment, only two permanent staff already  employed by
the operators.

The site is currently quite scruffy and an eyesore and is aesthetically detrimental to Snetterton
Parish.  This is a brownfield site ripe for quality industrial development, including the proposed
Natures Menu Pet Food Factory.  This AD Plant shall be the third Biomass energy facility to be
installed in Snetterton Parish.  All three plants shall consume maize, sugar beet, rye, straw,
vegetable out grades as well as farm slurries and grass silage between them.  All three plants
propose to source biomass locally to reduce the impact of significant vehicle mileage. Therefore,
we as a responsible Parish Council would recommend that all available agricultural land in and
around Snetterton should be preserved to  be able to supply these energy plants and not be
developed for industrial use.

Only concern is possible noise pollution which we recommend should be monitored.

Environment Agency 

No objection to this application. 

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 

Not Applicable.

 CIL / OBLIGATIONS
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Contamination / Groundwater Protection

The proposed development site appears to have been the subject of past activity which poses a
high risk (former airfield) of pollution to controlled waters. However, we are unable to provide
detailed site-specific advice relating to land contamination issues at this site and recommend that
you consult with your Environmental Health / Environmental Protection Department for further
advice. Where necessary we would advise that you seek appropriate planning conditions to
manage both the risks to human health and controlled waters from contamination at the site. This
approach is supported by Paragraph 109 of the National Planning Policy Framework. Further
guidance for the applicant can be found in the appendix.

Highways England - No objection.

Norfolk County Council Highways

The site is to be served by the main Snetterton Park access which, in turn, is served by the A11
Trunk Road / C828 roundabout interchange. The site itself is located on an area which in the past
has been used as overflow parking for a Sunday Market which no longer operates. We are
advised that, notwithstanding the site is no longer required for parking, additional parking has ,in
any event, been provided adjacent to the model shop .

We have been supplied with Drawing 19838/301/0 which shows the 10 miles radius within which
the crops to be used for the AD plant will be sourced.

We are further advised that all traffic will enter and leave the site via the A11 along the
routes coloured pink and green on Drawing 19838/300/0 and that no traffic will access the site via
Chalk Lane to the north nor Heath Road to the south which would assist in
preventing vehicles travelling through Snetterton village and along the minor highway
network.

Given that the site will primarily derive access via the Trunk Road network, and that
Highways England have not raised any objections to the proposal, I would not wish to
raise a County highway objection in principle to the proposal. A suitably worded condition would
be required to restrict all traffic, including construction traffic, to enter and leave the site via the
A11/C828 interchange along the routes shown coloured pink and green on Drawing 19838/300 /0
only.

Norfolk County Council Lead Flood Authority 

The County Council as Lead Local Flood Authority has no comments to make.

Environmental Health 

I have reviewed the additional noise information submitted in support of this application. The
assessment shows that there is likely to be little or no risk of noise disturbance to local residents
from this operation running 24/7. 
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In normal circumstances I  would request that the use of the site is controlled by the
establishment of a boundary noise limit however as the operation will be covered by an
Environment Agency permit which would have odour and noise controls contained within it,  it
would be unreasonable to require  a planning condition also requiring such controls.

On this basis I have no objections or comments on the grounds of Environmental Protection,
providing the development proceeds in line with the application details, including the noise report,
and that site operations are strictly controlled under an Environment Agency permit.

Contaminated Land Officer 

Our records indicate that the development is adjacent to military land and potentially filled land.
Therefore I recommend applying a condition in relation to unexpected contamination, and an
informative with respect to landfill and groundborne gas.

Air Quality Officer 

Based on information provided by applicant there is no objection on grounds of local air quality
management.

National Grid 

There is a Major Accident Hazard Pipeline (High pressure) that runs through the site. No works
may take place within the easement strip without formal written approval from National Grid.  We
would expect to have full engagement from the land owner and developer prior to any
construction works commencing.  This is to ensure the safety of the pipeline is not compromised,
and  the required safety measures are put in place. Any proposed works within the easement
must be submitted to National Grid Plant Protection for approval. National Grid request that these
requirements be made a condition of any planning approval issued.

Norfolk County Council Minerals Planning Authority 

Norfolk County Council removes its objection to the application 3PL/2015/1378/F on the grounds
of low mineral quality such that needless sterilisation will not occur. This is in its capacity as the
Statutory Authority for mineral planning in Norfolk.

Quidenham Parish Council

No comments received to date.

Natural England 

No comments to make.
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The surrounding properties were notified by letter and three no. site notices were displayed
around the application site, in addition to a press notice displayed within the press on the 21st
December 2015.  

Four letters of representation have been received raising he following objections:  

-  There is no need for or a biomass plant.  
-  There are already too many tractors and heavy goods vehicles on the 
   surrounding highways, and the proposal would cause significant 
   increase in HGV and tractor traffic.  
-  Increased danger to the safety of the public, pedestrians and cyclists 
   from traffic generated by the proposed plant.  
-  The proposed AD plant would cause odours experienced by a large number 
   of people working and living in the area.  
-  The odours would be experienced on local roads and by surrounding 
   villages.  
-  It would cause detriment to the future development of the employment 
   area, and the Snetterton Circuit.

 REPRESENTATIONS

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

2.0 Principle of development

2.1  National Planning Policy gives strong encouragement to the development of renewable
energy schemes.  Paragraph 97 of the NPPF states that in order to increase the use and supply
of renewable energy, planning authorities should, amongst other things, adopt a positive strategy
towards renewable energy projects and should design their policies to maximise renewable
energy development, while ensuring that adverse impacts are addressed satisfactorily, including
landscape effects.  The NPFF goes on to say, in paragraph 98, that applications should be
approved if impacts are, (or can be made), acceptable.  The Planning Practice Guidance
provides more detailed guidance and advises that key considerations for the siting of biomass
projects will include the proximity of grid connection infrastructure and transport links.  The
Government's 'Anaerobic digestion strategy and action plan', (2011), seeks to promote an

 ASSESSMENT NOTES

Ecological Consultant 

No comments received to date.

Norfolk Wildlife Trust 

No comments received to date.

Historic Environment Service 

No comments received to date.
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increase in the production of energy from waste through AD.  This does not specify  any
particular targets or policies on AD plants and only highlights in broad terms the importance of
considering AD acilities within wider sustainable agricultural land management, and consideration
of any implications on biodiversity and the optimum use of waste materials. In any case, it is
noted that this does not form national planning policy or guidance and as such can be given
limited weight in the consideration of the application. 

2.2  Relevant Development Plan policies include Core Strategy Policies DC15, DC21, CP11 and
DC01.  Policy DC15 says that proposals for renewable energy development will be supported in
principle and that permission will be granted unless there would be significant adverse effects on
the landscape, local amenity, traffic or designated sites.  Policy DC21 supports proposals to
diversify the range of economic uses operating on farms provided that the nature and scale of the
use is compatible with the farm and its surroundings.  Policies CP11 and DC01 seek respectively
to protect rural landscapes for their intrinsic beauty and to avoid harm to the amenities of local
residents.    

2.3 The proposed development is therefore acceptable in principle, subject to consideration of the
landscape, character, traffic, ecology, and amenity impacts.    

3.0  Landscape impact

3.1  In the Council's Landscape Character Assessment, (2007), the site falls within Landscape
Type E2: Snetterton Heath Plateau, which forms part of the wider Brecks - Heathland with
Plantation landscape character area.  The landscape character running further to the north and
west of the site is designated as Landscape Type A1: River Thet.  Core Strategy Policy CP11
requires landscapes to be protected for the sake of their intrinsic beauty, and in the interests of
the rural character of the area, biodiversity, geodiversity and historic conservation.  Policy CP11
also gives high priority to the protection of the Brecks landscape character area and states that
proposals will not be permitted where they would result in harm to key visual features of the
landscape type, other valued components of the landscape, or where proposals would result in a
change in the landscape character.      

3.2  Key features of Landscape Type E2: include large scale, open and sparsely populated
landscapes, gently undulating landforms, extensive tracts of arable farmland split into large fields
lined by hedgerows and trees, and interspersed with woodland blocks and plantations of varying
sizes and shapes.  The Snetterton Race Circuit which utilise the former airfield site is identified as
a large scale feature along with the Snetterton employment area which presents a prominent
landscape feature as a result the scale of the buildings. Key characteristics of Landscape Type
A1: River Thet include its varied, tranquil and generally enclosed nature, with small fields of
pasture and rough grazing interspersed with small blocks of woodland.   
  

3.3  The application site falls within a developed part of the Snetterton Heath Plateau which is
characterised by peaceful, rural quality, interrupted only occasionally by human influences.  In
this respect it is noteworthy that the site sits within and immediately surrounded by these human
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influences, being the Snetterton Circuit, the Snetterton employment area and the A11.
Therefore, whilst the site is located within the wider open and rural landscape characterised by
large open fields with blocks of plantation woodland, the site sits within an area dominated by
modern features of human influence which are themselves significant in scale, including an AD
plant located to the north side of the A11 to the north of the application site.  

3.4  The proposed AD plant would be substantial in scale; it would extend across much of the 4.8
hectare application site, and its main visual components, the proposed digestion tanks and gas
domes, would be 15.6 metres in height.  Due to the scale and the siting of the plant and buildings
alongside the A11 the proposed facility would appear prominent from the A11 carriageway and
the surrounding roundabouts and roads to the north and northeast of the site. Indeed the
submitted Landscape and Visual Impact Assessment, (LVIA), acknowledges that there would be
a significant impact on a local scale given the current open setting of the site and the scale of the
buildings and plant proposed.  

3.5  However, it is noted that these local views of the proposed AD facility would be experienced
within the environment of the A11, the highway network immediately surrounding it, the adjacent
Snetterton Circuit, and the surrounding employment area, and therefore subject to its own
character.  It is also noted that the A11 carriageway, racetrack and nearby employment buildings
are all of substantial scale.  Furthermore, it is also noted that the proposed facility would not have
significant wider landscape impacts given the restricted nature of the views, intervening planting
and screening and the undulating topography. Through new tree planting along the southern and
western boundaries of the site, the existing landscape features would be strengthened and
screening of the proposed development would be provided from the most prominent vantage
points along the A11. It is also noted that the site is not located in any statutorily designated or
protected area of landscape importance.  
 

3.6  In summary, it is therefore considered that there would be some harm caused to the
character and appearance of the surrounding landscape as a result of the prominence and scale
of the plant and buildings proposed.   However, given its context and the provision of planting
which will ameliorate the development into the landscape in the long term it is not considered that
there would be substantial harm caused to the surrounding landscape, its character and key
visual features of importance.  This impact will be considered further in the overall planning
balance as required within the NPPF.        
  

4.0 Traffic

4.1  Access to the AD plant would be gained via the existing accesses into the Snetterton Race
Circuit off the roundabout of the A11 and C828 to the north.  The existing access drive and road
leading to the circuit would be used before heading east into an existing parking area.  The
access and access road are constructed to an appropriate standard and appropriate visibility
splays are provided to meet the needs of the racetrack circuit, and the existing visitor facilities at
the Snetterton Circuit site. 
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4.2  The application has been supported by a Transport note which sets out that during the
construction phase of between six and eight months a total of approximately 455 HGV trips would
be made and 1600 van and car trips would be made.  This would equate to between two and
three HGV trips per day and seven and nine car / van trips per day.  As this would be entering
and leaving the site via the A11 it is not considered that there would be any impact on the local
highway network during construction and given the existing levels of traffic on the A11 it is
considered that there would be existing capacity on the strategic network for the traffic during
construction.  

4.3  The main traffic and highway implications will be from the ongoing operation of the proposed
AD facility.  During the operation of the proposed AD facility, it is proposed that 90% of the
feedstock would be received from farms and fields within six miles of the site and the remaining
10% from within 10 miles of the application site.  In terms of trips off site the submission states
that between 9,000 and 10,000 tonnes of odourless solid digestate would be transported off site a
year to the farms that provided the feedstock and biomass.  It is proposed that deliveries to and
from the site would be made solely via the A11 that runs immediately to the north of the site.  

4.4  The proposed development would utilise the existing access serving the Snetterton circuit
which is considered to be of acceptable dimensions and construction with sufficient visibility to
serve the proposed development.  Whilst the proposed development would result in the loss of
part of the existing parking area predominantly used for overflow purposes, it is noted that a large
parking area would be retained to the north and east and that additional parking areas have been
provided further to the north adjacent to the model shop.  As a result, it is not considered that
there would be any significant harm or loss to the parking provision at the Snetterton circuit
overall.  
 

4.5  The applicants have subsequently submitted further information setting out the proximity of
the farms where feedstock would be sourced and the fertiliser be redistributed, and the routes
which the associated traffic would use.  Following the submission of this additional information,
the Highways Authority have raised no objections to the proposed development, subject to
conditions restricting the routing of all traffic associated with the development to be routed via the
A11 and no traffic to access or egress via Chalk Lane to the north and Heath Road to the south.
A condition has been recommended accordingly, and subject to this condition it is considered that
the proposed development would not cause severe adverse impacts on the safety and function of
the highway network, in accordance with the requirements within the NPPF.  

4.6  With regards to the potential cumulative effects of traffic in relation to other existing and
proposed AD plants in the area, existing plants in the area are located near Attleborough,
Kenninghall and Euston; further plants are proposed at Bridgham and Wretham.  Given the
degree of separation between these plants, it is not considered that any significant in-combination
effects are likely to occur.   

4.7  For the reasons set out above, it is considered that the proposal would not have a significant
effect on traffic conditions in the locality.  All the feedstock would be sourced directly from local
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farms within 10 miles of the site and would have no significant impact on the local and strategic
road network.  This arrangement could be secured by a suitably worded planning condition.  The
NPPF states that development should only be prevented on highway grounds where the residual
impacts would be severe.  

5.0 Impact on Amenity and adjacent Uses

5.1  AD plant operations have the potential to affect local amenity as a result of noise generated
by  plant / machinery and traffic movements, and due to odours associated with the storage and
handling of feedstocks.   However, with regard to residential amenity, the application site is
relatively remote from residential property, the closest dwellings being located in excess of 700
metres away from the nearest dwelling.  It is also noted that the proposed facility would be
located adjacent to the A11 and within a site currently used for motor-vehicle sporting events, and
as a result is subject to existing background levels of noise and emissions.      

5.2  Odour and Noise Assessments have been undertaken which indicate that emissions from the
plant would not be likely to have any adverse effect on local properties.  The Council's
Environmental Health Officer has raised no objection to the application subject to the
development being carried out in line with that set out in the submitted noise and odour
assessments.  Traffic movements and access would be restricted by way of condition to the A11
immediately to the north of the site and therefore not expected to have any significant impact on
amenity, particularly given existing traffic flows along this route.  A condition has also been
recommended restricting deliveries and collections entering and leaving the site to between 07:00
and 23:00 hours throughout the week and weekend.  

5.3  It is noted that the proposed facility would be within close proximity to the adjacent
Snettertton race track and mix of other visitor attractions and amenities on offer at the site and
that the facility would operate throughout the day, night and week.  However, it is noted that the
associated racetrack activities would be subject to their own levels of noise, odour and dust.  In
addition, as discussed above the noise and odour assessments submitted have been reviewed by
the Environmental Health Team who conclude that there would be no significant risk of noise
disturbance or harm caused by way of odour emissions, subject to the restrictions placed on the
operations at the site which would be controlled by a separate licence from the Environment
Agency. As noted by the Environmental Health team the restrictions within the licence granted by
the Environment Agency would set appropriate limits on the levels of noise and odour.
Paragraph 122 of the NPPF makes it clear that local planning authorities should focus on whether
the development itself is an acceptable us eof the land, and the impact of the use, rather than the
control of processes or emissions themselves where these are subject to approval under pollution
control regimes. As there would be a separate mechanism in place to limit the levels of noise and
odour generated by the facility and this would be monitored by the Environment Agency in
accordance with the NPPF, in accordance with the NPPF it is not considered necessary to
duplicate this by way of restrictions on noise emissions.  

5.4  On this basis, it is concluded that the proposal would not cause material harm to local
amenities and would not compromise the use of the adjacent Snettertton circuit and associated
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facilities, and so would not conflict with Core Strategy Policy DC01 or with the objective of the
NPPF to ensure a good standard of amenity.       

6.0 Ecological impacts

6.1  The application site is located around 1.5km away from the nearest statutorily designated
site, the East Harling Common SSSI, the Breckland SPA which is located to the south of the site.
Given the separation distance and that vehicular traffic would be concentrated along the A11
corridor it is not considered that there would be any significant impact during construction.  The
report also concludes that there would be no significant adverse impact on the SSSI during the
operation of the proposed AD facility.  The site also falls outside the 1,500 metre stone curlew
buffer zone defined for the purposes of Core Strategy Policy CP10.    
 

6.2  The proposals would have some minor impact on wildlife within and around the application
site, but not to a degree that would represent a constraint on the development.  As a result the
submitted report recommends that a scheme of suitable management measures be approved
and  implemented during site clearance and preparation, construction of the development, and
provision of a hibernacular to mitigate any potential impacts on reptiles and birds.  In addition to
this, it recommends the carrying out of enhancements in terms of native hedgerow planting,
designing of the holding ponds to maximise their ecological value and the provision of a further
two hibernaculars.  Whilst the comments of the Councils Ecology Consultant will be reported, it is
noted that Natural England has raised no objection to the proposed AD plant.    

6.3  In accordance with the recommendations within the submitted report, it is recommended that
a Construction Environmental Management Plan is required by condition to ensure that the
construction of the facility minimises its effects on wildlife in the area and provides appropriate
mitigation and enhancement measures where necessary.    
   

6.4  Accordingly it is considered that the proposal would not result in unacceptable harm to
ecological features and nature conservation assets.  Therefore, the proposed development would
not conflict with Policy CP10 or relevant guidance in the NPPF.  

7.0 Other matters

Mineral Interests

7.1 Policy CS16 of the Norfolk Minerals and Waste Core Strategy requires that in mineral
safeguarding areas, development proposals are supported by appropriate investigations to
determine whether there are any mineral resources of economic value and whether they can be
extracted economically prior to the commencement of development.  

7.2  The site is partly underlain with sand and gravel resources which are safeguarded under the
Norfolk Minerals and Waste Core Strategy. Following the submission of additional information
from intrusive site investigations, the evidence indicates that the deposits on the site would be
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unlikely to be economically viable for sand and gravel working due to the large proportions of
sand, clay, silt and low proportion of gravel.  The Mineral Planning Authority have subsequently
removed their objection and raised no objections to the proposed development. Therefore, it is
considered that the proposed development would not in principle sterilise an important and
economically valuable mineral resource, in accordance with policy CS16 of the Norfolk Minerals
and Waste Core Strategy.  

7.3  The Minerals Authority consider that the extraction of the available minerals within the site
would not be viable due to their poor quality.  The Minerals Authority do highlight the importance
of re-using materials excavated from groundworks on site and the subsequent benefits to
improving the sustainability of the proposed development and reducing the need to transport
material off site.  Given the proposed excavation works required as part of the development a
condition has been recommended requiring the submission and implementation of a materials
management plan.   

Heritage impacts 

7.4  The nearest listed buildings to the site are located approximately 1 km from the site, the
Church of St. Mary, Eccles to the southeast, a grade II* Listed Building and South Farm Barn a
grade II Listed Building to the west of the site.  Given the separation distances to both these
heritage assets, the nature of existing development and the presence of intervening vegetation, it
is considered that the proposals would not have a significant adverse effect on the setting of
these listed buildings.  
 
 
7.5  With regards to the impact on archaeological assets, the application has been supported by
an Archaeological Desk Based Assessment that concludes that the site has low to moderate
potential for archaeological deposits.  Whilst comments are awaited from Norfolk Historic
Environment Service, (NHES), on the basis of the findings of the submitted report it is noted that
there is a low potential for post medieval archaeology, and there is only low to moderate potential
for deposits from the earlier Roman period.    

Flood Risk and Drainage 

7.6  With regards to drainage and flood risk implications of the proposed development, the
submitted Flood Risk Assessment identifies that the site is located within Flood Zone 1 and is
therefore in an area at least risk of flooding from rivers, tidal flows, and that the site is unlikely to
be at risk from groundwater flooding.   

7.7  The proposed development would increase the amount of impermeable areas within the site
and as a result would have an impermeable area of around 2.2 Hectares.  Proposals for surface
water drainage are set out in the submitted Flood Risk Assessment, which indicates that in line
with SuDS principles, surface water would be directed to an infiltration system which would
comprise gullies draining firstly into a lined testing pond and then to an irrigation holding pond.
This system will include sufficient surface water storage to contain a 1 in 100 year storm event.
Surface water should therefore be contained within the site and not give rise to increased flooding
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Planning Permission

3007
3047
3104
3140
3408
3935
3548

Full Permission Time Limit (3 years)
In accordance with submitted
External materials to be approved
Prior approval of slab level
Landscaping - details and implementation
Prior approval of slab level
Full details of external lighting

 RECOMMENDATION

 CONDITIONS

elsewhere.  It is also noted that both the Lead Local Flood Authority and the Environment Agency
have raised no objections to the proposed development.   

8.0 Conclusion

8.1  The use of AD for producing sustainable energy is given strong encouragement by national
planning policies.   The proposal would assist in meeting targets for renewable energy
generation, including through AD, and would contribute to a reduction in green house gas
emissions.  This would equate to the production of up to 24,000 MWh of renewable electricity per
year which would be sufficient to power around 6,000 homes through renewable sources.  In
addition, this would avoid the creation of approximately 15,000 kg CO2 per year which would
have otherwise been generated by non-renewable resources and processes.  The NPPF
recognises that even small scale projects can make a valuable contribution in these respects.
Significant weight should therefore be given to the renewable energy benefits of the proposal in
the overall planning balance.  The proposal would also be consistent with planning policies which
support economic development in rural areas and farm diversification.    
 

8.2  National and local policy also require consideration to be given to environmental effects and
access.  In this respect it is noted that the proposal would be located immediately adjacent to and
accessible via the trunk road network of the A11, not result in any significant harm to the amenity
of the surrounding residents and users and businesses in the surrounding area and that no
significant effects on ecological interests are anticipated.  Some harm would be caused to the
character and appearance of the local landscape immediately around the site but the harm would
be outweighed by the significant renewable energy benefits of the proposal.  The sourcing of
feedstock locally and its routing to be restricted by way of condition would ensure that the
proposal would not adversely affect traffic conditions in the area.     
  

8.3  Taking these matters into account and subject to suitable controls on the sourcing / transport
of feedstock, it is concluded that the proposal would comply with Development Plan policies and
would represent a sustainable development to which the NPPF's presumption in favour would
apply.  It is recommended therefore that planning permission is granted subject to conditions.
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3870
3750
3750
3750
3935
3946
3750
3920
3920
3920
2000
3996
4000
2014
3960
3972
3924

Surface water drainage strategy and management plan
Routing restriction to A11 only
Deliveries and collections restriction to 07:00 - 23:00 hrs
Construction Traffic Management Plan
Construction Environment Management Plan
Contaminated Land - Unexpected Contamination
Full details of access drive, parking, circulation areas.
Restriction on source of biomass within 10 miles of site
Scheme to provide 2 fire hydrants on site
Pipeline
NOTE:  Application Approved Without Amendment
Note - Discharge of Conditions
Variation of approved plans
Criterion E - Planning Apps Where Approved
NOTE:  E.A notes attached
NOTE:  Bats and Owls
Precautionary Informative Gas Protection Measures
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6

WRETHAM
Dog and Partridge Public House
Watton Road

Mr Martin Turver
Dog And Partridge Watton Road

Mr Martin Turver
Dog And Partridge Watton Road

Create disabled access to the dining room  

Listed Build Consent

3PL/2015/1446/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 : REFUSAL 

Impact on the special architectural and historic interest of a heritage asset.  

 KEY ISSUES

The proposal seeks listed building consent to demolish a ground floor section of a chimney breast
to improve access between an existing breakfast / dining room and the public bar within a grade
two listed public house.  The proposal includes associated remedial support, making good of the
fabric and the provision of a ramp between the two rooms.  The chimney stack would remain
above first floor level.  

The Dog and Partridge Public House is located to the west of the A1075 within an area of
Wretham known as Stonebridge.  The building is a grade two listed building.  It is described as;

WRETHAM TL 99 SW 2/62 Dog and Partridge Inn, two integral dwelling and Post Office II Public
House.  Late C18.  Flint with Brick dressing and pantiled roof.  Range includes public house, two
dwellings, Post Office all under one roof. Two storeys with casement window and brick surrounds.
 Brick caves cornice flush with wall.  Four chimneys on ridge reflecting original division of
properties.  Brick gable with raised coping and internal stack to north.  South gable of brick with
rebuilt tumbling.  Post Office and house to south have modernised casement and single central
stack.   

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Viv Bebbington

The applicant has appealed against the non determination of this application.  To enable a full
response to be provided to the appeal Planning Committee is requested to resolve what decision
would have been made if the application was still within the Council's jurisdiction.     

 REASON FOR COMMITTEE CONSIDERATION
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No relevant site history.  

 RELEVANT SITE HISTORY

Planning, (Listed building & Conservation Areas), Act 1990 - Section 66.   

 POLICY CONSIDERATIONS

 CONSULTATIONS

WRETHAM PARISH COUNCIL  

No objection

HISTORIC ENGLAND

OBJECTION - The proposal to demolish part of the fireplace would be harmful to the significance
of the listed building in terms of paragraph 132 of the NPPF, which would not be outweighed by
the benefit of an improved access.  

GEORGIAN GROUP

OBJECTION - The proposed works would be damaging to the historic fabric and significance of
the listed building and have to date, not been convincingly justified in terms of the NPPF para
134.   

HISTORIC BUILDINGS OFFICER 

DC.17
NPPF

Historic Environment
With particular regard to paras 126 - 135.  

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

THE PLANNING INSPECTORATE -  No Comments Received 

No.  

 EIA REQUIRED

Not Applicable.  

 CIL / OBLIGATIONS
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None.  

 REPRESENTATIONS

1.0 Principle  

1.1  The applicant appealed to the Secretary of State against non determination before the
decision notice was issued.  Accordingly the Council is no longer able to issue a decision notice.
However a resolution is required as to what decision the Council would have made to respond to
the planning appeal.  

1.2  The Dog and Partridge Inn is a late C18th building, currently used as a public house,
although originally four small properties within a terrace.  It has since expanded to occupy
adjoining cottages.  The proposal seeks to improve disabled access to the dining area of the
public house by creating a large opening through a late eighteenth century or early
chimneybreast in the spine wall between two of the original properties and blocking up the
existing door opening.  

1.3 Paragraph 66 of the Town & Country Planning (Listed Building and Conservation Areas) Act
requires Local Planning Authorities, when considering listed building consent, to have special

 ASSESSMENT NOTES

OBJECTION - The proposal does not clearly identify either the significance of the building fabric
in this area nor the extent of likely intervention.  Consequently and in my opinion, the application
submission does not therefore comply with Paragraph 128 of the National Planning Policy
Framework, (NPPF).  

The application provides for the significant removal of the ground floor section of the chimney
breast to create an enlarged access between the existing breakfast and dining room.  This
proposal is made on the basis that the existing access though an adjacent doorway is only
780mm, including the frame, (it is not clear therefore if the 780mm dimension is from wall to wall,
or frame to frame).  The submission material states that building regulations require a clear
opening of 800mm, although 830mm is preferred.   
 
However, page 25 of part M1/M2 of the building regulations - access into buildings other than
dwellings - Table 2, clearly shows that existing buildings require an internal doorway width of
750mm or 775mm, dependant on access route, (the submission material informs,
notwithstanding furnishings, that the minimum requirement is applicable in this instance).  The
existing width, therefore, is at worst 30mm greater than the applicable minimum requirement.  It
should be noted that the removal of any extant frame and door - to leave a clear opening width -
will negate the need for a projecting nib, (as shown in diagram 9) and will potentially increase the
overall existing width.  It is confirmed that this has been discussed with the Head of Building
Control.    
 
Consequently, there would appear to be no justification for the current proposal and the harm that
would result from it.  On that basis, a refusal is justifiable.    
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regard to the desirability of preserving the building.  

1.4  Paragraph 128 of the National Planning Policy Framework (NPPF) requires applicants to
describe the significance of heritage assets affected by the proposed development and the
contribution to their setting. The submitted information has not adequately explored the
significance of the chimney and its historic fabric and the extent of the likely intervention.  It is not
known whether historic features have been preserved underneath the current boarded exterior of
the chimney.  As such Historic England, the Georgian Group and the Historic Buildings Officer
are of the opinion that the proposal, as submitted, does not comply with paragraph 128 of the
NPPF due to the lack of an assessment of the historical asset.  

1.5  Paragraph 132 of the NPPF states that when considering the impact of a proposed
development on the significance of a designated asset, (in this case a listed building), great
weight should be given to the assets conservation and that its asset can be harmed through
alteration.  As heritage assets are irreplaceable, any harm to or loss of a grade two listed building
should require clear and convincing justification and paragraph 133 indicates that such
applications should be refused unless the substantial harm or loss is necessary to achieve
substantial public benefits that outweigh the harm or loss.  Paragraph 134 states that where a
proposal would lead to less than substantial harm to the significance of a designated historic
asset, the harm should be weighed against the public benefits of the proposal, including securing
its optimum viable use.  

1.6  The partial demolition of the chimney, which is an intrinsic and historically important feature
of the building, would damage the historic fabric and consequently the significance of the listed
building.  Whilst this harm would be less than substantial (as defined in NPPF para.134), it would
not be outweighed by the public benefit of the proposal, including those relating to improved
public access.  

1.7  Historic England, the Georgian Group and the Historic Building Consultant are all of the
opinion that the applicant should explore other less damaging options such as removing the door
and doorframe from the existing opening, and exploring what lies between the plaster surface of
the wall and the side of the brick stack beneath. The localised removal of this surface, together
with the frame, may create the critical centimetres of clearance required to create a disabled
access using the existing doorway. 

2.0  Conclusion  

2.1 In conclusion all of the statutory consultees and the Historic Buildings Officer have
independently concluded that proposal would cause unjustified harm to the special interest of the
listed building and have recommended the application is refused.  

3.0 Recommendation  

Members are requested to confirm that they would have refused the application had the decision
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Refusal of Listed Building Consent

9900 Non-std reason for refusal - See Report

 RECOMMENDATION

 REASON(S) FOR REFUSAL

still been within the Councils jurisdiction.  

3.1 Reason for Refusal

The proposal to partially demolish a chimney, which is an intrinsic and historically important
feature of the building, would damage the historic fabric and the significance of a grade 11 listed
building, contrary to Policy DC19 of the Core Strategy and Development Control Policies and
para 132 of the NPPF.     

Whilst this unjustified harm to the special interest of the listed building would be less than
substantial, in the opinion of the Local Planning Authority, it would not be outweighed by the
public benefit of the proposal, including these relating to improved access, contrary to para 134 of
the NPPF.   
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SWANTON MORLEY
Land off
Elsing Road

The Exors of Miss E M Hilton
c/o Agent 

Icon Consulting
Hethel Engineering Centre Chapman Way

Residential development (two dwellings)  

Outline

3PL/2015/1456/O

N

Adjacent Grade 2

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle of development
Impact on character and appearance
Highway safety
Impact upon residential amenity
Impact on trees

 KEY ISSUES

This application seeks outline planning permission for the construction of two detached dwellings
with all matters reserved apart from means of access.

Whilst matters relating to appearance, landscaping, layout and scale have been reserved for
future consideration, an indicative site layout plan has been submitted which provides for two
detached dwellings with a shared access arrangement.

The application site lies at the northern end of the Swanton Morley, and is situated outside but
adjacent to the designated Settlement Boundary. The site itself is an agricultural field used for
grazing. The site sits on a slope, with the higher elevation to the east and slopes gently to the
west.

There is existing development to either side of the site and opposite it. The site is bounded to the
rear by open fields.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: James Tipping

This application is referred to the Planning Committee as it is outside the Settlement Boundary.

 REASON FOR COMMITTEE CONSIDERATION
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3PL/2015/1219/O - proposed residential development for four dwellings - withdrawn dated
December 2015.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

Norfolk County Council Highways

Whilst maintaining concerns I consider that given the amount of traffic which currently uses the
junction, together with the proximity of services and amenities which could reduce car use, I
would have difficulty in substantiating a highway objection to the proposal if this were the only
reason for a highway refusal.

I would, however, wish it to be clear that the footway improvement and minor road widening only
provide direct mitigation for the two dwellings which form part of this proposal and that this
Authority would resist any further development in this location.

On that basis, if your Authority is minded to grant approval, please ensure the following conditions
are imposed:-
SHC 05

CP.01
CP.05
CP.10
CP.11
CP.14
DC.01
DC.02
DC.12
DC.16
DC.19
NPPF
NPPG

Housing
Developer Obligations
Natural Environment
Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Trees and Landscape
Design
Parking Provision
National Planning Policy Framework
National Planning Practice Guidance

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

SHC 39A
SHC 39B

Historic Buildings Consultant

Whilst I have no objection to the proposal in terms of principle, I would recommend that the
design is amended slightly to reflect the contextual predominance of full gables and red brick
walling. Given the site location, I would also recommend that the roof tiles are in a non patinated
natural clay and that the brick facings and associated detailing are also complementary to the
locality, (suggest Waveney Red or Bovingdon).  

Contaminated Land Officer

No objection subject to condition (unexpected contamination).

Swanton Morley Parish Council

Please see attached letter regarding the objection from Swanton Morley Parish Council.  We
would like to thank Breckland Council for sending us the recent Local Plan consultation, wherein
this area of land is deemed by Breckland Council as 'undevelopable'.  Please ensure that this
recent SHLAA information is taken into account in any decision.  Should planning permission be
granted Breckland Council should be prepared to justify the significance of its own Site
Assessments, which would in turn cause its own current Local Plan consultation to be
questioned.  

The Parish council's letter of objection is summarised as follows:  

-  it is outside the development boundary,
-  it is detriment to the environmental sustainability of the village and 
   of no benefit to economic and social sustainability,
-  the highway infrastructure around Elsing Road/Town Street junction is 
   not suited to having a junction to a residential development so close 
   to it (as evidenced by Breckland District Council),
-  the type of houding is not appropriate as evidenced in our Housing 
   Needs Survey (conducted by Breckland District Council),
-  Breckland District Council has deemed the land as 
   'undevelopable/unreasonable alternative',
-  Breckland District Council has raised concerns over landscape 
   sensitivity and the Parish Council echoes this with the addition of 
   detraction from the Wensum way, and
-  it will detriment to the historical sustainable assets of the village.

Historic Environment Officer

If planning permission is granted, we therefore ask that this be subject to a programme of
archaeological mitigatory work in accordance with National Planning Policy Framework para. 141.
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There has been one local representation to the current application, the contents of which is
summarised as follows:
· Impact negatively on outward of neighbouring dwelling,
· Increase in surface water runoff leading to flooding issues,
· Negative impact on 'historical charm' of village.

1.0 This application is referred to the Planning Committee as it is contrary to Policies DC02 and
CP14 of the Breckland Core Strategy 2009.

2.0 Principle of development

2.1  The application seeks outline consent for the construction of two detached dwellings on land
outside of the defined Swanton Morley Settlement Boundary.  For this reason the proposal
conflicts in principle with Policies DC02 and CP14 of the Core Strategy and Development Control
Policies Development Plan Document, (2009), which seek to focus new housing within defined
Settlement Boundaries. However, paragraph 49 of the National Planning Policy Framework,
(NPPF), states that where an authority does not have an up to date five year housing land supply,
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 granted permission unless any adverse
impacts would significantly outweigh the benefits.  This is therefore a material consideration in
assessing the planning merits of this proposal.  

2.2  As per paragraph 7 of the NPPF, there are three dimensions to sustainable development:
economic, social and environmental. The NPPF states that these roles should not be undertaken
in isolation, because they are mutually dependent.  

2.3  The NPPF indicates that rural housing should be located where it will enhance or maintain
the vitality of rural communities and that isolated houses in the countryside should be avoided.
Additionally, the Government's Planning Practice Guidance, (NPPG), notes that all settlements
can play a role in delivering sustainable development and that blanket policies restricting housing
in some rural settlements and preventing other settlements from expanding should be avoided
unless their use can be supported by robust evidence.  

2.4  The social role of sustainable development seeks to ensure, amongst other matters, the
creation of a high quality built environment with accessible local services.  Swanton Morley is
identified as a 'Service Centre Village' through Policy SS1, (Spatial Strategy), of the adopted Core
Strategy and Development Control Policies Development Plan Document. Service Centre
Villages are those that contain adequate services and facilities to meet the day to day
requirement of their existing residents.  Facilities in Swanton Morley include a primary school,
shops, post office, doctors, public house, village hall, garage and playing fields.  The site is
situated near to three shops and a public house. Paragraph 55 of the NPPF states housing
should be located where it will enhance and maintain the vitality of existing rural communities and
help sustain facilities in the surrounding settlements.  

 ASSESSMENT NOTES
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2.5  It is therefore considered that due to the range of facilities available within the village, the
proposal would not result in an isolated development in the countryside and would be consistent
with the NPPF principle that rural housing should be located where it will maintain or enhance the
vitality of rural communities.  This weighs in favour of the proposal.  

2.6  The proposal would also make a positive, albeit modest, contribution towards the supply of
housing in the district and its construction would also provide some short term economic benefit.
It should be noted that with regard to availability and deliverability, whilst this is an outline
application, the site is available and within the applicant's ownership making the development
deliverable within five years to meet the housing shortfall.  However, if Members are minded to
approve the application, it would be appropriate that the time limits are reduced and this would be
in accordance with other applications in Breckland approved under the five year supply.  It is
considered appropriate to impose a two year period for commencement of development in order
to reaffirm the deliverability of the scheme.  

2.7  Accordingly, the principle of the proposed development is acceptable, and in accordance with
the requirements as set out within the NPPF and NPPG.  

3.0 Impact on Character and Appearance
 
3.1  The environmental role of sustainable development seeks to, in part, contribute to protecting
and enhancing the natural, built and historic environment.  Consideration of a development's
impact on the character and appearance of the area within which it is situated is therefore integral
to the environmental dimension of sustainable development, as is design.  In addition, Policy
CP11 of the Core Strategy clearly states that the landscape of the District will be protected for the
sake of its own intrinsic beauty and its benefit to the rural character and in the interests of
biodiversity, geodiversity and historic conservation.  In addition new development should embrace
opportunities to enhance the character and appearance of an area.  

3.2  The submitted indicative site layout plan adequately demonstrates that the site is capable of
accommodating two detached dwellings of modest proportions which mirror the very regular
pattern of development in the vicinity of the site to the east, and opposite to the south of Elsing
Road. However, this part of the village is characterised by dwellings and other buildings traditional
in form and appearance.  With appropriate design at reserved matters stage it would be possible
to accommodate two detached properties which would be in keeping with the character and
pattern of development in the vicinity of the site.  The site is currently agricultural land with well
defined hedgerow boundaries adjoining Elsing Road.  As previously mentioned the land to which
the site is situated slopes from the east down to the west.  As such, the siting of the proposed
dwellings would appear elevated.  Nevertheless, with appropriate design and landscaping, the
proposed dwellings could be better assimilated into its surroundings.   

3.3  It should also be noted that a previous application for four dwellings was withdrawn as it
would not continue the built form along Elsing Road.  The current proposal for two dwellings
would continue the linear form of development along the Elsing Road, and would therefore be
acceptable in planning terms.  
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3.4  The site is located within an area designated in Landscape Character Assessment, as
Settled Tributory Farmland.  It is considered that the principle of development is acceptable given
the previous comments noted above. The site is located to the northern end of the village with
farmland located to the north of the site. This part of the village is characterised by traditionally
built dwellings and other buildings, including farm buildings. Though the proposed dwellings
would be located on farmland, the dwellings impact on the character of the wider farmland would
be reduced as existing dwellings are located to the east and west,as well as to the south. In
addition, as the application is for outline with only access being considered with all other matters
reserved, the design and appearance of the proposed dwellings would need to take into the rural
characteristics associated with 'the Brecks'.  The Parish Council have raised concerns over the
landscape impacts.    

4.0 Highway matters

4.1  Access to the site would be via a shared entrance created in the existing frontage hedge off
Elsing Road.  The Highway Authority had previously raised concerns about a large scale housing
scheme and increases in slowing, stopping and turning traffic movements from Town Street onto
Elsing Road.  Of particular concern is the limited forward visibility available to drivers making right
hand turns from Town Street.  However, the Highway Authority accepts that the proposal fot two
dwellings would result in a material increase in traffic movements at this junction. In addition, a
number of highway improvements are proposed, including footway improvements and road
widening, wich would provide satsifactory access to the proposed development.

4.2  The Parish Council have raised objections to the proposal and have highlighted the 2014
SHLAA which refers to the site as being 'non-deliverable' due to highways constraints.  These
highways matters have now been overcome through the off-site highway that have been agreed
by the applicant and the Highway Authority.  

5.0 Impact upon residential amenity
 
5.1  Whilst matters of design and layout will form part of any Reserved Matters application,
subject to careful consideration being given to the need to adequately address and mitigate
against any impacts on the residential amenities of the adjacent development, it is considered
that the development can adequately safeguard residential amenity.  

5.2  Furthermore, the plot sizes identified are considered to be of sufficient size to provide future
occupants of the development with adequate levels of amenity.  

5.3  Therefore, it is considered that the scheme accords with the requirements of Policy DC01 of
the Breckland Core Strategy.  

6.0 Impact on trees
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Outline Planning Permission

3005
3047
3060
3946
AR01
3200
3204
3402
3804

Outline Time Limit (3 years)
In accordance with submitted
Standard outline landscaping condition
Contaminated Land - Unexpected Contamination
Archaeological work to be agreed
Two storey dwelling only
Two dwellings only
Boundary screening to be agreed
Precise details of foul water disposal

 RECOMMENDATION

 CONDITIONS

6.1  The proposed access arrangements will require the removal of a semi-mature Ash tree,
which has been assessed as being in poor condition. Furthermore, there will be a small section of
mature hedging located adjacent to the site which will also be removed to allow adequate access
visibility.  The Council's Tree Consultant has been consulted and raised no objections to the
proposal.  

7.0 Other issues

7.1  Norfolk County Council's Archaeologists have provided comments in respect of the proposal.
 The County Council note that the proposed development site lies at the southern end of a
probable medieval common edge settlement which extends northwards along Town Street
towards the medieval parish church. Common edge settlements such as this are a characteristic
feature of the Norfolk landscape and have their origins in the 11th to 13th centuries.  The site
also lies close to a cropmark of a ring ditch which may relate to a Bronze Age funerary
monument. Consequently there is potential that heritage assets with archaeological interest,
(buried archaeological remains), may be present at the site and that their significance will be
affected by the proposed development.  As such, the County Council have requested that
condition be imposed requiring a programme of archaeological mitigatory work.  

7.2  The Council's Contaminated Land Officer was also consulted on the proposal, and had no
objections subject to the imposition of a condition relating to unexpected contamination.  

8.0 Conclusion

8.1  In conclusion, it is considered that, on balance, the proposal would constitute a sustainable
form of development as defined in paragraph 7 of the NPPF, which would help to support the
local rural community, would not compromise local amenity or highway safety if the necessary on-
site and off-site highway works are provided.  Furthermore, the proposed developments design
and appearance can be fully assessed at the reserved matters stage.  Accordingly, this
application is recommended for Approval.
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HA05
HA39
A
HA39
B
2001
2014
3996
4000
AN60

Standard outline highways condition
Highway improvements-offsite A

Highway improvements off-site B

Application Approved Following Revisions
Criterion E - Planning Apps Where Approved
Note - Discharge of Conditions
Variation of approved plans
NOTE NCC Inf 1 When off-site road improvements are required
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ASHILL
Brick Kiln Farm Camping and Caravan Par
Swaffham Road

Norfolk Camping
Brick Kiln Farm Camping and Caravan Par

ADM Architectural Services Ltd
Flint Cottage Shropham Road

Change of use of agricultural land to camping and caravan park and erection of
two toilet/shower blocks

Full

3PL/2015/1476/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  
Design and layout  
Trees and Landscape  
Biodiversity and Geological conservation  
Protection of Amenity  
Highway Safety

 KEY ISSUES

The application relates to a change of use of land to provide a touring / holiday caravan and
camping site comprising of an additional 55 No. pitches.  The proposal also includes two
additional shower and toilet blocks, recreational area and associated internal roads.  The site area
for the application is 1.25 hectares.  

The proposed shower and toilet blocks will measure 9.2 metres in length, 3.7 metres in width, and
a ridge height of 4.5 metres.  The construction of the two shower and toilet blocks will use
traditional materials of clay pantiles for the roof and softwood featheredge weatherboarding for
the walls. Part of the site will be used for the provision of winter storage for caravans.  

Part of the site already has an established use for camping and caravanning, permitted under
planning reference 3PL/1997/0720/CU, providing 45 No. pitches over an area covering 1.75
hectares.  Existing facilities include a single shower and toilet block, reception cabin and internal
roads serving the site.  The applicant proposed to increase the number of overall pitches to 100 in
total, covering a total area of three hectares.  

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: James Tipping

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

 REASON FOR COMMITTEE CONSIDERATION
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There are no restrictions in terms of operating hours and seasonal use for the current permitted
use, and no such restrictions are proposed within the current application.  

The current access arrangement will be utilised, though the existing second access/egress will be
closed off.

The application site comprises land to the south of the main Brick Kiln Farm Camping and
Caravan Park, Swaffham Road, Ashill.  The site is located 0.5 miles to the west of Ashill.  Directly
east are open fields heading towards Ashill. To the south is Swaffham Road with several isolated
buildings beyond that.  The local Household Recycling Centre is located to the west and is
separated by mature planting and trees.  A coppice of trees separates the existing site from the
proposed camp site.

 SITE AND LOCATION

3PL/1997/0720/CU - proposed camping and caravan park - approved 1997.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

Ashill Parish Council 

CP.09
CP.10
CP.11
CP.14
DC.01
DC.08
DC.12
NPPF
NPPG

Pollution and Waste
Natural Environment
Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Tourism Related Development
Trees and Landscape
National Planning Policy Framework
National Planning Practice Guidance

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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None.

 REPRESENTATIONS

 ASSESSMENT NOTES

No objections.  

Environment Agency 

We have no objection to this application.

Norfolk County Council Highways

I note that when the original planning permission for the site was granted under ref 3/97/720 this
Authority requested that the site be served a single point of access rather than the in / out
arrangement proposed at that time. I am pleased therefore that the current submission includes
provision for the site to be served by the most westerly access with the easterly access being
closed off.  I will however, require the revised access to be upgraded since it joins Swaffham
Road at a right angle with no splay and consequently vehicles are damaging the verge.   

Contaminated Land Officer 

I recommend approval providing the development proceeds in line with the application details and
subject to the following conditions to alleviate environmental concerns.
  
3944 - Desk Study/Site Investigation
3946 - Unexpected Contamination 
3923 - Informative

Ramblers Association:  Norfolk Area 

No comments.

Norfolk Fire and Rescue Service 

Norfolk Fire and Rescue Service will require a fire hydrant to be installed capable of delivering a
minimum of 8 litres of water per second.  Where no piped water supply is available or there is
insufficient pressure and flow in the water main or should any other means of providing a water
supply for fire fighting operations be proposed it must be considered appropriate by the fire and
rescue authority.   
   

Ecological and Biodiversity Consultant 

It is considered that the Protected Species Assessment Report, (Finnemore Associates, 2016), is
sufficient in addressing any ecological issues.
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1.0 The application is referred to the Planning Committee as it is a major application.  

2.0 Principle

2.1  The application relates to a change of use of land to provide touring / holiday caravan and
camping site comprising of an additional 55 No. pitches.  The proposal also includes two
additional shower and toilet blocks, recreational area and associated internal roads.  The site
area for the application is 1.25 hectares.  

2.2  Part of the site already has an established use for camping and caravanning, permitted
under planning reference 3PL/1997/0720/CU, providing 45 No. pitches over an area covering
1.75 hectares.  Existing facilities include a single shower and toilet block, reception cabin and
internal roads serving the site.  The applicant proposed to increase the number of overall pitches
to 100 in total, covering a total area of three hectares.  

2.3  Core Strategy CP14 encourages appropriately located development including rural tourism
provided that the wider countryside and landscape are not compromised.  

2.4  The principle of sustainable rural tourism is also supported through the NPPF. Core Strategy
Policy DC08 supports proposals for tourist accommodation, including touring, caravan and
camping sites and self catering accommodation that need to be located within the countryside
where a need can be demonstrated for the proposal; where the development forms part of a rural
diversification scheme or is for the expansion of an existing attraction; where it is well related to
an existing settlement and facilities.  

2.5  The policy also requires that the occupation of new tourist accommodation be restricted
through the use of conditions or legal agreements to ensure a tourist use solely and not
permanent residential use.  

2.6  Reasoned justification for the policy also states that proposals which are either allied to an
existing and established tourist attraction or form part of a well-conceived and sustainable rural
diversification scheme will be supported subject to other planning policies.  

2.7  The applicant has submitted information which it is considered satisfactorily demonstrates
that there is a need for this development in association with the current rural enterprise.  

2.8  In summary, Brick Kiln Farm Camping and Caravan Park has been run successfully for the
last 16 to 17 years.  The applicants have improved the current facilities which have seen an
increase in bookings to such an extent that potential customers are being turned away.  It is also
understood that other facilities within the locality are fully booked during the peak season.  
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2.9  The applicants currently employ one part-time employee, and with the growth of the business
there will an additional two full-time employees.  The additional employees would be required to
maintain the overall camping and caravan park once the extension has been completed, and to
assist with bookings.  

2.10  In conclusion, it is considered that the proposal is in general accordance with the aims and
objectives of national and local plan policies which support tourism accommodation and in
particular Core Strategy DC8.

3.0 Design and layout

3.1  The application is to establish the principle of a change of use of the land to a camping and
caravan park, with the development of associated infrastructure, though this would be an
extension to an existing camping and caravan park.  Notwithstanding this, the applicants have
made clear within their design and access statement that additional planting would be carried out
to the southern boundary of the site as to provide appropriate screening.  

3.2  The proposed access would utilise the existing access onto Swaffham Road and passing
provision is provided within the site along the internal roads, and all in accordance with advice
from the Highway Authority.  

3.3  Sufficient space exists within the site to enable vehicles to enter, turn and re-enter the
highway in forward gear.  

4.0 Trees and Landscape

4.1  The existing camping and caravan site and the proposed extension are divided by a coppice
of mature trees.  This adds a degree of screening and natural separation between the two
sections of the site, reducing the overall visual impact.  The coppice is seen as an integral part of
the proposal, and as such, a condition has been imposed requiring that no tree is removed from
the site.  

4.2  There is additional screening from the west in the form of mature trees and hedging from the
Household recycling Centre.  Furthermore, as previously mentioned, the applicants propose to
provide additional planting to the southern boundary of the site for the purposes of screening the
development from residential properties located south of Swaffham Road.    

5.0 Biodiversity/Geological Conservation

5.1  The Applicant has submitted a Protected Species assessment in support of the proposal.
The assessment identifies that bats could have the potential use the woodland edge to roost, and
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Planning Permission RECOMMENDATION

 CONDITIONS

therefore any lighting proposed on the shower and toilet blocks should be low level lighting.  A
condition will be imposed requiring details of any lighting to be submitted and approved by the
Council.  In addition, the recommendation for additional bat boxes will be form part of any
planning approval.  The assessment also goes on to recommend new hedgerow planting to the
southern boundary.  As previously mentioned, this would be conditioned should approval be
granted.  

7.0 Protection of Amenity

7.1  The proposed use would be well separated from nearby adjacent properties to ensure that
existing levels of residential amenity would be satisfactorily preserved.  

7.2  In relation to any potential for increased levels of noise and disturbance it is evident that
residential properties are located a sufficient distance away for the proposal to cause any
significant effect on amenity in terms of noise and disturbance.   

7.3  Notwithstanding this, the Council's Environmental Health Officer has been consulted on the
proposal and has raised no objections. 

8.0 Highway Safety

8.1  No objections have been raised by the Highway Authority subject to the widening of the
access and the closing up of the secondary access, which may be attached as conditions to any
planning permission granted.

9.0 Other matters

9.1  The Norfolk Fire Authority were consulted as part of the proposal and have raised no
objections subject to a condition requiring a fire hydrant to be installed. The applicant has already
made provisions for such an installation.

10.0 Conclusion

10.1  In conclusion, the site already operates a successful Camping and Caravan Park with the
applicants clearly demonstrated a 'need' for the extension to the site.   The proposal therefore
adheres to policies contained within the Breckland Core Strategy, in particular CP14, DC01,
DC08, DC12 and DC16, and of the NPPF. The application is therefore recommended for
approval.
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3007
3047
3408
3410
3412
3558
3519
3946
3944
HA09
HA10
HA20
3547
3556
3804
3996
2001
4000
2014

Full Permission Time Limit (3 years)
In accordance with submitted
Landscaping - details and implementation
Hardlandscaping - details and completion
Trees/hedges to be retained
provision of fire hydrants
No loudspeaker etc outside the buildings
Contaminated Land - Unexpected Contamination
Contaminated Land - Desk Study/Site Investigation
Existing access - closure
Existing access - widened or improved
Provision of visibility splays - conditioned
Lighting Pollution
Touring caravans only
Precise details of foul water disposal
Note - Discharge of Conditions
Application Approved Following Revisions
Variation of approved plans
Criterion E - Planning Apps Where Approved
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SAHAM TONEY
Cranford
Ovington Road

Mr & Mrs P.S de Roeck
Cranford House Ovington Road

A Squared Architects Ltd
1 Netherconesford 93-95 King St

Erection of dwelling   

Outline

3PL/2016/0012/O

N

N

Out Settlemnt Bndry

Y

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Sustainability of development.    
Residential amenity.    
Highway Safety and Traffic Implications.    
Other material considerations.  

 KEY ISSUES

The proposal is an outline application for a new dwelling, (matters of appearance, layout and
scale being reserved), within part of the residential curtilage of Cranford House located within
Saham Toney.  Details have been submitted regarding means of access and landscaping within
the outline application.  A new access off Ovington Road is proposed to facilitate access for the
new dwelling.  The proposal would also involve the removal of some trees / hedging in order to
facilitate the proposal.  An  Aboricutural Implications Assessment has been submitted along with a
Design and Access Statement.  

The application site forms part of the large residential curtilage of Cranford House located in
Saham Toney.  The site falls outside the settlement boundary although the settlement boundary is
within relatively close proximity being approximately 50 metres away.  Saham Toney itself is a
Service Centre Village.  The application site also has two trees  on the road frontage with a Tree
Preservation Order on.  

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Richard Laws

The application is being referred to Committee as the site is located outside of the settlement
boundary.  

 REASON FOR COMMITTEE CONSIDERATION
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No relevant site history.  

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

Saham Toney Parish Council  

No objection.  

Environmental Health  

No objection.  

Contaminated Land Officer  

No objections subject to standard condition regarding contamination.  

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

Natural Environment
Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Trees and Landscape
Flood Risk
Design
Parking Provision
With particular regard to paras 8,14 & 118.  

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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A site notice was posted 20.1.16 and three neighbours consulted

-  No responses were received.  

 REPRESENTATIONS

1.0 Sustainable Development

1.1  The application site is located outside of the Saham Toney Settlement Boundary as
designated by the adopted Core Strategy and Development Control Policies Development Plan
Document, (2009).  For this reason the proposal conflicts in principle with Policies DC02 and
CP14 of the Core Strategy and Development Control Policies Development Plan Document which
seeks to focus new housing within defined Settlement Boundaries.  However, paragraph 49 of the
National Planning Policy Framework (NPPF) states that where an authority does not have an up
to date five year housing land supply, (at present the District figure is 3.72 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.      

1.2  The Government defines sustainable development as having three broad 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.      

 ASSESSMENT NOTES

Historic Building Officer  

No objections.  

Highway Authority  

No objection subject to conditions.  

Tree Officer  

Not concerned regarding trees shown to be removed in order to facilitate the proposed
development.  With regards the access between the two TPO trees a method statement has
been submitted which is acceptable on condition that only turf and vegetation will require removal
as specified.  
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1.3  Paragraph 8 of the NPPF also stresses that these roles should not be undertaken in isolation
because they are mutually dependent; therefore a balanced assessment against these three
roles is required.  In terms of the economic and social criteria, the proposal would provide one
new dwelling and would therefore make a positive, albeit small contribution to the housing supply
shortfall.  The proposal would provide limited short-term economic benefits through labour and
supply chain demand required during construction, and longer-term economic benefits through
the additional household spend within the surrounding area that would be generated by the
provision of one family sized dwelling.    

1.4  The environmental role of sustainable development seeks to, in part, contribute to protecting
the natural, built and historic environment. Consideration of a proposal's impact on the character
and apperance of the area within which it is situated is therefore intergral to the environmental
dimension of sustainable development.In determining this application it is noted that although
outside the defined settlement limit, which is located approximately 50 meters away, the
proposed development would not result in an isolated form of development in the countryside, an
can be argued to be logical infill development between Cranford House and Brick Kiln. In light of
this site-specific context, it is concluded that the development will not appear visually intrusive.   

1.5  The social role of sustainable development seeks to ensure, amongst other matters, the
creation of a high quality built environment with accessible local services.  Saham Toney is
defined as a Service Centre Village through policy SS1 of the adopted Core Strategy and
Development Control Policies DPD.  Service Centre Villages are those that contain adequate
services and facilities to meet the day to day requirement of their existing residents.  These
services and facilities include some or all of, a convenience shop, public transport, healthcare,
primary school and access to employment opportunities.  Whilst there is no footpath immediately
outside the site, the site is within relatively close proximity to the existing services that exist within
Saham Toney and these considerations weigh in favour of the proposal.      

1.6  With regard to availability and deliverability, the application is made in outline, accordingly
should permission be granted it is recommended that a condition be included requiring
development to commence within two years to ensure that the development is brought forward to
ensure the proposal would seek to address the shortfall.     

1.7  Taking these matters into account, it is concluded that the proposal would be broadly
consistent with the NPPF principle that housing should be located where it will help to maintain or
enhance the vitality of existing communities and that on balance the adverse effects of the
additional dwelling would not outweigh its benefits.  With respect to environmental aspect of
sustainable development further discussion of the environmental implications and the effects of
the proposed additional dwelling on the character and appearance of the area are considered in
detail below.    

2.0 Highway Safety and Traffic Implications

2.1  The proposal involves the provision of a new vehicular access into the site off Ovington



BRECKLAND COUNCIL - PLANNING COMMITTEE - 04-04-2016

DC131_new

Road.  The new access would be situated in between the two frontage trees which have a Tree
Preservation Order on.  Additional information in the form of a method statement to demonstrate
that the access would not damage the tree roots on the TPO trees has been provided.  The Tree
Officer is now satisfied on condition that only turf and vegetation are required to be removed as
specified in the method statement.  No objections are raised by the Highway Authority on the
basis that 2.4m x 59m visibility can be achieved, which the applicant has demonstrated can .An
existing frontage laurel hedge would need to be removed to achieve this.  As this is not a native
species the loss is considered acceptable.  A suitable replacement native hedge can be planted
behind the new visibility splay which can be conditioned in terms of landscape and street scene
terms.  The site has ample space onsite for parking and turning so as to have appropriate regard
to Policy DC19.    

3.0  Residential Amenity

3.1  Policy DC01 of the Core Strategy requires that all new development have regard to amenity
considerations and states that development will not be permitted where there are unacceptable
effects on the amenity of neighbouring residents and future occupants.  Impact upon amenity is a
reserved matter which would be considered at the detailed planning stage.  However, it is
considered that the indicative site plan satisfactorily demonstrates that the dwelling's private open
space, and associated car parking can be accommodated without giving rise to  any significant
overlooking, overshadowing, loss of light, or privacy with respect to either Brick Kiln House or
Cranford House.    

4.0 Other Matters  

4.1  Both Core Strategy policy CP10 and the NPPF require that development should contribute to
a net gain in biodiversity with an emphasis on improving ecological networks and linkages where
possible.  Furthermore, in order to accord with Section 40 of the 2006 Natural Environment &
Rural Communities, (NERC), Act, paragraph 118 of the 2012 National Planning Policy
Framework, (NPPF), and policies CP06, CP08, CP10 and CP11 and of the 2012 Breckland
Adopted Core Strategy & Development Control Policies Development Plan, all of which promote
the conservation and enhancement of biodiversity through sustainable development, the
applicant must do more to ensure that the scheme constitutes sustainable development and that
the existing natural features are conserved in a way that guarantees their long-terms viability.      
  

4.2  Having regard to the above, the proposed development would not result in any loss of any
valuable or priority habitats and subject to conditions securing the implementation of an agreed
landscaping scheme and scheme of protection measures to safeguard the existing two TPO trees
there would be no significant harm caused to existing landscape features and the ecological
value of the site in accordance with policy CP10 of the Core Strategy and the requirements set
out in the NPPF.  Whilst some existing trees are removed within the site these are considered of
limited amenity value, the existing frontage laurel hedge will also be removed to accommodate
visibility splays, however, a new native hedge can be planted behind the visibility splay to
supplement the loss.  There are no objections from the Tree Officer to the loss of the frontage
laurel hedge or the trees proposed to be removed identified within the aboricutural report.    
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Outline Planning Permission

3005
3058
3946
3750

Outline Time Limit (reduced time limit)
Standard Outline Condition
Contaminated Land - Unexpected Contamination
parking and turing

 RECOMMENDATION

 CONDITIONS

4.3  With regard to drainage and flood risk implications of the proposed development, the site is
located within Flood Zone One and is therefore in an area at least risk of flooding from rivers, tidal
flows, groundwater, and surface water.  The site is also not located within an area identified as a
critical drainage area, but is in an area identified as having poor drainage.   

4.4  Therefore, subject to a condition securing the submission and approval of a detailed surface
water and foul water drainage strategy, there would be sufficient measures in place to ensure that
the development would not be at risk from flooding or increase the risk of flooding elsewhere.    

4.6  In terms of ground conditions, there is no recent history of chemical or waste storage on the
site, the site is not considered to be at significant risk of ground borne contamination and that in
principle this would not prevent the site from being used for residential purposes.  Nevertheless,
in accordance with the recommendations of the Council's Environmental Health Officers a
condition has been recommended to secure the necessary investigation and if necessary
remediation measures should any unexpected contamination be found on site.     

5.0 Conclusions 

5.1  Given the current position with respect that the Council cannot demonstrate a five year
supply of housing land, little weight can be attributed to policies which seek to restrict residential
development outside of settlement boundaries and the application should be considered in the
context of the presumption in favour of sustainable development, as set out in the NPPF.       

5.2 In this regard, paragraph 14 of the NPPF states that where the development plan or relevant
policies are out of date, this means granting permission unless any adverse impacts of doing so
would significantly and demonstrably outweigh the benefits, when assessed against the policies
in this Framework taken as a whole.     

5.3  The adverse effects of the proposal would not significantly and demonstrably outweigh its
benefits; and that overall subject to conditions, the proposals would constitute sustainable
development.  In accordance with paragraph 14 of the NPPF the application is recommended for
approval.  
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3760
3770
3418
3419
LS08
3402
3920
3996
4000

Vehicular access provided as shown on plan
Visibility splays
Tree Protection Plan - Ground Protection Mats
"No-dig" construction through Root Protection Area
Replacement Frontage hedge behind visibility splay
Boundary screening to be agreed
Accordance with Aboricultural Implications Assessement
Note - Discharge of Conditions
Variation of approved plans
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BANHAM
Hill Farm
Heath Road

Mr & Mrs  Burrows
Hill Farm, Heath Road

Peter Codling Architects
7 The Old Church St Matthews Road

Erection of single storey dwelling and garage, demolition of outbuilding

Full

3PL/2016/0020/F

Y

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle of development  
Impact upon character and appearance of area  
Impact upon Banham Conservation Area  
Amenity impact  
Highway safety Impact  
Ecology  

 KEY ISSUES

This application seeks full planning permission for a single storey dwelling and detached double
garage.  The two bedroom dwelling is of traditional form and profile and is to be constructed in
traditional bricks and red clay pantiles.  An existing agricultural building of very modest scale is to
be demolished to facilitate the development.  

A new access is to be created to the south west of the site with the existing closed to the south
east. Existing hedges to the north and eastern boundaries are to be retained with fencing to the
western and southern boundaries.  

A previous application was approved, under reference 3PL/2015/0775/F for a single storey
dwelling.  This application seeks an amended design and a larger red line boundary for the site.  

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Heather Byrne

This application is referred to Planning Committee as a departure from the Development Plan.  

 REASON FOR COMMITTEE CONSIDERATION
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The application site comprises the eastern rear / side garden of Hill Farm.  The site, measuring
845sqm in area, is located on the north eastern periphery of the village of Banham.  The Banham
Settlement Boundary is located west of the site with the site lying within Banham Conservation
Area.  The site is bounded on both its western and eastern sides by two storey dwellings.  Land to
the north and south, (on the opposite side of Heath Road), comprises open countryside.  

 SITE AND LOCATION

3PL/2015/0775/F Erection of dwelling and detached garage - Approved.  

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

Banham Parish Council

CP.14
DC.01
DC.02
DC.16
DC.17
DC.19
NPPF
NPPG

Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Design
Historic Environment
Parking Provision
National Planning Policy Framework
National Planning Practice Guidance

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

The site measures less than 0.17ha in area and is not capable of accommodating five or more
dwellings and therefore Policy DC04, (Affordable Housing,) does not apply.  

In respect to Policy DC11, (open space), no local open space projects are identified and therefore
no open space monetary contribution is sought.  

Owing to the scale, nature and location of the proposed development no other types of
contributions are sought.  

 CIL / OBLIGATIONS
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None.  

 REPRESENTATIONS

1.0 This application is referred to Planning Committee as a departure from the Development
Plan.  

2.0 Principle of development  

2.1  The application site is located outside the defined Settlement Boundary.  For this reason the
proposal conflicts in principle with Policies DC02 and CP14 of the Core Strategy and
Development Control Policies Development Plan Document, (2009), which seek to focus new
housing within defined Settlement Boundaries.  However, paragraph 49 of the National Planning
Policy Framework, (NPPF), states that where an authority does not have an up to date five year
housing land supply, (at present the District figure is 3.7 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

 ASSESSMENT NOTES

Recommend approval.

Norfolk County Council Highways

I note that this is a re-submission of a previous application 3PL/2015/0775.  The revised drawing
5595/01/F includes satisfactory access details and I would therefore raise no objections subject
to the imposition of conditions relating to the vehicular access, gates etc, visibility splay, parking
and turning area, and an informative relating to works within the public highway.  

Contaminated Land Officer

I have looked at the application submitted and, based on both the accuracy of the information
provided in the vulnerable development questionnaire and the current records of contaminated
land issues we hold to date, I recommend approval providing the development proceeds in line
with the application details and subject to the imposition of a note relating to asbestos.  

Ecological and Biodiversity Consultant

No further information is required prior to the determination of the application.  Measures to
minimise residual impacts and enhance biodiversity that should be incorporated into the
development are advised.  

Historic Buildings Consultant

No objection.  The existing structures are, from my particular perspective, of limited interest.  
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development.    

2.2  The NPPF identifies three dimensions of sustainable development:
-  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.  

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

2.4  The NPPF indicates that rural housing should be located where it will enhance or maintain
the vitality of rural communities and that isolated houses in the countryside should be avoided.
Additionally, the Governments Planning Practice Guidance (NPPG) notes that all settlements can
play a role in delivering sustainable development and that blanket policies restricting housing in
some rural settlements and preventing other settlements from expanding should be avoided
unless their use can be supported by robust evidence.  

2.5  In terms of economic and social criteria, the proposal would provide one dwelling for market
sale and would therefore make a limited contribution to the housing supply shortfall and limited
short-term economic benefits through its construction. With regard to availability and
deliverability, the site is within the applicants ownership and available now, making the
development deliverable within five years to meet the housing shortfall.  It is appropriate that the
time limits are reduced and this would be in accordance with other applications in Breckland
approved under the five year supply and therefore a two year period would be imposed for
commencement of development in order to reaffirm the deliverability of the scheme.

2.6  The social role of sustainable development seeks to ensure, amongst other matters, the
creation of a high quality built environment with accessible local services. Banham is classified as
a Local Service Centre Village through Policy SS1, (Spatial Strategy), of the adopted Core
Strategy and Development Control Policies Development Plan Document.  The service centre
villages are defined as areas with good access to services and facilities which includes, but is not
limited to, a primary school, church, post office, and community centre.   

2.7  In terms of public transport Banham is well served with multiple local bus services operating
at various times of the week, providing access to neighbouring settlements.   
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2.8  It is considered the site lies within close proximity to services that would meet all everyday
needs with good public transport links within close proximity to the site and therefore, it is
considered to be consistent with the social and environmental dimensions of sustainable
development.  This consideration weighs in favour of the proposal.

3.0  Impact upon character and appearance of area

3.1  The environmental role of sustainable development seeks to, in part, contribute towards
protecting and enhancing the natural, built and historic environment.  Consideration of a
proposals impact on the character and appearance of the area within which it is situated is
therefore, integral to the environmental dimension of sustainable development, as is design.  

3.2  The proposal is essentially an infill development of a side/rear garden and as such will not
present as an isolated dwelling in the countryside.  The proposed development is bounded by
dwellings on both sides and will reinforce the existing linear pattern of development along the
northern side of this section of Heath Road.  

3.3  In terms of materials, the proposal would be constructed of Traditional Brick and Stone
Farmhouse Antique bricks for the walls and Sandtoft red clay Old English pantiles for the roof
which are deemed acceptable and in keeping with the surrounding character of the area.  

3.4  A previous scheme was approved, under reference 3PL/2015/0775/F for a dwelling and
detached garage.  This application seeks minor amendments to the design, including the
relocation of the garage to the rear of the site, a new access, and a larger red line boundary.
These amendments are considered minor and are deemed acceptable for the reasons
highlighted in this report. It should also be noted that due to the layout proposed there would be
no ability to implement both proposals.  

4.0 Impact upon Banham Conservation Area

4.1  The scale and proportions of the dwelling and detached garage are modest.  The profile,
form and materials are all traditional and in keeping with the area.  The generous proportions of
the proposed front garden are consistent with neighbouring front gardens. Retention of the
existing hedging to the eastern boundary and new hedging to the south eastern corner limits the
developments visual impact on the streetscene. Whilst a new access is proposed the existing
access would be closed with hedging planted and the existing fencing retained to the front
boundary where possible which further limits the developments impact upon the streetscene. For
these reasons the development is considered to respond favourably to the character and
appearance of the Banham Conservation Area, in accordance with Core Strategy Policy DC17
and Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990. 

5.0 Amenity impact
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Planning Permission

3006 Full Permission Time Limit (2 years)

 RECOMMENDATION

 CONDITIONS

5.1  Owing to the separation distances to neighbouring dwellings, the modest scale of the
development, and existing / proposed boundary treatments, the proposal adequately safeguards
the amenity of neighbouring residents.  The proposal will not give rise to unacceptable amenity
impacts in respect of overlooking, overshadowing, visual bulk or loss of light to adjacent
dwellings. For these reasons the proposal responds favourably to Core Strategy Policy DC01.  

6.0 Highway safety impact

6.1  The Highway Authority raises no objection subject to the imposition of conditions relating to
access, gates etc, visibility splay, parking and turning, and an informative relating to works within
the public highway.  The proposal is therefore considered acceptable in highway safety terms.   

7.0 Ecology

7.1  The Ecology Consultant states no further information is required prior to the determination of
the application.  Measures to minimise residual impacts and enhance biodiversity that should be
incorporated into the development are advised.  A note would therefore be attached drawing the
applicants attention to Method Statement and mitigation measures.  

8.0 Other matters

8.1  The Contaminated Land Officer recommends approval providing the development proceeds
in line with the application details and subject to the imposition of a note relating to asbestos to
alleviate environmental concerns.  

9.0 Conclusion

9.1  The proposal would conflict with Policy CP14 due to its location outside a defined Settlement
Boundary; however this policy can be afforded little weight due to the present shortfall of housing
land in the District.  The site is sufficiently served by accessible local amenities, furthering the
social dimension of sustainable development.   The development supports growth and the local
economy albeit in a modest manner.  The proposal would result in an acceptable character
response owing to the modest scale of development and residential context of the northern side
of Heath Road, consistent with the environmental dimension of sustainable development.  On
balance it is considered the proposal would constitute a sustainable form of development and
therefore is recommended for approval, subject to conditions.   
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3047
MT02
3304
3402
HA08
HA13
HA19
HA24
AN61
3994
3994
3994
4000
3996
2000
2014

In accordance with submitted
External materials as approved
No P.D. rights for extensions, sheds, etc
Boundary screening to be agreed
New access - construction over verge
Access gates - configuration
Provision of visibility splay on approved plan
Provision of parking and servicing - when shown on plan
NOTE NCC Inf 2 When Vehicular access works required
Asbestos note
Protected Species note
Ecology note
Variation of approved plans
Note - Discharge of Conditions
NOTE:  Application Approved Without Amendment
Criterion E - Planning Apps Where Approved
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ATTLEBOROUGH
Londis
High Street

Mr Adrian Stasiak
Clifton Villa Station Road

Patterson DESIGN Ltd
PattersonDESIGN Ltd 2 Exchange Street

Two storey rear extension   

Full

3PL/2016/0049/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    
Historic Environment   
Design   
Highways   
Impact on neighbour amenity   

 KEY ISSUES

The application seeks planning permission for the erection of a two storey rear extension.  The
ground floor extension would provide additional retail space for the existing Londis store and the
first floor would provide additional living space for the existing flat above the store.  Overall, the
proposed extension would measure 7.9m in depth, 4.5m in width and 7.2m in height, (5m to
eaves) and would be constructed of materials to match to the rear of the building.   

The site is located within the High Street, Attleborough Conservation Area, Attleborough
Settlement Boundary and Primary Shopping Area.  The site is bounded by residential dwellings to
the east and south, highway to the north and an access road to the west, (leading to two
dwellings).

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Sandra Bunning

The application is referred to Planning Committee as the applicant is a District Councillor.

 REASON FOR COMMITTEE CONSIDERATION
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3PL/2007/2043/F - Change of use from hairdressers to takeaway fish and chip shop - Refused.   
3PL/2007/1492/F - Change of use from hairdressers to fish and chip shop -  Refused.   

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

Attleborough Town Council

Approve but with concerns; access issues; sewerage; parking; storage of building materials.  

Norfolk County Council  

No highway objections to the proposal.  

Environmental Health Officer  

No objections or comments on the grounds of Environmental Protection.  

Contaminated Land Officer   

DC.01
DC.02
DC.09
DC.16
DC.17
NPPF
NPPG

Protection of Amenity
Principles of New Housing
Proposals for Town Centre Uses
Design
Historic Environment
National Planning Policy Framework
National Planning Practice Guidance

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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None.  

 REPRESENTATIONS

1.0 Principle   

1.1  The application is referred to Planning Committee as the applicant is a District Councillor.

2.0 Policy  

2.1  The application involves an extension to an existing established A1 retail store and additional
living space for an existing residential flat above, and is considered acceptable in principle.  Core
Strategy Policy DC09, (Proposals for Town Centre Uses), is of relevance to the proposal.   The
site is within the Town Centre and Primary Shopping Area where proposals to improve town
centre environments is supported.  Core Strategy Policy DC01 supports proposals for extensions
to existing residential development subject to design, scale and materials appropriate to the
existing dwelling and locality.    

3.0 Historic Environment      

3.1  The site lies within the Attleborough Conservation Area.
Section 72 of the Planning, (Listed Buildings and Conservation Areas Act 1990), requires Local
Planning Authorities, when considering whether to grant planning permission for development
within a designated Conservation Area, to give special regard to the scale, design and materials
of the development and that it is respectful of the host building and character of the broader
locality, including the Conservation Area.  The proposal would satisfactorily preserve and
enhance the character and appearance of the Attleborough Conservation Area, the buildings and
their setting.  The Historic Buildings Consultant was consulted and raised no objections.     

4.0 Amenity   

4.1  Whilst it is considered the proposal does have some impact on the neighbouring property,
this would be limited and not significant enough to warrant a recommendation of refusal of
planning permission.  This is due to the fact that the only window affected by the proposed
development would be a first floor side landing / stairs window and is not a primary outlook,
ensuring adequate amenity, outlook and light in this regard.  

5.0 Design  

5.1  The existing store consists of red brick, dark pantiles, with white fenestration.  The proposed
extension would match the existing.  It is considered that the proposed extension has been
designed to be in keeping with the style of the existing building, using matching materials, and
would therefore have an acceptable impact on the character and appearance of the area having

 ASSESSMENT NOTES

No objections subject to condition regarding unexpected contamination.  
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regard to this context.   

6.0 Highway issues  

6.1  The extension is proposed to be built to the rear of the existing store, currently an unused
area of land and is overgrown with vegetation.  Informal parking is currently undertaken to the
rear and side of the building.  Norfolk County Council Highways was consulted and raised no
highway objections.    

7.0 Other Issues  

7.1  Attleborough Town Council raised no objections but do have concerns with regards to access
issues, sewerage, parking and storing of building materials.  The proposed uses are already
existing within the site and therefore the proposed additional retail floor space and living
accommodation would not exacerbate those elements.  The Contaminated Land Officer raised no
objections subject to a condition relating to unexpected contamination.  The Environmental Health
Officer raised no objections or comments on the grounds of Environmental Protection.
No representations have been received.   

8.0 Conclusion    

8.1  Approval is recommended subject to conditions.  
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