
 

 

 

 

 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2017/0793/F CASE OFFICER Donna Smith

LOCATION: ROUDHAM/LARLING APPNTYPE: Full
Valley Traction Services Ltd POLICY: Out Settlemnt Bndry
Roudham Road ALLOCATION: N
Harling Road, Roudham CONS AREA: N

APPLICANT: Valley Traction Services Ltd
Ross House Ayton Road

LB GRADE: N

AGENT: Plandescil Ltd
Connaught Road Attleborough

TPO: N

PROPOSAL: Erection of new warehouse, HGV workshop and industrial buildings

REASON FOR COMMITTEE CONSIDERATION

The application falls within the countryside as defined by policy SS1 of the Adopted Core Strategy and
Development Control Policies Development Plan Document (2009).

KEY ISSUES

Principle of sustainable development
Impact on character and appearance
Design
Accessibility

DESCRIPTION OF DEVELOPMENT

The site is situated in an existing industrial area, with existing factory and warehouse
buildings to the north and east. The applicant seeks full planning permission for erection of new warehouse,
HGV workshop and industrial buildings inclusive of nineteen new car parking spaces, eight new cycle spaces
and two disabled spaces on a site area of 0.88ha. The proposal provides an additional 19 parking spaces,
eight cycle spaces and two disability spaces. The building will extend to 9.3m high (ridge level) and 7m from
floor level to the eaves of the building.

SITE AND LOCATION

The site is located in the countryside outside of any defined settlement boundary, adjacent to Roudham
Road within a surrounding industrial estate context (Roudham Industrial Estate). Access is proposed by a
private access road as approved under application Ref: 3PL/2012/0189/F.

Surrounding uses are prodomiently industrial and commercial including Greenhouse Direct, Attenborough
Service Centre (Norfolk) Ltd and Rory J Holbrook Haulage. The proposed use of the site is not considered
out of content within its surrounding context.
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EIA REQUIRED

No.

RELEVANT SITE HISTORY

3PL/2012/0189/F- Erection of storage building - Approved 14/05/12
3PL/2013/0358/F - Erection of two semi-detached warehouse/industrial buildings -Approved 02/07/2013
3PL/2015/1096/F- Minor Material Amendment in respect of part change of use of proposed building to HGV
workshop - Approved 20/11/2015.

POLICY CONSIDERATIONS

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 and National Planning Policy Guidance  have also been taken into account, where appropriate

CP.04 Infrastructure
CP.13 Accessibility
DC.01 Protection of Amenity
DC.06 General Employment Areas
DC.16 Design
DC.19 Parking Provision
NPPF National Planning Policy Framework

OBLIGATIONS/CIL

Not Applicable

CONSULTATIONS

ROUDHAM & LARLING P C
My Council has grave concerns about the problems of ensuring compliance with the Hours of Operations
stated in the application, and hopes that Breckland Council will actively monitor this, rather than simply
relaying on neighbours to do this job for it. This is a particular concern because of the proposed HGV
workshop, given that HGVs are usually on the road during the proposed hours of operation, and therefore the
temptation to work on them throughout the night or at other prohibited hours is great.
The Council is aware that various containers, portacabins and the like, which used to be stored on the site
edged in red on the location plan, have been moved and are now stored on the area edged in blue, despite
this being a County Wildlife Site, and apparently without any application for change of use being submitted.
The Council suggests that the Planning Enforcement team looks into this.
My Council is also concerned of the impact of lighting on neighbours, and expects Breckland will apply
conditions to ensure that this is not an issue, and monitor it accordingly to ensure that the conditions are
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complied with
Despite these serious concerns, the Council has no objection on the understanding the Breckland will ensure
that they are adequately resolved.
NORFOLK COUNTY COUNCIL HIGHWAYS
I note that the proposal covers the now lapsed permission 3PL/13/0358 varied by 3PL/2014/1096. This
Authority's advice remains as previously given that if permission is to be granted we would wish for the
following conditions to be included.
CONTAMINATED LAND OFFICER
it appears that an adequate investigation has already been conducted to consider land contamination on the
above site. However, it should be noted that the Council cannot guarantee that the site does not, nor will not
in the future, pose a risk with respect to contamination.
ECONOMIC DEVELOPMENT
No objection.

ENVIRONMENTAL HEALTH OFFICERS No Comments Received
NATIONAL GRID No Comments Received

REPRESENTATIONS

One letter of representation objecting to the proposal was received on the basis of the below:

Parking
Accessibility
Congestion/accidents.

ASSESSMENT NOTES

1.0 Principle of sustainable development

1.1 Paragraph 7 of the National Planning Policy Framework states there are three dimensions to sustainable
development, economic, social and environmental. Paragraph 8 reiterates that these dimensions cannot be
undertaken in isolation as they are mutually dependant. In order to deliver the overall District Employment
figures it is necessary to ensure employment proposals meet their overall needs for the future in accordance
with policy DC6.

1.2 The applicant has clearly detailed in their supporting statement that due to the ongoing storage
requirements of their customers the applicant wishes to increase the amount of warehousing for machinery
and other goods they provide through the construction of Building 2 (as shown on the site plan) and to
construct further industrial/warehouse space as a speculative development at Building 3.

1.3 Consequently, the proposal would create up to seventeen new jobs. It is concluded that the proposal
would contribute modestly to employment within the locality, which would contribute to generating a strong
and responsive economy and supports a strong and healthy community within Roudham.

1.4 The proposed site is already established as being an existing industrial area, with existing factory and
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warehouse buildings to the north and east. The principle of the type of development proposed has been
established both on this site, and within the wider area context.

2.0 Impact on character and appearance

2.1 The application site is located within the wider Roudham Industrial Estate. The proposed building would
measure 7m from floor level and 9.4m high to the ridge of the building and considered necessary by the
applicant to accommodate the unloading and storage of large machinery.

2.2 The palette of materials chosen for the two new buildings is not considered out of context within the
surrounding industrial area. The applicant is proposing a Goosewing Grey profiled steel Kingspan composite
panel roof sheeting with red flashing and detail to match the existing building to the north. The design and
scale of the proposals are appropriate in their surroundings.

2.3 The proposal also retains the tree planting along the Roudham Road frontage, alongside  existing
planting to the west this will provide screening of the site from Roudham Road and further maintain a soft
edge to the existing industrial estate. Furthermore, a 1.8m post and wire fence is proposed to the boundary.

2.4 Overall, the applicant has sought to ensure that the overall scale, mass, design and height of the
proposed buildings are in context with the surrounding industrial area. The screening to western boundary of
the site, adds a soft edge to the proposal fronting the open countryside which is favourable. The proposal is
considered compliant with policy DC 16.

3.0 Accessibility

3.1 The proposal provides an additional 19 parking spaces, eight cycle spaces and two disability spaces.
This will not only serve the new development, but also help mitigate again on street parking outside of the
proposal site, and on the associated grass verges which could reduce visibility. Highways have also provided
comment on the scheme and have no objections subject to appropriate conditions. The proposal is
considered coherent with the parameters of policy CP13.

4.0 Conclusions

4.1 Economic development in the countryside will only be supported where the operation of the business
necessitates the location and represents a sustainable solution to an identified need in line with National
Policy.

4.1 The applicant has sought to not only improve the operation of the overall business, but also considered
the rural context of the western boundary and proposes to maintain the soft edge to the industrial estate. The
proposal would generate a modest number of employment opportunities for the surrounding locality, and is
considered as  in keeping within its surrounding industrial context.

4.2 Consequently, the proposal is considered as contributing to protecting the surrounding natural and built
environment and whilst supporting a strong vibrant economy.

4.3 The proposal is considered a sustainable form of development. The application is recommended for
approval subject to conditions.

RECOMMENDATION Planning Permission
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CONDITIONS

3140 Prior approval of slab level
Prior to the commencement of the development precise details of the slab levels of the
buildings hereby approved shall be submitted to and approved in writing by the Local
Planning Authority, Such levels as may be agreed shall be used in connection with the
development.

Reason for condition:-
The details are required to be submitted prior to the commencement of the development to
safeguard the interests of the amenities of neighbouring occupiers and to ensure the
satisfactory appearance of the development from its outset, in accordance with Policy DC 1
and DC 16 of the Adopted Core Strategy and Development Control Policies Development
Plan Document 2009.
This condition will require to be discharged

3404 Surfacing of parking etc-details and construction
Prior to the commencement of any works above slab level precise details of the
construction, surfacing and drainage of the parking and servicing areas shall be submitted to
and approved in writing by the Local Planning Authority. Such work shall be completed to
the satisfaction of the Local Planning Authority before the occupation of the development
hereby permitted and thereafter retained.

Reasons for condition:-
(a) In the interests of the orderly development of the site and to ensure the satisfactory
development of the site.
(b) To minimise the possibilities of flooding.
This condition will require to be discharged

ER18 Construction Method Statement
No development shall take place, including any works of demolition, until a Construction
Method Statement has been submitted to, and approved in writing by, the local planning
authority. The approved Statement shall be adhered to throughout the construction period.
The Statement shall provide for:
i.             the parking of vehicles of site operatives and visitors
ii.            loading and unloading of plant and materials
iii.           storage of plant and materials used in constructing the development
iv.           the erection and maintenance of security hoarding including decorative displays
and facilities for public viewing, where appropriate
v.            wheel washing facilities
vi.           measures to control the emission of dust and dirt during construction
vii.          detailed proposals for the removal of asbestos from existing buildings to be
demolished
viii.        a scheme for recycling/disposing of waste resulting from demolition and construction
works
Reason for condition:
The details are required prior to the commencement of the development in the interests of
the amenity of the area and to ensure a safe development from the outset of the
development.
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This condition will require to be discharged
3408 Landscaping - details and implementation

Prior to the occupation of the development hereby permitted a scheme of landscaping which
shall take account of any existing trees or hedges on the site, shall be submitted to and
approved in writing by the Local Planning Authority. The approved scheme shall be carried
out during the planting season November/March immediately following the commencement
of the development, or within such longer period as may be agreed in writing with the Local
Planning Authority. The details shall take account of the Council's leaflet "Tree pack"
(Landscaping advice for applicants).  Any trees or plants which within a period of 5 (five)
years from the completion of the landscaping scheme die, are removed or become seriously
damaged or diseased shall be replaced during the next planting season with others of the
same size and species unless the Local Planning Authority gives written consent to any
variation.

Reason for condition:-
To ensure the satisfactory appearance of the development, in accordance with Policy DC 12
of the Adopted Core Strategy and Development Control Policies Development Plan
Document 2009.
This condition will require to be discharged

3410 Hardlandscaping - details and completion
Prior to the occupation of the development hereby permitted details of  the hard landscaping
shall be submitted to and approved in writing by the Local Planning Authority.  Such
approved works shall be completed in all respects before the occupation of the development
hereby permitted and thereafter retained.

Reason for condition:-
To ensure the satisfactory appearance of the development, in accordance with Policy DC01
and DC16 of the Adopted Core Strategy and Development Control Policies Development
Plan Document 2009.
This condition will require to be discharged

3802 Precise details of surface water disposal
Prior to the commencement of any works above slab level precise details of the means of
surface water disposal shall be submitted to and approved in writing by the Local Planning
Authority.  Only such agreed system or works shall be used in connection with this approval.
Reason for condition:-
The details are required to be submitted prior to the commencement of development to
minimise the possibilities of flooding from the outset of the development.
This condition is imposed in accordance with Policies DC 1 and DC 13 of the Adopted Core
Strategy and Development Control Policies Development Plan Document 2009
This condition will require to be discharged

3804 Precise details of foul water disposal
Prior to the commencement of any works above slab level precise details of the means of
foul water disposal shall be submitted to and approved in writing by the Local Planning
Authority.
Reason for condition:-
The details are required to be submitted prior to the commencement of development to
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minimise the possibilities of flooding from the outset of the development.
This condition is imposed in accordance with Policies DC 1 and DC 13 of the Adopted Core
Strategy and Development Control Policies Development Plan Document 2009
This condition will require to be discharged

3946 Contaminated Land - Unexpected
Contamination
In the event that contamination is found at any time when carrying out the approved
development that was not previously identified it must be reported in writing immediately to
the Local Planning Authority. An investigation and risk assessment must be undertaken in
accordance with details to be agreed in writing with the Local Planning Authority.  Where
remediation is necessary, a remediation scheme must be submitted to and approved in
writing by the Local Planning Authority.  Following completion of measures identified in the
approved remediation scheme a verification report shall be submitted to and approved in
writing by the Local Planning Authority.
Reason for condition:-
To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters, property and
ecological systems, and to ensure that the development can be carried out safely without
unacceptable risks to workers, neighbours and other offsite receptors.
This condition is imposed in accordance with CP9 of the Breckland Adopted Core Strategy.
This condition will require to be discharged

3007 Full Permission Time Limit (3 years)
The development must be begun not later that the expiration of THREE YEARS beginning
with the date of this permission.
Reason for Condition:
As required by section 91 of the Town and Country Planning Act 1990.

3047A In accordance with submitted plans NEW 2017
The development must be carried out in strict accordance with the application form, and
approved documents and drawings as set out in the table at the end of this notice.

Reason for condition:-
To ensure the satisfactory development of the site.

LS17 Highways condition
Prior to the first occupation of the development hereby permitted the proposed access /
on-site car and cycle parking / servicing / loading, unloading / turning / waiting areas shall
be laid out, demarcated, levelled, surfaced and drained in accordance with the approved
plan and retained thereafter available for that specific use.

Reason: To ensure the permanent availability of the parking / manoeuvring area, in the
interests of highway safety.

3923 Contaminated Land - Informative (Extensions)
NOTE - Where remediation of contaminated land is required, the developer is advised to put
in place measures to ensure that any future alterations/extensions to the development do
not undermine completed remediation works and, if appropriate, that the future
alterations/extensions include the same scheme of remediation as that included in the
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original development.
2014 Criterion E - Planning Apps Where Approved

Appeals against planning decisions

If you are aggrieved by the decision of your local planning authority to attach any particular
condition/s to this permission, then you can appeal to the Secretary of State under section
78 of the Town and Country Planning Act 1990.

If an enforcement notice is served relating to the same or substantially the same land and
development as in your application and if you want to appeal against your local planning
authority's decision on your application, then you must do so within: 28 days of the date of
service of the enforcement notice, or within 6 months (12 weeks in the case of a
householder appeal) of the date of this notice, whichever period expires earlier.

If you want to appeal against your local planning authority's decision then you must do so
within 6 months of the date of this notice.

Appeals must be made using a form which you can get from the Secretary of State at
Temple Quay House, 2 The Square, Temple Quay, Bristol, BS1 6PN or online at
www.planningportal.co.uk

The Secretary of State can allow a longer period for giving notice of an appeal but will not
normally be prepared to use this power unless there are special circumstances which
excuse the delay in giving notice of appeal.

The Secretary of State need not consider an appeal if it seems to the Secretary of State that
the local planning authority could not have granted planning permission for the proposed
development or could not have granted it without the conditions they imposed, having regard
to the statutory requirements, to the provisions of any development order and to any
directions given under a development order.
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