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Connaught Veterinary Surgery 
Mr Steven Parish 
Dam Estates Ltd 
Mr R Everett 
Mr & Mrs Nixon 
Mr Michael Gregson 
Mr & Mrs A Medley 
Mr and Mrs P Claussen 
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ATTLEBOROUGH
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DEREHAM
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HOCKERING
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3PL/2008/1328/D 
3PL/2008/1390/CU 
3PL/2008/1413/F 
3PL/2008/1418/F 
3PL/2008/1485/F 
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1 

ATTLEBOROUGH 
Land adjoining The Manse 
Station Road 

Connaught Veterinary Surgery 
c/o The Old Manse Station Road 

N H Building Design 
18 Plasset Drive Besthorpe 

Residential development of 4 detached bungalows with garages, demolish extg 
annex & form new site access 

Outline 

3PL/2008/1081/O 

Y 

Adjacent Grade 2 

In Settlemnt Bndry 

No Allocation 

N 

ITEM 

LOCATION: 

APPLICANT: 

AGENT: 

PROPOSAL: 

REF NO: 

APPN TYPE: 

POLICY: 

ALLOCATION:

CONS AREA:

TPO: 

LB GRADE: 

  

 RECOMMENDATION : REFUSAL  

1. Impact of the principle of residential development on the form and character of the 
Conservation Area 
2. Impact on the setting of an adjacent Listed Building  
3. Residential amenit. 
 

 KEY ISSUES 

The applicant seeks outline planning permission, with all matters reserved, for the erection of 4 
detached bungalows with single garages.  The proposal also involves the demolition of an existing
annexe in the rear garden of 'The Manse' and the alteration of an existing access way along the 
side (north-western) elevation of 'The Manse'. 
 

The site, which is currently residential garden land, is located to the rear of 'The Manse' and the 
veterinary surgery, on the western side of Station Road.  The site is located with the Settlement 
Boundary of Attleborough and is also located within a Conservation Area.  The northern boundary
of the site lies adjacent to the boundary of 52 Connaught Road (also known as Thatch Cottage), 
which is a Grade II Listed Building. 
 

 DESCRIPTION OF DEVELOPMENT 

 SITE AND LOCATION 

3PL/2001/1032/F. Full planning permission was granted for the erection of a garage on 27 
September 2001. 
3PL/2005/0474/F. Full planning permission was granted for the conversion of a garage/store 
(former church room) to a residential annexe on 29 April 2005. 

 RELEVANT SITE HISTORY 
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The following National Planning Guidance and/or Saved Policies of the Breckland Local Plan 
have been taken into consideration in the determination of this application: 
 
PPS1 - Sustainable Development 
PPS3 - Housing 
PPS7 - Rural Areas 
PPG15 - Planning and the Historic Environment 
 
Saved Local Plan Policies 
HOU2 - Housing development within the Settlement Boundaries of the five towns will be permitted
subject to criteria. 
TRA5 - Where development would endanger transport safety, generate traffic that would be 
detrimental to the transport network, require highway improvements that would conflict with 
conservation considerations or attract traffic that would have an adverse effect on residential 
amenity, it will not be permitted. 
 

 POLICY CONSIDERATIONS 

ATTLEBOROUGH TC     
Recommended for refusal as follows:  
Highways / Traffic Issues: Access from Station Road is too narrow.  If the access road is not wide
enough for 2 vehicles to pass in the driveway, traffic will not be able to turn into the driveway, 
stopping all movement on Station Road, backing-up onto one-way system exacerbating the 
current traffic problems in the town and with the level crossing gates.  Backland infill is not 
desirable. 
 

 CONSULTATIONS 

COUNCIL'S TREE & COUNTRYSIDE OFFICER - Comments were provided regarding the need 
to consider boundary trees to the south west if a full application is made. 
 
COUNCIL'S CONTAMINATED LAND OFFICER - Require a desk study/site investigation 
condition and a precautionary condition if planning permission is granted. 
 
COUNCIL'S HISTORIC BUILDINGS OFFICER: Concerns were raised with regard to the setting 
of a precedent for backland development along this section of Station Road, which is 
characterised by properties with generous rear gardens.  Concerns were also raised with regard 
to the potential impact of the proposal on the listed 'Thatch Cottage' and on the Conservation 
Area. 
 
HIGHWAY AUTHORITY -  No objection subject to conditions.  
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Refusal of Outline Planning Permission 

9900 
9900 

HOU.2:  Failure to enhance 
PPS1:  Character, Listed Building, amenity

 RECOMMENDATION 

 REASON(S) FOR REFUSAL 

Two letters of objection have been received with regard to the following points: 
- Inadequate access / highway safety 
- Backland development and the impact of the proposal on the form and character of the 
Conservation Area 
- Potential future intensification of the site if planning permission for bungalows is granted 
- Insufficient sewage system in the area 
- Impact on residential amenity 
 

 REPRESENTATIONS 

* The proposal is referred to Development Control Committee because the application relates to 
a Member's private interest. 
* The site lies within the boundary of a Conservation Area, in a location that is characterised by 
low density residential development.  The neighbouring houses have substantial amenity space 
and rear gardens.  The density of the proposal, which is for the erection of 4 bungalows on a 
relatively small site, would be out of character for this area of Attleborough. 
* The scheme would involve the erection of dwellings adjacent to and on land previously part of 
the curtilage of a Grade II Listed Building known as 'Thatch Cottage' to the north-west of the site. 
The erection of dwellings would affect the setting of this Listed Building. 
* The proposal also represents backland development which would be uncharacteristic of the 
area.  It should be noted that although backland development comprising of 2 detached dwellings
has been approved off New North Road, to the south west of the site, this site is situated adjacent
to residential development of a much higher density and is located outside of the Conservation 
Area.  Additionally, the erection of 2 houses on the site to the south-west of the proposal site 
does not represent such a high density scheme. 
* The proposal would be detrimental to the residential amenity of the area and especially to the 
amenity currently enjoyed by the residents of 'The Manse' by virtue of a general increase in 
activity, noise and disturbance.  The proposal would result in an increase of traffic along a narrow
accessway which lies immediately adjacent to the side (north-western) elevation of 'The Manse'. 
* It is considered that the proposal is contrary to the previous mentioned policies and is, 
therefore, recommended for refusal. 
 

 ASSESSMENT NOTES 
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DEREHAM 
Former CMC Warehouse 
Norwich Road 

Mr Steven Parish 
c/o Agent  

Anglia Design Associates 
11 Charing Cross Norwich 

Proposed conversion of former maltings to 14 apartments 

Full 

3PL/2008/1141/F 

N 

N 

In Settlemnt Bndry 

No Allocation 

N 

ITEM 

LOCATION: 

APPLICANT: 

AGENT: 

PROPOSAL: 

REF NO: 

APPN TYPE: 

POLICY: 

ALLOCATION:

CONS AREA:

TPO: 

LB GRADE: 

Planning Permission 

3920 SEE MAIN AGENDA ITEM 

 RECOMMENDATION 

  

 REPORT RECOMMENDING APPROVAL 

 CONSULTATIONS 
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SWAFFHAM 
75 Market Place 
 

Dam Estates Ltd 
c/o agent  

Mr J Lieberman 
Pegasus Planning Group 2-10 Kings Parade Mews 

Change of use of ground floor from Class A1 to either Class A2 or A3 & 
conversion of upper floors to 3 no. flats 

Full 

3PL/2008/1279/F 

Y 

N 

In Settlemnt Bndry 

Commercial Area 

N 

ITEM 

LOCATION: 

APPLICANT: 

AGENT: 

PROPOSAL: 

REF NO: 

APPN TYPE: 

POLICY: 

ALLOCATION:

CONS AREA:

TPO: 

LB GRADE: 

  

 RECOMMENDATION : APPROVAL  

The proposal involves the loss of an A1 unit within the town centre of Swaffham and the creation 
of residential accommodation. 
 

 KEY ISSUES 

The scheme involves the conversion of an A1 unit at ground floor level to A2/A3 and the creation 
of three one-bedroom flats on the first and second floors.  External physical alterations include the
creation of a new access over a flat roof extension, a balcony on the rear elevation and the 
installation of dormer windows along the side (south and north) elevations.  It should also be 
noted that the proposal does not involve the provision of any parking. 
 

The site lies within the Swaffham Conservation Area and commercial area of the town and is 
located in close proximity to the Market Place. To the rear (east) of the site is a Grade I Listed 
church.  To the south of the site is an existing alleyway and Woolworths whilst to the north of the 
site is a butchers. 
 

 DESCRIPTION OF DEVELOPMENT 

 SITE AND LOCATION 

3PL/1982/3599 - Permission for change of use from office to shop and storage.  
3PL/2008/0453 - Change of use ground floor A1 to A2/A3 and first floor to residential - Withdrawn
 

 RELEVANT SITE HISTORY 
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The following National Planning Guidance and/or Saved Policies of the Breckland Local Plan 
have been taken into consideration in the determination of this application: 
 
PPS1: Sustainable Development 
PPS3: Housing 
PPS6: Town Centres 
PPG15: Planning and the Historic Environment 
Saved Local Plan Policies 
HOU2:  Housing development within the Settlement Boundaries of the five towns will be permitted
subject to criteria 
TRA5:  Where development would endanger transport safety, generate traffic that would be 
detrimental to the transport network, require highway improvements that would conflict with 
conservation considerations or attract traffic that would have an adverse effect on residential 
amenity, it will not be permitted. 
 

 POLICY CONSIDERATIONS 

There has been a representation from one neighbour who wished to object on the basis of the 
following: 
1. Land ownership issues 
2. Right of access issues 
3. Party wall issues 
4. Potential noise disturbance for future occupiers of the proposed flats 
5. Lack of refuse bins 
6. Windows to the north overlooking neighbouring property 
7. Lack of parking 
 

 REPRESENTATIONS 

SWAFFHAM TOWN COUNCIL     
Objection:  There is a significant difference between the uses of A2 and A3, Swaffham Town 
Council would like to comment further when it is known which use it will be.  The proposed 
balcony at the rear overhangs into neighbouring land which is owned by Impson Butchers.  The 
certificate of ownership does not relay this.  The proposed second door would open up onto 
neighbouring land.  In summary Swaffham Town Council object as they don't want to lose any 
retail space in the town centre. 

 CONSULTATIONS 

COUNCIL'S ENVIRONMENTAL HEALTH OFFICER - No objection subject to conditions. 
 
COUNCIL'S HISTORIC BUILDINGS OFFICER - No objection. 
 
HIGHWAY AUTHORITY - No objection. 
 
COUNCIL'S ENVIRONMENTAL PLANNING POLICY OFFICER - No objection. 
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Planning Permission  RECOMMENDATION 

 CONDITIONS 

* The proposal is referred to Development Control Committee because the previous application 
was called in by a Ward Representative. 
* The scheme involves the loss of an A1 unit within Swaffham town centre.  In 2008 55% of the 
units in Swaffham town centre were under A1 use and in 2004 the retail survey carried out by 
Nathaniel Litchfield and Partners for the Council stated that Swaffham had a comparable 
proportion of A1 units with regard to the national average but was over represented for A2 uses. 
Following additional information received from the applicant it is felt that the A1 unit has been 
appropriately marketed for a sufficient period of time and that there is no demand for the unit. 
* The proposal does not incorporate any on-site parking but is within close proximity of public 
transport connections and local services.  Additionally, there is a public car park on the market 
place, which is within 40m of the site. 
* The agent has confirmed in writing that refuse bins will be stored internally and will be providing 
amended plans illustrating the location of the proposed storage on ground floor level. 
* The proposal involves some alterations to the existing building, which is located within a 
Conservation Area.  Minimal alterations would be made to the front elevation of the building whilst
the proposed dormer windows would be located along the side elevations of the building.  The 
dormers are not excessive in size and would be located below the ridge of the existing building. 
* A neighbour has raised issues with regard to land ownership and access to the site.  These 
issues are a civil matter and not a planning consideration. 
* The proposal would provide a satisfactory living environment for future occupiers and a planning
condition would ensure that the A2/A3 use would not be detrimental to the residential amenity 
enjoyed by future occupiers. The Council's Environmental Health department has provided 
conditions to ensure that the residential amenity of the future occupiers is protected. 
* Issues surrounding party walls are covered by the 1996 Party Wall Act and are a civil matter. 
* The proposal is not considered to be detrimental to the residential amenity of the area.  The 
dormer windows on the northern elevation of the proposal would be conditioned to be obscurely 
glazed to avoid any overlooking issues.  The other new openings in the building and the proposed
balcony would not directly look onto a residential property.  It should also be noted that the only 
window on the adjacent flat that faces the site is obscurely glazed. 
 

 ASSESSMENT NOTES 



BRECKLAND COUNCIL - DEVELOPMENT CONTROL COMMITTEE - 24-11-2008 

DC131 

3007 
3048 
3920 
3920 
3522 
3534 
3920 
3804 
3920 
3920 
3998 
4000 

Full Permission Time Limit (3 years)
In accordance with submitted AMENDMENTS
External materials to be agreed 
Dormer windows permanently obscure glazed
No generators/air handling plant without consent
Hours restriction and no Sunday working
Odour and grease abatement 
Precise details of foul water disposal
Details for noise insulation 
Refuse bin storage scheme to be submitted
NOTE: Reasons for Approval 
Variation of approved plans 
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DEREHAM 
Former Print Works 
Swaffham Road 

Mr R Everett 
c/o agent  

Mr A Pettifer 
Pelorus 1 Collins Way 

Proposed residential development  

Reserved Matters 

3PL/2008/1328/D 

Y 

N 

In Settlemnt Bndry 

No Allocation 

Y 

ITEM 

LOCATION: 

APPLICANT: 

AGENT: 

PROPOSAL: 

REF NO: 

APPN TYPE: 

POLICY: 

ALLOCATION:

CONS AREA:

TPO: 

LB GRADE: 

  

 RECOMMENDATION : REFUSAL  

1. Scale of development  
2. Amenity 
3. Highway safety  
4. Trees  
 

 KEY ISSUES 

The application seeks reserved matters approval for residential development comprising 21 one 
and two bedroom apartments.  The principle of the redevelopment of this site including means of 
access was approved under planning permission reference 3PL/2005/0982/O. 
 
Amended plans have been raised which seek to resolve the issues initially raised by the Highway 
Authority and the Assistant Historic Buildings Officer.  An Arboricultural Implications Assessment 
has been submitted. 
 

 DESCRIPTION OF DEVELOPMENT 
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The site is located on Swaffham Road (the old A47) which leads directly into Dereham Market 
Place.  The site is within the Settlement Boundary of the town of Dereham and is adjacent to the 
Conservation Area, part of the boundary of which runs along the eastern boundary of the site. 
The site currently comprises a former print works, together with concrete hardstanding at the rear.
 There is a large grassed bank facing onto Swaffham Road.  The main body of the site is set at a 
significantly higher level than the section of Swaffham Road fronting the site with the difference in
level being taken up by a large grass bank.  There is a sycamore tree immediately west of the 
existing building which is subject to a Tree Preservation Order.  To the west, fronting Swaffham 
Road, is a terrace of three dwellings, immediately to the east is a telephone exchange and to the 
south west are the rear gardens of dwellings which front onto Becclesgate which are set down at 
a significantly lower level 
 

 SITE AND LOCATION 

3PL/2005/0982/O - Proposed residential development - Approved subject to S106 Agreement to 
provide education and library contributions and condition authorising the development of the site 
for not more than 24 dwellings. 
 

 RELEVANT SITE HISTORY 

The following National Planning Guidance and/or Saved Policies of the Breckland Local Plan 
have been taken into consideration in the determination of this application: 
National Policy Guidance 
PPS1: Delivering Sustainable Development  
PPS3: Housing  
PPG13: Transport  
PPG15: Planning and the Historic Environment  
PPS23: Planning and Pollution Control  
 
Saved Local Plan Policies 
HOU2: Housing development within the Settlement Boundaries of the five towns will be permitted
subject to criteria. 
TRA5: Where development would endanger transport safety, generate traffic that would be 
detrimental to the transport network, require highway improvements that would conflict with 
conservation considerations or attract traffic that would have an adverse effect on residential 
amenity, it will not be permitted 
 

 POLICY CONSIDERATIONS 

DEREHAM T C     
Councillors agreed that this site would be well suited for a residential development but requested 
further details in relation to number of units and design and building materials to be used.  Any 
further comment will be reported verbally 

 CONSULTATIONS 

 
HIGHWAY AUTHORITY - Concern raised to original plans regarding the lack of any provision to 
accommodate turning facilities for refuse/fire/service vehicles.  
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One letter of objection has been received to the original plans raising the following issues: 
* Proposed building is out of keeping  
* Only two flats have a window in the kitchen the rest would have to use electric lights/extract 
fans  
* Fire hazard - lower ground floor is served by one staircase which is sole access for the rest of 
the building 
* Removal of mature trees 
* Additional traffic onto a busy fast road 
 

 REPRESENTATIONS 

Request clarification that the bin storage facility shown is large enough for an appropriate number
of bins  
Amended plans - No objection subject to conditions 
ENVIRONMENT AGENCY - No objections 
 
COUNCIL'S TREE AND COUNTRYSIDE OFFICER - Original plans - The consideration of the 
trees has not been carried out by an arboriculturalist.  The sycamore (T1, protected by a TPO) at 
the west end of the existing building should be retained at its full stature, with appropriate 
protection.  The proposed development does not respect this tree and the suggested works are 
unacceptable.  Even if the footprint was reduced to outside the root protection area, a number of 
windows in that elevation present directly into the crown of the tree 
Amended plans - The removal of the tree the subject of a TPO is unacceptable and this cannot 
be justified on the basis of the proposed replanting of appropriate semi-mature specimens as 
there are no alternative positions on the site and replacement tree(s) are unlikely to achieve the 
size of the existing tree.  
 
COUNCIL'S ASSISTANT HISTORIC BUILDINGS OFFICER - Supportive of the principle of the 
redevelopment of the site but concerns raised to original proposal regarding scale and massing 
given prominence of site - recommended scheme should be no more than two and half storeys in
height  
Amended plans - The revised scheme has provided a marginal reduction in the floor plan and a 
reduction in its height.  Still concerned with combination of scale and massing of the scheme on 
such a prominent site. 
 
NORFOLK CONSTABULARY - No objections - general comments forward to applicant 
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* The proposal is referred to Development Control Committee as it is a major application.   
* The site is within the Settlement Boundary of the town of Dereham and adjacent the 
Conservation Area.  
The application falls principally to be considered against national planning policies PPS1, PPS3, 
PPG15 and saved local plan policy HOU2 
Policy HOU2 includes the criteria that the proposal would not significantly conflict with landscape 
or nature conservation considerations and is of a scale, density and layout appropriate to the 
locality  
* The proposal is to provide a new building accommodating 21 residential apartments  
* The site is a brownfield site and the principle of the redevelopment of the site has already been 
established 
* Amended plans have been received following concerns raised by the Highway Authority and the
Council's Historic Buildings Officer.   
The amendments comprise:- 
- Reduction of units from 23 to 21  
- Second floor predominantly set within roof space, two storey unit removed from southern end of
the block  
- Height has been reduced by approximately 3 m  
- Footprint has been reduced to accommodate turning head and 21 parking spaces 
- Bin storage facilities are provided to the east of the proposed building and secure cycle parking 
is provided within the building at ground floor level  
- Materials are to be agreed but are proposed to be facing brickwork or render to the 
superstructure with panels of cedar boarding and slate to the roofs 
- There are two trees to the west of the existing building which are subject to a TPO.  A large 
sycamore and a silver birch tree.  Three trees are proposed to be removed, a smaller sycamore 
growing in and through the canopy of the larger sycamore, and two silver birch trees, one of 
which is subject to TPO.  
With regard to the larger protected sycamore, the Design and Access Statement submitted by the
applicant's agent states that whilst it would be possible to retain this tree, it is anticipated that it 
would be removed.   
However, the Arboricultural Implications Statement states that this tree is a B category Sycamore
and, as such, efforts will be made to retain it. 
The layout provides areas for new planting and the landscaping scheme shows new tree planting
to the outer boundaries with further feature and ornamental planting in the body of the site.     
* The main issues which require consideration are whether the design, massing, scale and 
appearance of the proposed development is acceptable, impact on existing residential amenity, 
parking and turning provision within the site and the impact on protected trees 
*  This is a prominent site leading directly into Dereham Market Place; this prominence is 
emphasised by its elevated position within the street scene 
It is considered that the scale and massing of the proposed development is such that it would be 
out of keeping with the surrounding context and as such would fail to enhance the character and 
appearance of the locality 
The relationship with the adjacent dwellings at Becclesgate is considered acceptable as these 
dwellings enjoy generous rear gardens.  In addition, significant planting is proposed on the 
southern boundary with these dwellings 
Highway Authority comments are awaited on the revised plans which have included parking and 
turning areas within the site  
*  With regard to the protected sycamore tree on the site, the applicant proposes either its 
retention with an up to 30% crown reduction or its removal and replacement planting to 

 ASSESSMENT NOTES 
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Disapproval of Reserved Matters 

9900 
9900 

Reason for refusal - Trees 
Reason for refusal - HOU2 - failure to enhance

 RECOMMENDATION 

 REASON(S) FOR REFUSAL 

compensate for this loss. 
Neither of these options is considered acceptable and there is further concern regarding the 
proximity of the tree to the western wall of the building which has several windows which would 
present into the crown of the tree even if retained in its current form  
It is considered that the tree should be retained and officers have not been convinced that the 
design and layout could not be revised to facilitate its retention in its current form.  The tree is in 
good condition and it is anticipated that further growth will occur 
* Refusal is recommended for the following reasons 
 



BRECKLAND COUNCIL - DEVELOPMENT CONTROL COMMITTEE - 24-11-2008 

DC131 

5 

ATTLEBOROUGH 
Land at rear of 
3 Short Road 

Mr & Mrs Nixon 
3 Short Road Attleborough 

Greenland Houchen Pomeroy 
The Pines 50 Connaught Road 

Change of use from amenity to garden use (Retrospective)  

Change of Use 

3PL/2008/1390/CU 

N 

N 

In Settlemnt Bndry 

No Allocation 

N 

ITEM 

LOCATION: 

APPLICANT: 

AGENT: 

PROPOSAL: 

REF NO: 

APPN TYPE: 

POLICY: 

ALLOCATION:

CONS AREA:

TPO: 

LB GRADE: 

  

 RECOMMENDATION : APPROVAL  

Loss of amenity space 
 

 KEY ISSUES 

Retrospective consent for change of use of a small strip of amenity land, measuring 16m x 1.5m, 
to garden.  A narrow section of 2m high fencing has been erected to block access from the larger 
area of grassed open space to the rear of No. 3 Short Road. 
 

3 Short Road is a semi detached dwelling with extensions set at the end of a cul de sac on a 
residential estate.  To the rear of the property the narrow piece of land runs across the rear 
boundary between the property and No. 16 Estcourt Road and previously opened out into a larger
area of grassed amenity land, accessed from Estcourt Road and at two points on Cyprus Road. 
It is unclear whether the land was originally intended to provide access to the rear of Chapel Road
School which lies to the south of the dwelling itself but it would not appear to have been used for 
several years and is blocked off where it joins the boundary to the school. 
 

 DESCRIPTION OF DEVELOPMENT 

 SITE AND LOCATION 

No relevant site history 
 RELEVANT SITE HISTORY 
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Planning Permission 

3007 
3046 
3998 
4000 

Full Permission Time Limit (3 years)
In accordance with submitted plans 
NOTE: Reasons for Approval 
Variation of approved plans 

 RECOMMENDATION 

 CONDITIONS 

The following National Planning Guidance and/or Saved Policies of the Breckland Local Plan 
have been taken into consideration in the determination of this application: 
PPS1:  Sustainable Development 
 

 POLICY CONSIDERATIONS 

None 

 REPRESENTATIONS 

*  The application is referred to Development Control Committee as it relates to Breckland owned
land. 
*  The enclosure of the land has already been carried out.  The request for purchase of the land 
dates back to December 2007 when the applicants were informed that a formal application for 
planning permission would be required.  Works to fence the land were carried out prior to the 
submission of the current application and following discussions with officers who reiterated that 
such work would be undertaken at the owner's risk.  No representations were received in 
response to notification of the request for purchase. 
*  The other footpath links and grassed amenity land which lie adjacent to the site are likely to be 
transferred to Attleborough Town Council shortly. 
*  The site does not serve any useful purpose in terms of open space or recreation use and its 
enclosure does not have any impact on the visual amenities of the area.    
*  The application is recommended for approval. 
 

 ASSESSMENT NOTES 

ATTLEBOROUGH TC     
No objections 

 CONSULTATIONS 

 



BRECKLAND COUNCIL - DEVELOPMENT CONTROL COMMITTEE - 24-11-2008 

DC131 

6 

NEW BUCKENHAM 
Kings Head Public House 
Market Place 

Mr Michael Gregson 
4 Cyrus Way Cygnet Park 

Keith Day Architects 
Street Farm Rectory Road 

Two semi-detached, 2 storey houses to rear of Kings Head Public House  

Full 

3PL/2008/1413/F 

Y 

Within Curtilage G2 

In Settlemnt Bndry 

No Allocation 

N 

ITEM 

LOCATION: 

APPLICANT: 

AGENT: 

PROPOSAL: 

REF NO: 

APPN TYPE: 

POLICY: 

ALLOCATION:

CONS AREA:

TPO: 

LB GRADE: 

  

 RECOMMENDATION : REFUSAL  

1. Highway safety 
2. Loss of trees/wildlife  
3. Impact on Listed Building/Conservation Area 
4. Neighbour impacts  
 

 KEY ISSUES 

The application seeks full planning permission to erect a pair of semi-detached two-storey 
dwellings on garden land to the rear of the Grade II Listed Kings Head Public House.  The 
dwellings would each comprise of three bedrooms and associated living accommodation and 
would be served by their own garden and parking areas.  A new access would be created off 
Rosemary Road, involving the part demolition of an existing boundary wall. 
 

The site lies within the settlement boundary for New Buckenham, and forms part of the curtilage 
of the Kings Head Public House.  
 

 DESCRIPTION OF DEVELOPMENT 

 SITE AND LOCATION 

Outline planning permission was refused for a dwelling on the site in 1993 (Ref: 
3PL/1993/0391/O). 
 

 RELEVANT SITE HISTORY 
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The following National Planning Guidance and/or Saved Policies of the Breckland Local Plan 
have been taken into consideration in the determination of this application: 
PPS1: Sustainable Development 
PPS15: Planning and the Historic Environment 
 
Saved Local Plan policies 
HOU4: Within the Settlement Boundaries of villages identified for individual dwellings or small 
groups of houses, development must enhance the form, character and setting of the village. 
TRA5: Where development would endanger transport safety, generate traffic that would be 
detrimental to the transport network, require highway improvements that would conflict with 
conservation considerations or attract traffic that would have an adverse effect on residential 
amenity, it will not be permitted 
 
 

 POLICY CONSIDERATIONS 

NEW BUCKENHAM PARISH COUNCIL     
1.    The access issue.  Rosemary Lane is very narrow and "blind" at each end.  The proposed 
development would inevitably generate extra traffic along Rosemary Lane. 
2.    The proposed demolition of the wall along Rosemary Lane at the rear of the property, which 
forms part of the curtilage of a listed building.  It is felt that this wall contributes positively towards 
the street scene in this central part of the village. 
One of our Councillors was not in agreement with the above, however, and his views are set out 
in an email to Karen. The following are the relevant parts of it:- 
        "Karen  
        I am not in total agreement with most people. Taking the two points you have raised. The 
wall if not maintained will start to crumble as it is not in a good state now. Why not have it rebuilt 
using the same bricks albeit in a different course, as has been done over centuries. At least it will
be rebuilt not completely destroyed as the flint wall in marsh lane. Access - surely this although 
increasing the traffic [occasionaly] on Rosemary Lane I think will not necessarily increase the 
dangers which at the moment are from people using it as a vehicular short cut. Over the years 
New Buckenham has seen many properties being built in back gardens including Rosemary Lane
and although it is regrettable that these more often than not spoil  someone's view or sunlight, 
this is no reason to object to planning. Having looked at the lay out of the village centre this is the
only undeveloped piece of land suitable for development. And whilst agreeing that this would 
'spoil' the area surely as with all the other developments in time and with a sympathetic build it 
would blend in. Although I can see the view of points made by others surely the precedent has 
been set." 
 

 CONSULTATIONS 

COUNCIL'S TREE & COUNTRYSIDE OFFICER - Objection - It would appear that there will be 
little room for any future occupants to enjoy their own garden amenity.  The site looks far too 
crowded.  I also have great concerns over the lack of room given to the replacement trees that 
were felled under permission in July this year; part of the condition for felling was to replace the 
trees lost so as to continue the green cover in the area.  This scheme show little regard to these 
replacements.  I think this scheme should be reduced to respect the replacement trees and give 
them space to grow. 
 
NORFOLK LANDSCAPE ARCHAEOLOGY - No objections, subject to conditions. 
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Letters of objection have been received from local residents on the grounds of  
Overdevelopment; impact on listed public house/historic boundary wall; neighbour impacts 
including loss of privacy and overbearing nature; detriment to Conservation Area; highway safety;
loss of trees; misleading description; impact on wildlife and concerns that financial circumstances
of applicant should not outweigh planning issues. 
 

 REPRESENTATIONS 

* The site lies within the New Buckenham Settlement bBundary where the principle of new 
residential development is acceptable under Policies HOU4 of the Breckland Local Plan and 
PPS3. 
* Notwithstanding this, a strong objection has been raised by the Highway Authority in respect of 
the impact of the scheme on highway safety. Rosemary Lane is considered inadequate to serve 
any additional development by virtue of its poor alignment, restricted width and severely restricted
visibility at the adjacent road junctions with King Street and Chapel Street.    
* Furthermore, concern has been raised locally in respect of the loss of a number of mature trees 
on the site prior to the submission of the current planning application.  Whilst the Council granted 
separate consent for the removal of these trees, a number of replacement trees to increase the 
green cover in the area were agreed as a condition of this removal.  The Council's Tree and 
Countryside Officer has subsequently raised objection to the application on the grounds that the 
scheme constitutes overdevelopment and does not give sufficient regard to the longevity of the 
replacement trees.   
* Concerns have also been raised in respect of the potential impact of the new dwellings on the 
amenities of neighbouring properties, particularly those in St Marys Close.  Amended plans have 
been requested from the agent to show the relationship between the height of the proposed and 
new dwellings, given that there is a difference in land levels, with the application site being lower 
than St Marys Close.  Members will be updated verbally at the meeting in respect of this matter.   
* Whilst it is acknowledged that the site lies within the Conservation Area and would involve a 
loss of a section of wall and the creation of new development within the curtilage of the Grade II 
Listed public house, the Council's Historic Buildings Officer does not raise objection to the 
scheme, subject to a number of design amendments being made.  
* The application is, therefore, recommended for refusal on the grounds of its impact on highway 
safety and the loss of important green cover within the Conservation Area.  
 
 
 
 

 ASSESSMENT NOTES 

COUNCIL'S HISTORIC BUILDINGS OFFICER - No objections in principle to the development to 
the rear of the building, however additional comments in respect of the design of the dwellings. 
 
HIGHWAY AUTHORITY - Objection, recommend refusal. 
 
COUNCIL'S ENVIRONMENTAL HEALTH OFFICER - Concerns regarding potential noise. 
Recommend conditions if mindful to approve. 
 
COUNCIL'S CONTAMINATED LAND OFFICER - No objections, subject to conditions. 
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Refusal of Planning Permission 

9900 
9455 

Reason for refusal: Reduction of green cover
Highway reason for refusal - inadequate access

 RECOMMENDATION 

 REASON(S) FOR REFUSAL 
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OLD BUCKENHAM 
Ottomer Cottage 
The Green 

Mr & Mrs A Medley 
c/o agent  

Milburn Leverington Thurlow 
3 Whiting Street Bury St Edmunds 

Proposed single storey dwelling  

Full 

3PL/2008/1418/F 

Y 

Adjacent Grade 1 

In Settlemnt Bndry 

No Allocation 

N 

ITEM 

LOCATION: 

APPLICANT: 

AGENT: 

PROPOSAL: 

REF NO: 

APPN TYPE: 

POLICY: 

ALLOCATION:

CONS AREA:

TPO: 

LB GRADE: 

  

 RECOMMENDATION : REFUSAL  

1. Impact of the dwelling on the form and character of the Conservation Area 
2. Impact on the setting of an adjacent Listed church 
3. Impact on the residential amenity of the locality.  
 

 KEY ISSUES 

The proposal is for the erection of a 4 bedroom bungalow and incorporated garage. 
 

The site is located to the rear of Ottomer Cottage on existing residential garden land.  The site 
lies within the boundaries of a Conservation Area and within the Settlement Boundary of the 
village.  The grade I Listed Building, "All Saints Church", lies in close proximity to the proposal, to 
the south-east of the site. 
 

 DESCRIPTION OF DEVELOPMENT 

 SITE AND LOCATION 

3PL/2008/0706/F:  This application was for the erection of a bungalow and was withdrawn 
following an objection received from English Heritage.  
 

 RELEVANT SITE HISTORY 



BRECKLAND COUNCIL - DEVELOPMENT CONTROL COMMITTEE - 24-11-2008 

DC131 

Refusal of Planning Permission  RECOMMENDATION 

The following National Planning Guidance and/or Saved Policies of the Breckland Local Plan 
have been taken into consideration in the determination of this application: 
 
PPS1 - Sustainable development 
PPS3 - Housing 
PPS7 - Sustainable Development in Rural Areas 
PPG15 - Planning and the Historic Environment 
 
Saved Local Plan policies: 
HOU4 - Within the Settlement Boundaries of villages identified for Individual dwellings or small 
groups of housing, development will be permitted where it will enhance the form, character and 
setting of the village. 
TRA5 - Where development would endanger transport safety, generate traffic that would be 
detrimental to the transport network, require highway improvements that would conflict with 
conservation considerations or attract traffic that would have an adverse effect on residential 
amenity, it will not be permitted. 
 

 POLICY CONSIDERATIONS 

No representations have been received to date.  Any future representations will be reported 
verbally to Committee. 
 

 REPRESENTATIONS 

* The proposal is referred to Development Control Committee at the request of a ward member 
due to the sensitive nature of the proposal. 
* The setting of the adjacent grade I listed All Saints church has been constrained in recent years
by the erection of housing on Barbers Court.  However, this recent development is set back from 
important views of the church from the west, whereas the rear garden of Ottomer Cottage plays 
an important role in maintaining an open feel to the churchyard.  The proposed bungalow has a 
fairly large footprint and would be located in close proximity to the churchyard wall.  It is felt that 
the erection of a dwelling would impinge on the churchyard and have a negative impact on a 
major view of the church. 
* It is considered that the proposal is contrary to the previous mentioned policies and is therefore 
recommended for refusal. 
 

 ASSESSMENT NOTES 

OLD BUCKENHAM P C     
No objection 

 CONSULTATIONS 

 



BRECKLAND COUNCIL - DEVELOPMENT CONTROL COMMITTEE - 24-11-2008 

DC131 

9900 
9900 
9900 

Reason for refusal HOU.4 - failure to enhance
Reason for refusal PPS3 - inappropriate to context
Reason for refusal PPG15 - impact on Listed Building

 REASON(S) FOR REFUSAL 
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HOCKERING 
Heath Cottage 
24 Heath Road 

Mr and Mrs P Claussen 
Heath Cottage 24 Heath Road 

Mr P Hartry 
121 Fakenham Road Briston 

Single storey extension to cottage  

Full 

3PL/2008/1485/F 

N 

N 

Out Settlemnt Bndry

No Allocation 

N 

ITEM 

LOCATION: 

APPLICANT: 

AGENT: 

PROPOSAL: 

REF NO: 

APPN TYPE: 

POLICY: 

ALLOCATION:

CONS AREA:

TPO: 

LB GRADE: 

  

 RECOMMENDATION : APPROVAL  

Scale, design and materials appropriate to rural location

 KEY ISSUES 

An existing lean-to extension on the gable end of the property is to be re-built and linked to a new 
entrance hall and single storey extension to provide a garden/breakfast room.  The 
garden/breakfast room measures 6.7m x 4.55m wide x 5m high and is linked to the re-built lean to
through a lower subservient entrance hall link.  Materials are painted render over a black painted 
plinth, timber joinery and clay pantiled roof.  
 

Heath Cottage is a traditional one and a half storey cottage with dormers to the thatched roof with
a single storey extension off the eastern gable and a lean to addition to the northern gable, 
closest to the road.  A newly built garage/cart shed building stands to the north of the dwelling, set
back from the highway boundary and served by an existing access drive and parking area.  The 
property and outbuildings stand in the southern part of a large plot in a rural area, outside the 
village of Hockering.  The highway boundary is well screened by established hedges and trees, 
offering only limited views of the dwelling, site of the proposed extension and newly erected 
garage/cart shed. 
 

 DESCRIPTION OF DEVELOPMENT 

 SITE AND LOCATION 

3/88/0500 - Change of use to additional garden to accommodate extensions and alterations to 
cottage - Approved.  The change of use of the land was carried out however, the approved 
scheme for extensions was not implemented. 

 RELEVANT SITE HISTORY 
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Planning Permission 

3007 
3046 
3998 
4000 

Full Permission Time Limit (3 years)
In accordance with submitted plans 
NOTE: Reasons for Approval 
Variation of approved plans 

 RECOMMENDATION 

 CONDITIONS 

The following National Planning Guidance and/or Saved Policies of the Breckland Local Plan 
have been taken into consideration in the determination of this application: 
PPS1:  Delivering Sustainable Development 
 

 POLICY CONSIDERATIONS 

None 

 REPRESENTATIONS 

*  The application is referred to Development Control Committee as the applicant is a Member of 
Breckland Council.  
*  The proposal relates to the replacement of an existing lean-to extension to the gable end of the
cottage and the addition of an extension running along the boundary with the road and at right 
angles to the main dwelling.  Its scale and design is considered appropriate to this traditonal 
dwelling in a rural location and to the recently erected garage/outbuilding, sited parallel to the 
road.  Materials will match that of the original.  There is no public view of the extension which is 
screened by established trees and hedging.  The proposal will not result in over-development of 
this large plot. 
*  The application is recommended for approval. 
 

 ASSESSMENT NOTES 

HOCKERING P C     
No objection. 

 CONSULTATIONS 

 




