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Item 
No. 

Mr B Titchiner 
Mr H E Harris 
Mr Philip Hodson 
Flagship Housing Group
Mr T Dilek 
Mr T Dilek 

Applicant 

LYNG
SWANTON MORLEY
BRETTENHAM
THETFORD
DEREHAM
DEREHAM

Parish

3PL/2008/1358/F 
3PL/2008/1379/O 
3PL/2008/1419/F 
3PL/2008/1635/F 
3PL/2008/1642/F 
3PL/2008/1643/LB 

Reference No. 
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LYNG 
Swan Pens 
Elsing Road 

Mr B Titchiner 
Swan Pens Elsing Road 

Roy Payne R I B A 
Russell House Litcham 

Erection of house & garage  

Full 

3PL/2008/1358/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: 

  

 RECOMMENDATION : APPROVAL  

1. Impact on residential amenity 
2. Form and character of the locality 
3. Highway safety 
 

 KEY ISSUES 

The proposal seeks full planning permission for the erection of a detached house with an attached
double garage on land to the rear of the applicant's dwelling. 
 

The site lies within the Settlement Boundary for Lyng.  The site comprises of garden land which 
currently serves the applicant's property.  The property would be accessed off Elsing Road. 
 

 DESCRIPTION OF DEVELOPMENT 

 SITE AND LOCATION 

No relevant site history 
 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 
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, generates 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 

Two letters of objection have been received from neighbouring residents on the grounds of the 
proposal setting an undesirable precedent; would impact on the character of the area and on the 
amenities of the neighbouring properties and would constitute the overdevelopment of the plot.    
 

 REPRESENTATIONS 

LYNG P C     
Objection, see attached letter

 CONSULTATIONS 

HIGHWAY AUTHORITY - No objection to principle.  Amendments required in respect of width of 
access and turning within site. 
 
COUNCIL'S CONTAMINATED LAND OFFICER - Further information required.  Conditions re site
investigation and contamination if recommended for approval. 
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Planning Permission  RECOMMENDATION 

 CONDITIONS 

* The application is referred to the Development Control Committee at the request of the Ward 
Representative. 
* This application seeks full planning permission for the erection of a detached house and garage
on garden land to the rear of a property known as Swan Pens.  The dwelling would comprise of 
five bedrooms, associated living accommodation, and a linked two bay garage.  
* The site lies within the Lyng Settlement Boundary where the principle of a new dwelling is 
considered acceptable in terms of Policies PPS3 and HOU4.  
* Whilst the scheme constitutes backland development, it is not considered that a dwelling in this 
location would be detrimental to the character of the area.  In addition, whilst it is considered that 
the scheme would benefit from the scale of the dwelling being reduced, it is not considered that 
refusal of the scheme as submitted could be justified on the grounds of overdevelopment.    
* Furthermore, whilst concern has been raised that the scheme would set a harmful precedent, 
there are already a number of backland developments within the immediate locality, with this part
of Elsing Road being predominantly rural in character.   
* Concern has also been expressed from neighbouring residents that the scheme would be 
detrimental to the residential amenities of the adjacent dwellings, particularly in terms of loss of 
privacy, outlook and noise disturbance.  However, given the orientation of the dwelling, combined
with the positioning of the windows and the proposed boundary treatments, it is not considered 
that the scheme would result in a significant loss of privacy to the existing dwellings. 
Furthermore, whilst the scheme would result in a level of noise generated by vehicles accessing 
the dwelling, it is not considered that this would result in a significant level of noise disturbance.  
* The Highway Authority does not raise objection to the scheme subject to amendments being 
made to widen the access and configure the onsite parking arrangements.  Such amendments 
have been sought from the agent and members will be updated verbally at the meeting. 
Comments have also been sought from the Building Control Section to ensure that the scheme 
provides sufficient space for emergency vehicles to access the site. 
* Therefore, on balance, subject to the requested access and parking amendments being made, 
the scheme is recommended for approval. 
 

 ASSESSMENT NOTES 
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3007 
3046 
3104 
3116 
3944 
3943 
3408 
3740 
3212 
3300 
3302 
3304 
3994 
3998 
4000 

Full Permission Time Limit (3 years)
In accordance with submitted plans 
External materials to be approved 
Roof of clay pantiles 
Contaminated Land - Desk top study
Contamination found during development
Landscaping - details and implementation
Any highway conditions 
No additional windows at first floor 
No P.D. for fences, walls etc 
No P.D. for extensions, roof alterations, porches
No P.D. rights for extensions, sheds, etc
Contaminated Land Note 
NOTE: Reasons for Approval 
Variation of approved plans 
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SWANTON MORLEY 
Land off Greengate 
 

Mr H E Harris 
Chapel Farm Greengate 

J W M Design 
23 Litcham Road Mileham 

Proposed residential development  

Outline 

3PL/2008/1379/O 

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  

1. Impact on character and appearance of the area 
2. Highway safety 
3. Trees 
4. Neighbour amenity 
5. Affordable housing and other contributions 
6. Drainage 

 KEY ISSUES 

The application seeks outline planning permission for residential development with all matters 
reserved except access.  An indicative layout has been submitted in support of the application 
which shows 20 dwellings which is also referred to in the accompanying Design and Access 
Statement.  A tree survey also accompanies the application. 

The site is a large parcel of land currently in agricultural use.  The site is located on the north side
of Greengate opposite Bedingfield Road.  The site is currently served by an unmade field access 
off Greengate.   The frontage of the site is bounded by a mature hedge. 

 DESCRIPTION OF DEVELOPMENT 

 SITE AND LOCATION 

3PL/1992/1002/O - Residential development (6 No. houses) - Approved 
3PL/1991/1432/O - Residential development of 12 No. dwellings - Refused  
3PL/1991/0281/O - Residential development - Refused 

 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 
PPG13: Transport 
PPS22:  Renewable energy 
PPS23:  Planning and Pollution Control  
 
East of England Plan  
H2: Affordable Housing 
ENG1 : Renewable Energy  
 
Saved Breckland Local Plan 
HOU.4 - 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 
TRA.5 - Where development would endanger 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 

SWANTON MORLEY PC     
Regarding the aforementioned planning application, Swanton Morley Parish Council has no 
objections to the scheme, on the provision that should approval be granted then the impact of the
LDF in Swanton Morley be reduced. Currently Swanton Morley has been allocated 50 additonal 
houses under the LDF. Should this scheme for 20 houses be approved we would like the 
villages's allocation of new housing under the LDF reduced to 30. 

 CONSULTATIONS 

 
NORFOLK CONSTABULARY - No objections - Comments sent to applicants 
 
HIGHWAY AUTHORITY - No objection subject to conditions.  Financial contribution required 
towards measures identified through Swanton Morley School Travel Plan 
 
COUNCIL'S CONTAMINATED LAND OFFICER - No objection subject to conditions 
 
COUNCIL'S ENVIRONMENTAL PLANNING OFFICER - No objections  
 
COUNCIL'S HOUSING ENABLING AND PROJECTS OFFICER - Some concerns regarding mix 
of affordable housing, preference for no more than 2 one bedroom dwellings with remaining 
being two and three bedroomed dwellings 
 
NORFOLK COUNTY COUNCIL OBLIGATIONS - Contributions sought in relation to Education, 
Fire Hydrants and library provision  
 
NORFOLK WILDLIFE TRUST - No comment to date  
 
NATURAL ENGLAND - No comment 
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Four letters of objection and one letter of support have been received raising the following issues:
 
* Scale of development 
* Need for additional housing not proven 
* Impact on rural character of village 
* Traffic issues and highway safety 
* Drainage/flooding issues 
* Impact on biodiversity in relation to pond within curtilage of 62 Greengate 
* Impact on existing boundary hedges 
* Noise and disturbance during construction phase and development itself, if permitted 
* Loss of privacy 
* Impact on existing views across open countryside 
 
Letter of support states there is a need for a mixed, medium sized development of this type.  The 
land is in the village envelope for development and Swanton Morley has a strong infrastructure 
e.g. school, shops, doctors surgery etc 

 REPRESENTATIONS 

COUNCIL'S TREE AND COUNTRYSIDE OFFICER - No comment 
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*  The application is referred to Development Control Committee as it is a major application.  
*  The application seeks outline planning permission with all matters, except access, reserved. 
*  The site is located within the Settlement Boundary of the village of Swanton Morley where, in 
principle, development of the site is acceptable.  There is no policy requirement for the applicants
to demonstrate an identified need for the development. 
*  With regard to the impact of the proposal upon the character and appearance of the locality, all 
matters are reserved except access. 
*  The applicant has provided an indicative layout which demonstrates that the site is capable of 
accommodating a residential development of 20 No. dwellings.  
This equates to 33.8 dwellings per hectare which is consistent with guidance set out in PPS3 
which requires the efficient use of land and indicates a minimum threshold of 30 dwellings per 
hectare subject to development having regard to the surrounding area and any specific site 
constraints.  National policy guidance in the form of PPS3, which includes the requirement to 
achieve the efficient use of land, is a significant and material policy change since planning 
permission was granted for six dwellings in 1992. 
*  In relation to highways matters, the Highway Authority raise no objections subject to conditions 
to include the provision of a 2.0 m wide footpath across the site frontage, with an additional 
pedestrian crossing point.  Amended plans in relation to other minor revisions are awaited.  
*  Any permission granted would be subject to a number of financial contributions.  The applicant 
has agreed to provide 35% affordable housing units on site to the satisfaction of the Local 
Planning Authority which will be included within the S106 Agreement.  Seven plots have been 
allocated on the indicative layout as affordable housing.  
*  With regard to drainage, surface water from the proposed estate road is proposed to be 
discharged into a proprietary soakaway system. 
*  Surface water from the dwellings is proposed to discharge into on-site soakaway systems; foul 
water drainage will connect to the foul water public sewer in Greengate. 
*  The site is not identified as being within an area of poor drainage, nor is it within a flood risk 
area where a flood risk assessment is required to be submitted. 
*  A condition may be attached to any permission granted requiring that, prior to commencement, 
precise details shall be submitted in relation to both foul and surface water disposal. 
*  With regard to impact on existing biodiversity, neither Natural England nor the Norfolk Wildlife 
Trust have raised any concerns in this regard. 
*  Noise and disturbance which may arise during the construction phase is not a material planning
consideration which would justify a refusal of planning permission.  Conditions may be attached 
to any permission granted restricting hours of work etc. to ensure disruption is minimised. 
*  There is no private right to a view and loss of view in this instance is, therefore, not a reason for
refusal of planning permission which could reasonably be substantiated. 
*  The site is located in a sustainable location which benefits from a good range of services and 
facilities with good links to Dereham.  The proposal seeks to provide a full range of housing 
types/sizes and proposes an appropriate level of affordable housing. 
*  A tree survey has been submitted with the application and as the layout is indicative at this 
stage, no objection is raised by the Council's Tree and Countryside Officer. 
*  Similarly, with regard to loss of privacy, the principle of development is acceptable and any 
potential for overlooking/overshadowing with respect to neighbouring properties is a matter of 
detail which would be properly considered as part of a reserved matters application. 
*  In relation to the Parish Council's comments, the Core Strategy is at Submission Stage and 
includes a 'new allocation' outside of the existing Settlement Boundary of 50 dwellings for the 
parish, up to 2026.  The Council is now unable to change the details of the Core Strategy prior to 
its submission and this issue, along with others, will be examined by an Independent Inspector in 

 ASSESSMENT NOTES 
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Outline Planning Permission 

3005 
3058 
3060 
3048 
3106 
3406 
3802 
3804 
3944 
3943 
3920 
3920 
3920 
3740 
3740 
3740 
3740 
3740 
3740 
3740 
3941 
3998 
4000 
3992 
3988 

Outline Time Limit (3 years) 
Standard Outline Condition 
Standard outline landscaping condition
In accordance with submitted AMENDMENTS
External materials and samples to be approved
Surfacing - details and construction 
Precise details of surface water disposal
Precise details of foul water disposal
Contaminated Land - Desk top study
Contamination found during development
Time restriction for power tools, vehicles or machinery
No burning of waste material on site
Time restrictions for vehicles bringing material onto site
Detailed plans of roads/footways/foul&surface water drainage
Foul and service water sewers 
Binder course surfacing levels 
Visibility splay 
Carriageway narrowed/footway provided
Garage & car ports retained in perpetuity
Vehicular access to and egress from
Renewable Energy 
NOTE: Reasons for Approval 
Variation of approved plans 
Non-standard note re: S106 
NOTE:  Submitted details indicative only

 RECOMMENDATION 

 CONDITIONS 

the summer.  He will then determine the appropriate level of housing for the parish after hearing 
all interested views. 
*  Notwithstanding the views of the Parish Council, this application must be determined on its own
merits as a windfall site which policies in the Core Strategy allow for. 
*  In conclusion, the proposal is considered acceptable in principle and complies with the relevant
national and local plan policies.  Subject to a requirement to provide a 10% contribution to on-site
renewables or the design of dwellings to Code Level 3 standard and the applicants entering into a
Section 106 Legal Agreement, the application is recommended for approval. 
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BRETTENHAM 
Home Farm 
Shadwell 

Mr Philip Hodson 
Nunnery Stud Near Brettenham 

KWA Architects 
Chalk Farm High Street 

C of U from agric. fields to equine use incor. an all weather gallop & two stables 
cons. of six boxes each 

Full 

3PL/2008/1419/F 

N 

Adjacent Grade 2 

Out Settlemnt Bndry

No Allocation 

N 

ITEM 

LOCATION: 

APPLICANT: 

AGENT: 

PROPOSAL: 

REF NO: 

APPN TYPE: 

POLICY: 

ALLOCATION:

CONS AREA:

TPO: 

LB GRADE: 

  

 RECOMMENDATION : APPROVAL  

1. Impact on the character and appearance of the countryside 
2. Impact on wildlife 
 

 KEY ISSUES 

The proposal is for change of use of 2 agricultural fields to equine use, the development of an all 
weather gallop and the erection of two stable blocks - each accommodating 6 boxes.   
The proposed stables are located on the northern part of the site adjacent existing buildings. 
The 2006 permission for the development of Harling Wood Farm included gallops.  The applicant 
requires separate facilities for both teams, therefore the proposed gallops will be used in 
association with the team based at Home Farm with the previously approved gallops for use by 
the team based at Harling Wood Farm. 
The stables will be used for isolation units for the endurance horses returning from competition to 
Home Farm. 
The surfacing of the existing field access is to be the subject of a separate planning application. 
The agricultural land is currently farmed by a tenant farmer. 
 

The site is currently agricultural land located to the north of the A1066 between the highway and 
the existing stabling, residential accommodation and facilities for equine endurance training based
at Home Farm.  Home Farm and the adjacent, recently constructed, Harling Wood Farm are the 
bases for two endurance racing teams; each team has their own separate facilities. 
The site is adjacent a Site of Special Scientific Interest and County Wildlife site. 
 

 DESCRIPTION OF DEVELOPMENT 

 SITE AND LOCATION 
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Planning permission for stabling and residential accommodation at Home Farm was granted in 
2001 and 2004.  Permission to extend the facilities to accommodate a further endurance team 
was granted in 2006. 
 

 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: 
PPS7: Sustainable Development in Rural Areas 
PPS9: Biodiversity and Geological Conservation 
 

 POLICY CONSIDERATIONS 

BRETTENHAM/KILVERSTONE P C     
This application covers the change of use of agricultural to equine and the erection of 2 stable 
blocks of 6 stalls each. 
Comments:   This application once again gave rise to concern by the PC because they seek to 
further increase in the facilities for endurance horses but in a piecemeal way, without any 
apparent justifiable need.  The PC also considers the concomitant ongoing reduction in 
agriculture is to the detriment of the farming taking place in the same area.  This latest set of 
applications is believed to be the fifth in a series of applications for endurance horse training and 
support dating back to 2001.  The PC is concerned that there is little evidence of any endurance 
horse training and that these continuing applications seem to be using the planning system for 
other hitherto undisclosed purposes.  The PC also noted the access to these developments and 
its predecessors was articulated in previous applications - approvals to be via Home Farm and 
that access directly onto the A1066 had not been agreed.  However, it is clear that this access 
onto the A1066, which was previously a track, had now been metalled and there is evidence that 
it is now in regular use to the A1066.  
The PC decided to object to this application and recommends that it be considered by the 
Development Control Committee. 
 
 

 CONSULTATIONS 

HIGHWAY AUTHORITY - no objection providing the facilities are used solely as ancillary to the 
existing facilities. 
 
COUNCIL'S HISTORIC BUILDINGS OFFICER - no objection. 
 
COUNCIL'S ENVIRONMENTAL HEALTH OFFICER - no objection. 
 
COUNCIL'S CONTAMINATED LAND OFFICER - no objection. 
 
NATURAL ENGLAND - no objection to the proposal subject to a condition requiring construction 
work to be undertaken outside of the nesting season. 
 
ENVIRONMENT AGENCY - no objection to the proposal 
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Planning Permission 

3007 
3048 
3920 
3998 
4000 

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

 RECOMMENDATION 

 CONDITIONS 

One letter of objection has been received on behalf of the tenant farmer, who has an annual 
tenancy on the two fields  that are the subject of this application raising the following concerns: 
- impact of the loss of agricultural land on the agricultural holding, 
- loss of habitat of Stone Curlews, 
- no consideration of alternative sites 
- existing facilities not used all year  
 
 

 REPRESENTATIONS 

*  The application is referred to Development Control Committee as it is a major application. 
*  The main issue is the impact of the proposal on the character and appearance of the 
countryside and the adjacent SSSI. 
*  The stables are located close to existing buildings but need to be separate from the existing 
yards as they are to be used for isolation units.  There is a need to keep horses, which have 
returned from competition, away from the horses in training as they travel over Europe and come 
into contact with other horses which brings risk of infection and is a form of quarantine. 
*  The site is bounded to the south and west by mature trees and hedging.  It is acknowledged 
that there will be views into the site from the A1066, however they are limited.  They proposed 
stables will not result in a significant impact on the landscape or detract from views across the 
countryside.  The change of use from arable land to pasture is an acceptable use in the 
countryside and will not detract from the character of the area. 
*  Natural England has raised no objection in relation to the impact of the proposal on the SSSI. 
*  The surfacing of the farm access direct on to the A1066 will be dealt with as a separate 
planning application. 
*  The impact on the tenant farmer as a result of loss of land is not considered to be a planning 
consideration and therefore should be afforded limited weight. 
*  The application is recommended for approval subject to conditions 
 

 ASSESSMENT NOTES 
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THETFORD 
Beech Close 
 

Flagship Housing Group 
1st Floor, The Chapel Keswick Hall 

Ingleton Wood LLP 
43 All Saints Green Norwich 

Development of five parallel car parking spaces and the extension of the turning 
head on Beech Close. 

Full 

3PL/2008/1635/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: 

  

 RECOMMENDATION : APPROVAL  

1. Highway safety 
2. Impact upon the character and appearance of the area 
3. Neighbour amenity 
 

 KEY ISSUES 

The application seeks full planning permission for the creation of five additional parking spaces 
and the extension of a turning head on Beech Close on land currently laid to grass. 
 

The site consists of grassed areas adjacent to those properties on Beech Close and the driveway
which serves these properties.  There are a number of mature trees adjacent to the carriageway 
which serves Beech Close. 
 

 DESCRIPTION OF DEVELOPMENT 

 SITE AND LOCATION 

3PL/2008/1258/F - Development of 5 car parking spaces and extension of the turning head on 
Beech Close - Withdrawn. 
 

 RELEVANT SITE HISTORY 
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Planning Permission  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 received. 
 

 REPRESENTATIONS 

*  The application is referred to Development Control Committee as part of the site is in Council 
ownership. 
*  A previous application for a similar proposal was withdrawn to allow negotiations in relation to 
tree and highway matters. 
*  In visual terms, the works would not significantly compromise the character and appearance of 
the locality as no structures are proposed with only an expansion of hard-surfacing proposed.   
*  The additional parking spaces will not compromise neighbour amenity and in fact will improve 
parking facilities for local residents.   
*  The works would result in the removal of 2 trees.  The Tree Officer has no objection to this, 
given the retention of a number of existing mature trees. 
*  The Highway Authority has confirmed that, subject to conditions, there are no objections on 
safety grounds. 
*  No other objections or issues have been raised as part of the consultation process. 
*  In conclusion, the proposal is considered to be consistent with relevant planning policy and, as 
such, is recommended for approval. 
 

 ASSESSMENT NOTES 

THETFORD T C     
No objection 

 CONSULTATIONS 

COUNCIL'S CONTAMINATED LAND OFFICER - No objection. 
 
COUNCIL'S TREE AND COUNTRYSIDE OFFICER - No objection provided the 
recommendations of the accompanying tree report are adhered to.  The removal of tree 9 is 
acceptable. 
 
HIGHWAY AUTHORITY - No objection subject to conditions. 
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3007 
3046 
3920 
3740 
3740 
3740 
3740 
3740 
3740 
3740 
3962 
3998 
4000 

Full Permission Time Limit (3 years)
In accordance with submitted plans 
Arboricultural Implications 
HDC18: On site parking/turning/surfacing/drainage
HDC19:Drainage re parallel parking construction
HDC21A:Detailed scheme to the turning head
HDC21B:Off-site highway improvement works
HDC23: Position highway boundary between turning head
HDC32A:Relocation/replacement existing lighting column
HDC32B:Completion of relocation/replacement lighting column
NOTE: Highway notes attached 
NOTE: Reasons for Approval 
Variation of approved plans 
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DEREHAM 
2 Market Place 
 

Mr T Dilek 
109 Nelson Court Watton 

Mr K Drane 
Dranes Drawings 10 Lark Close 

Change of use to A5 for hot food outlet, chimney & extractor fan 

Full 

3PL/2008/1642/F 

Y 

Grade II 

In Settlemnt Bndry 

Primary Comm. Area

N 

ITEM 

LOCATION: 

APPLICANT: 

AGENT: 

PROPOSAL: 

REF NO: 

APPN TYPE: 

POLICY: 

ALLOCATION:

CONS AREA:

TPO: 

LB GRADE: 

  

 RECOMMENDATION : REFUSAL  

1.  In Settlement Boundary 
2.  Whether change of use acceptable in planning policy terms 
3.  Impact on character and appearance of Conservation Area 
4.  Impact on Listed Building 
5.  Neighbour amenity  
 
 

 KEY ISSUES 

The application seeks a change of use from A1 retail use to A5 hot food takeaway use.  The 
addition of a chimney and an extractor fan also form part of the application.  This item should be 
read in conjunction with application reference 3PL/2008/1643/LB. 
 

The site is located on the south of the Market Place, immediately adjacent to HSBC bank, on the 
corner of High Street and the Market Place 
 
 

 DESCRIPTION OF DEVELOPMENT 

 SITE AND LOCATION 
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3PL/2004/0285/LB - repaint fascia sign (replace letters and logo) and replace existing with new 
projecting sign (both illuminated) - Approved 
3PL/1996/0415/F - Erection of 80 cm satellite dish - Approved  
3PL/1996/0414/LB - Erection of 80 cm satellite dish - Approved 
3/84/1527 - Proposed floodlight - Approved 
 
 

 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: 
 
PPS1: Delivering Sustainable Development 
PPS6: Planning for Town Centres  
 
 

 POLICY CONSIDERATIONS 

Six letters of objection raising the following concerns:- 
- Support existing takeaways and consider there is no need for another hot food establishment in 
Dereham 
- Competition in relation to existing businesses 
- Smell, litter 
- Noise and disturbance - neighbour amenity 
- Parking and deliveries 
 
 

 REPRESENTATIONS 

DEREHAM T C     
NO REPLY AS AT 9TH JANUARY, 2009 

 CONSULTATIONS 

 
COUNCIL'S ENVIRONMENTAL PLANNING OFFICER - Objections to principle 
 
COUNCIL'S HISTORIC BUILDINGS OFFICER - No objection to principle  
 
COUNCIL'S ENVIRONMENTAL HEALTH OFFICER - No objection subject to conditions 
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Refusal of Planning Permission 

9900 Primary retail frontage of town centres protected

 RECOMMENDATION 

 REASON(S) FOR REFUSAL 

*  The application is referred to Development Control Committee at the request of the Ward 
Representative. 
*  The application seeks change of use of an existing greengrocers to use as a hot food outlet. 
*  The site is within Dereham town centre and within the Conservation Area. 
The property is a Grade II Listed Building.  
*  The application falls principally to be considered against national planning policy in the form of 
PPS6 Planning for Town Centres and an important material consideration is the Retail and Town 
Centre Study produced by Breckland Council in 2004 and subsequently updated in 2007. 
PPS6 seeks primarily to promote the vitality and viability of town centres.   
The study provides evidence and advice on what is needed to ensure the vitality and viability of 
the District's town centres. 
This vitality and viability will primarily be achieved through planning for growth and development 
of existing centres and through focusing development in such centres and encouraging a wide 
range of services in a good environment 
*  2 Market Place lies within the primary commercial area of Dereham town centre as defined in 
the Breckland Local Plan (1999) and its location forms part of what could be considered a primary
frontage of the town centre. PPS6 states that primary frontages should contain a high proportion 
of retail (A1) units. 
The Council's Environmental Planning Officer advises that the percentage of A1 units in Dereham
Town Centre has decreased by 2% from April 2007 to April 2008. 
The location of the unit is in a very prominent area of the town centre and the loss of the retail 
use in this area could be damaging to the character, viability and vitality of the town centre. 
The applicant has provided no evidence to suggest there is no demand for A1 in this location and
the Retail Study 2007 suggests there is still need for further retail provision in the town.  
The applicant has also provided no evidence to suggest that there are not more appropriately 
located units in less prominent areas of the town within which this proposed use could be 
accommodated. 
*  In conclusion, it is considered that the loss of an A1 use from this location could damage the 
character, viability and vitality of Dereham town centre and is, therefore, contrary to national 
policy outlined in PPS6.   
Refusal is, therefore, recommended.  
 

 ASSESSMENT NOTES 
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Mr K Drane 
Dranes Drawings 10 Lark Close 

Change of use to A5 for hot food outlet, chimney & extractor fan 

Listed Build Consent

3PL/2008/1643/LB 

Y 

Grade II 

In Settlemnt Bndry 

Primary Comm. Area

N 

ITEM 

LOCATION: 

APPLICANT: 

AGENT: 

PROPOSAL: 

REF NO: 

APPN TYPE: 

POLICY: 

ALLOCATION:

CONS AREA:

TPO: 

LB GRADE: 

  

 RECOMMENDATION : REFUSAL  

Effect of changes on the special architectural and historic interest of the building 
 
 

 KEY ISSUES 

The application seeks Listed Building Consent for internal and external alterations to a Grade II 
Listed Building.  This item should be read in conjunction with application ref no. 3PL/2008/1642/F.
 
 

The site is located on the south of the Market Place immediately adjacent to HSBC bank sited on 
the corner of High Street and the Market Place 
 
 

 DESCRIPTION OF DEVELOPMENT 

 SITE AND LOCATION 

3PL/2004/0285/LB - Repaint fascia sign (replace letters and logo) and replace existing with new 
projecting sign (both illuminated) - Approved 
3PL/1996/0415/F - Erection of 80 cm satellite dish - Approved  
3PL/1996/0414/LB - Erection of 80 cm satellite dish - Approved 
3/84/1527 - Proposed floodlighting - Approved 
 
 
 

 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: Delivering Sustainable Development 
PPG15: Planning and the Historic Environment  
 
 

 POLICY CONSIDERATIONS 

None relating specifically to Listed Building Consent matters.  Issues raised in relation to 
3/PL/2008/1642/F. 
 

 REPRESENTATIONS 

DEREHAM T C     
Councillors considered the town centre has sufficient fast food outlets and objected to a change 
of use to A5. 
They also objected to an extractor fan being sited in the coachyard of a listed building in a 
conservation area. 
 

 CONSULTATIONS 

 
COUNCIL'S HISTORIC BUILDINGS OFFICER - Requires further information including schedule 
of internal works.  Considers Design and Access Statement inadequate to support a proposal for 
Listed Building Consent 
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Refusal of Listed Building Consent 

9900 PPG15 Adversely affect the architectural/historic interest

 RECOMMENDATION 

 REASON(S) FOR REFUSAL 

*  The application is referred to Development Control Committee at the request of the Ward 
Representative. 
*  The application seeks Listed Building Consent for internal and external alterations to a Grade II
Listed Building to facilitate a change of use from an A1 retail use to an A5 takeaway use. 
*  The alterations include exhaust chimneys to the rear of the building and an  extraction fan. 
Also proposed is the removal of existing signage, blind box and existing signs and its 
replacement with a new fascia sign. 
*  The Design and Access Statement submitted with the application is of a poor standard and fails
to properly justify the proposal having regard to the need to ensure any alterations minimise the 
impact on the historic fabric of the building and preserve or enhance features of special historic 
and architectural importance in accordance with advice contained in paragraph 3.5 of PPG15 and
the applicant has not provided a schedule of internal works. 
Insufficient detail has been provided with respect to the proposed external alterations. 
Paragraph 3.4 of PPG15 states that applicants for Listed Building Consent must be able to justify 
their proposals and they should provide the Local Planning Authority with full information to 
enable them to assess the likely impact of their proposals on the special architectural or historic 
interest of the building. 
*  It is not considered that sufficient information has been provided with the application in this 
instance to properly assess this impact contrary to the aims and objectives of PPG15. 
 
 
 

 ASSESSMENT NOTES 




