
 

 

 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2018/0312/F CASE OFFICER Fiona Hunter

LOCATION: YAXHAM APPNTYPE: Full
The Old Post Office,Norwich Road POLICY: In Settlemnt Bndry
Yaxham ALLOCATION: N

CONS AREA: N

APPLICANT: Housing Ladder (Breckland) Ltd
8 Hudson Avenue Trowse

LB GRADE: N

AGENT: Landmark Associates
2 Muir Drive Hingham

TPO: N

PROPOSAL: Demolition of outbuildings and part of the frontage of the Old Post Office, sub-division of
curtilage & erection of a detached bungalow, alterations to the Old Post Office, access and
associated works

DEFERRED REASON

This application was considered by planning committee on 2nd July 2018 and was resolved to be approved
subject to conditions listed in the report and delegated authority be given to the Director of Planning &
Building Control to grant permission on receipt of the resolution of ecology objection due to the need for
further information on bats presence on site.

In August 2019 the bat roost survey report was submitted and the Natural Environment Team have not raised
an objection subject to conditions.

Whilst delegated authority was given to resolve the ecology matter, it has been over 12 months since the
planning committee and therefore, the application needs to be referred by to planning committee for
ratification.

RECOMMENDATION

Approval subject to conditions.

REASON FOR COMMITTEE CONSIDERATION

The applicant is a Breckland District Council Councillor.

KEY ISSUES

Principle of Development
Landscape, character and appearance of the area
Design
Impact on amenity
Access and highway impact
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Other Matters - Ecology, Contamination, third party comments etc.

DESCRIPTION OF DEVELOPMENT

Full planning permission is sought to redevelop the site to provide 1 residential bungalow, together with
creation of a new access and demolition works to retail unit at the front of the site.

The bungalow is  approximately 21.4m wide with a double garage to the side. The bungalow would have a
hipped gable tile roof, with brick walls. The dwelling would have a shallow front gable projection in the centre
of the building.

Alterations to the existing shop, which is located to the front of the site, involve removal of 1.0m from the front
of the unit and the reconstruction of the front elevation.

A new access to the rear of the site would be created along the north east flank of the shop to service both
the shop and the bungalow.

SITE AND LOCATION

The application site is located within the settlement boundary of Yaxham on Norwich Road, within the Clint
Green section of the settlement. The site is occupied by a vacant shop unit to the front, with a flat above. The
remaining part of the site is kept grass with no formal use, with a wooden storage building at the rear.

The site shares access arrangements with Yaxham Church of England Primary School which adjoins the site
to the south east. A detached bungalow occupies the site immediately to the north east. The immediate area
consists largely of detached residential properties and the site is in close proximity to the junction with Well
Hill. Yaxham footpath 2 passes close to the site.The plot amounts to approximately 0.1 hectares.

EIA REQUIRED

No

RELEVANT SITE HISTORY

3PL/2017/1000/F - Residential access from Clint Green with turning area. Approved - 22.11.2017.

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.10 Natural Environment
CP.11 Protection and Enhancement of the Landscape
CP.14 Sustainable Rural Communities
DC.01 Protection of Amenity
DC.03 - Replacement Dwellings
DC.12 Trees and Landscape
DC.16 Design
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DC.19 Parking Provision
SS1 Spatial Strategy
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance
Yaxham Neighbourhood Plan

OBLIGATIONS/CIL

Not applicable

CONSULTATIONS

YAXHAM PARISH CLERK
The Parish Council supports this application as it;

1) The site is within the settlement boundary
2) It is large enough for the new bungalow and retained Old Post Office combined house & shop, a much
loved local building, beside the school.
3) It seeks to discharge highways conditions from the previous access permission, particularly the closing off
of the shared access with the primary school.
4) The proposed reduction of the front of the shop taking it back 1m and thereby increasing the visibility splay
for both this site and the access to the Primary School.
5) The gifting of the land at the front to highways to widen the footpath.
6) The re-opening of a proper shop would be welcomed by the community.

We would point out the following concerns;

- Highways indicate that the application does not follow the PROW Footpath 2 alignment.
- Previous approval was for just residential use of the access.
- Waste and commercial vehicle access needs addressed.
- Concern about the viability of the unit.
- Removal of chimney a concern.
- No bathroom for the shop.
- Japanese Knotweed present on site.
PUBLIC RIGHTS OF WAY OFFICER
We note that the Design and Access statement 3.39 gives a description of Yaxham footpath 2. However, this
is not the legal alignment of the route as shown on the Definitive map. The legal alignment of the PROW is
directly coincident with the proposed building. The full legal extent of this footpath must remain open and
accessible for the duration of the development and subsequent occupation. We therefore object to the
application and suggest that either the proposal is altered so as not to impact on the legal alignment of FP2,
or a Town and Country Planning Act 1990 order application should be made to the planning authority to
divert the PROW.

2nd Response

It would appear that in this instance the Definitive Statement should take precedence over the Definitive Map
with the legal alignment of the PROW taking the existing walked route close to the school. As such the
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planning application will not affect the legal alignment of the PROW.
CLAIRE SULLIVAN -CHAIR OF GOVERNORS
The school do not object to the application and welcome the widening of the footpath as this will greatly
improve the walking route for children to and from school. We also welcome the blocking off of the current
shared access.

We would like to ask that during construction the applicant be considerate in carrying out any proposed
works, in particular that involve the current shared access so that the building work does not interfere (as far
as possible) with the running of the school and therefore due consideration be given to the impact of noise,
pollution/dust and machinery
ECOLOGICAL AND BIODIVERSITY CONSULTANT
No ecological information has been submitted in support of this application. From photographs of the site and
publically available aerial sources the building appears to be suitable for roosting bats.

As such, I recommend that the applicant is asked to provide further information on the suitability for bats of
the buildings where development is proposed before the application can be determined. An assessment of
the building against the criteria in the Natural Englands Bat Mitigation Guidelines detailing suitability will be
necessary, and this may lead to the need for further surveys.
ENVIRONMENTAL HEALTH OFFICERS
I recommend approval subject to a waste management and vehicle management plan.
FLOOD & WATER MANAGEMENT TEAM
Having reviewed the application as submitted, it appears that this development would be
classed as minor development. The Local Planning Authority would be responsible for assessing the
suitability for any surface water drainage proposal for minor development in line with National Planning Policy
Framework (NPPF).

Having reviewed the application as submitted, it appears that this development would be
classed as minor development. The Local Planning Authority would be responsible for assessing the
suitability for any surface water drainage proposal for minor development in line with National Planning Policy
Framework (NPPF).

ECONOMIC DEVELOPMENT No Comments Received
ECOLOGICAL AND BIODIVERSITY CONSULTANT No Comments Received

REPRESENTATIONS

The application was advertised in the local press, a site notice displayed, and letters sent to neighbouring
residents. The following representations were received and can be summarised as follows;

Support

- Single dwelling would be in character.
- New access will bring highway improvements and will benefit the school.
- There is a demand for smaller units and bungalows locally.
- Site is within the settlement boundary.
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- A village shop would be good for residents.
- Seems a reasonable proposition.
- New shop will help restore the village.
- A local convenience store would be welcome.
- This will clean up and refurbish a dilapidated property.
- This will be an asset to the village.
- The proposal will help boost housing supply.

Objection

- Concern about parking arrangements.
- Concern about Japanese Knotweed seen on site.
- No details about the nature of the business.
- More details about refuse storage needed.
- Concern about the new access and highway safety.

ASSESSMENT NOTES

1.0  Principle of the Development

1.1 There are three key elements to what is proposed; a dwelling, work to the vacant shop and provision of a
new access. The application site is within the settlement boundary and as such the provision of a new
dwelling would accord with Policies SS01, DC02 and CP14 of the adopted Core Strategy and Development
Control Policies Development Plan Document, (2009), which seek to focus new housing within defined
Settlement Boundaries.

1.2 The NPPF encourages the use of under-utilised or brownfield land and locating rural housing where it
can support the vitality of rural villages, all which the application comprises.

1.3 Therefore the general principle of a new dwelling is acceptable in principle.

1.4 The reduction of the shop front elevation by 1m does not conflict with any adopted policies or the NPPF,
given that it is necessary to achieve a better viability splay for the access and the adjacent school. This
aspect of the proposal is therefore also considered acceptable in principle.

2.0 Landscape, character and appearance of the area

2.1 Policy DC.16 requires that all new design proposals must preserve or enhance the existing character of
an area. Particular regard should be given to reinforcing locally distinctive patterns of development,
landscape and culture and complimenting existing buildings. The NPPF at para. 58 requires that new
development establishes a strong sense of place and responds to local character to reflect the identity of
local surroundings. Whilst local authorities should not impose architectural styles it is important to reinforce
local distinctiveness (para. 60).

2.2 The proposed development is for a single storey detached dwelling. In that respect the village includes
many examples of such designs. Whilst the house is set back, this is an existing trait of the village in this
locale and generally follows the line of bungalows to the north east. The plot may not be as generous as
others in the area but this is not a fatal design flaw and a useable rear and side amenity area would be
provided. The proposal would ensure the more efficient use of the site would generally conform to the
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character of the settlement. A landscaping scheme could be agreed by condition.

3.0 Design and Layout

3.1 The proposed design is conventional and raises no issues. As stated bungalows are common feature
locally and the proposed materials would not appear out of place. The layout is acceptable and adequate
parking and amenity space would be provided. The alterations to the shop unit raise no particular concerns
and its overall character would be retained. The proposal complies with Policy DC.16.

4.0 Impact on amenity

4.1 There would be no significant conflict with the residence attached to the shop and a new dwelling.The
residential dwelling would adjoin 1 residential dwelling (Shiralee). The proposed garage, which has a hipped
roof is close to the common boundary at a distance of approximately 1.0m. Whilst the flank wall of the garage
would project beyond Shiralee's rear elevation, at single storey and with a roof that pitches away to a hip,
there would be no significant impact. Shiralee is served by a relatively generous rear garden and the
proposed dwelling would not appear particularly dominant or result in excessive loss of light or overlooking.
The proposal generally accords with policy DC.01.

4.2 There would be no adverse impacts on the school and footpath No.2 would remain open and free from
obstruction. The proposed retail unit brings no obvious amenity related concerns to existing residents.

5.0 Access and Highway Impact

5.1 The proposal would result in the creation of a new access onto the highway and a new parking area for
the residential unit and shop. The works to the shop, would result in improved highways viability for the
school and the shop which is a key benefit of the proposal.

5.2 In addition, the application proposed to 'gift' the land at the front of the site to enable Norfolk County
Council to deliver a footpath. Whilst this pavement would be beneficial, Norfolk County Council have clarified
that they do not have the funds for the physical works for the pavement. The applicant has said no to paying
for the pavement, and therefore this application needs to be considered on the basis that the footpath will not
be delivered and will remain as part of the wider site ownership.

5.3 The Highways Authority are not objecting to this proposal and the access and highways safety are
acceptable and in accordance with policy CP 4.

6.0 Other Matters

6.1 The Lead Local Flood Authority has raised no concern with the proposed development which is minor in
nature and with floodzone 1. The proposal is in accordance with Policy DC.13.

6.2 The Environmental Health section of the council is content with the scheme subject to conditions
agreeing waste and traffic management plans and details of extraction equipment. The application can be
conditioned accordingly. A construction management plan is also deemed necessary and these reports
addresses concerns raised by third party correspondence.

6.3 The PROW Officer has withdrawn objections and footpath No.02 would remain open and free from
obstruction.
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6.4 NCC Ecologists have highlighted how works to the shop could impact on roosting bats as the building is
suitable as a place of refuge. A survey to ascertain the presence/absence of bats is underway. We
recommend this report is concluded and submitted to the Council prior to determination. If mitigation is
necessary we recommend this is conditioned.

6.5 . Third party correspondence has highlighted the potential presence of Japanese Knotweed on site and
the application has been supported by a treatment plan. Having considered this, the Contaminated Land
Officer has not objected to the proposal, and we recommend this treatment plan is conditioned.

6.6 Third party concern has also been raised in relation to the viability of the proposed unit, which is
considered small. The proposed small reduction in the unit, which would bring highway safety benefits and is
a modest reduction, is not considered a reason why consent should be refused. Many small village units
providing everyday conveniences supporting local communities survive on relatively modest facilities.

6.7 Concern is also raised about the loss of a chimney, which is deemed a positive characteristic of the
building. When a building enjoys no statutory protection it is difficult for councils to exercise this level of
control over development.

7.0 Conclusion

7.1 In light of the above appraisal it is considered the proposed scheme, which has no conflict with policy
aims, is acceptable and is it therefore recommended for approval subject to conditions, subject to two
caveats. Delegated Authority is sought to liaise with Norfolk County Council Natural Environment Services in
respect of the Bat Survey and agree mitigation measures conditions if necessary. In the event that the
Natural England are of the view the development is not acceptable and cannot be mitigated in respect of bats
then delegated authority is sought to refuse the application.

CONDITIONS

1 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.

2 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.

3 External materials to be approved
Prior to the commencement of any works above the laying of foundations, precise details of
the material and colours of the external walls and roofs shall be submitted to and approved
in writing by the Local Planning Authority.  Only such agreed materials shall be used in
connection with this approval.
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Reason for condition:-
To ensure the satisfactory appearance of the development, in accordance with DC 16 of the
Adopted Core Strategy and Development Control Policies Development Plan Document
2009.
This condition will require to be discharged

4 Boundary screening to be agreed
Prior to the occupation of the development hereby permitted a plan indicating the positions,
design, materials and type of boundary treatment/screening to be erected shall be submitted
to and approved in writing by the Local Planning Authority. The boundary
treatment/screening shall be completed before the building(s) are first occupied.
Development shall be carried out in its entirety in accordance with the approved details.

Reason for condition:-
In the interests of the satisfactory appearance of the development in accordance with policy
DC 16 of the Adopted Core Strategy and Development Control Policies Development Plan
Document 2009.
This condition will require to be discharged

5 Precise details of surface water disposal
Prior to the commencement of any development above the laying of foundations 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

6 Precise details of foul water disposal
Prior to the commencement of any development above the laying of foundations precise
details of the means of foul water disposal shall be submitted to and approved in writing by
the Local Planning Authority. The approved foul water system will be made available and
fully functional the dwelling and commerical unit prior to their occupation.

Reason for condition:-at an early stage 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

7 Mechanical Ventilation
Prior to first use of the commercial unit full details of fume extraction systems, extract vents,
air conditioning units or cooling fans to be installed shall be submitted to and approved in
writing by local Planning Authority. Only those extraction systems, extract vents, air
conditioning units or cooling fans which have been agreed shall be installed on site.
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Reason for condition:-
In the interest of the amenity of nearby residents having regard to Policy DC 1 and CP 9 of
the Adopted Core Strategy and Development Control Policies Development Plan Document
2009.

8 Shop parking & deliveries
Prior to the first use of the development hereby, a Vehicle Management Plan shall be
submitted to and approved in writing by the Local Planning Authority. The construction works
will take place in full accordance with the approved plan and include include arrangements
for:

1 - Deliveries, in particular location of commercial vehicles, proposed delivery times and
protocols to minimise disturbance to school and nearby residential residents
2 - Customer parking

Reason for condition:-
In the interest of the environment and the amenity of nearby school and residents, having
regard to Policy DC 1 and CP 4 of the Adopted Core Strategy and Development Control
Policies Development Plan Document 2009.

9 Japanese Knotweed
The development will take place in full accordance with the approved Knotweed
Management Plan dated 3 May 2018. The approved eradication plan will be completed in
full and a copy of the certification and warranty shall be submitted to and approved by the
Local Planning Authority prior to any development above the laying of foundations.

Reason for condition:-
For the control of  invasive plant species having regards to Policy CP 9 and CP 10 of the
Adopted Core Strategy and Development Control Policies Development Plan Document
2009.

10 Biodiversity Enhancement
Prior to the commencement of development, a Biodiversity Enhancement Plan shall be
submitted and approved in writing by the
Local Planning Authority, which details the enhancement measures for biodiversity on site.
The Biodiversity Enhancement Plan should include numbers and locations of bird boxes, bat
boxes, habitat enhancements.  The measures shall be carried out strictly in accordance with
the approved scheme prior to first occupation of the development.

Reason for condition:-
To mitigate, compensate and enhance the sites biodiversity value having regards to Policy
CP 10 of the Adopted Core Strategy and Development Control Policies Development Plan
Document 2009.

11 Waste management plan
Prior to any works above the laying of foundations a Waste Management Plan shall be
submitted and approved in writing by the Local Planning Authority. The plan shall include
type, number and location of waste bins, collection proposals and a pest control regime.

Reason for condition:-
The details are required at an early stage of development in the interests of the amenities of
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the area and local residents in accordance with Policy CP 4 and DC 1 of the Adopted Core
Strategy and Development Control Policies Development Plan Document 2009.
This condition will require to be discharged

12 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 having regards to Policy CP 4 and DC 1 of the Adopted Core Strategy and
Development Control Policies Development Plan Document 2009.
This condition will require to be discharged

13 SHC 08
Prior to the first use of the development hereby permitted the vehicular access shall be
provided and thereafter retained at the position shown on the approved plan drawing
number 243/2017/SK090118 in accordance with the highway specification Dwg. No. TRAD 1
attached. Arrangements shall be made for surface water drainage to be intercepted and
disposed of separately so that it does not  discharge from or onto the highway carriageway.

Reason:
To ensure satisfactory access into the site and avoid carriage of extraneous material or
surface water from or onto the highway, having regards to Policy CP 4 of the Adopted Core
Strategy and Development Control Policies Development Plan Document 2009 and
paragraph 108 of the National Planning Policy Framework 2019.

14 SHC 14
Notwithstanding the provision of Class A of Schedule 2, Part 2 of the Town and Country
Planning (General Permitted Development) Order 2015, (or any Order revoking, amending
or re-enacting that Order) no gates, bollard, chain or other means of obstruction shall be
erected across the approved access unless details have first been submitted to and
approved in writing by the Local Planning Authority.

Reason: In the interests of highway safety, having regards to Policy CP 4 of the Adopted
Core Strategy and Development Control Policies Development Plan Document 2009 and
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paragraph 108 of the National Planning Policy Framework 2019.
15 SHC 15 variation

Means of access to and egress from the development hereby permitted shall be derived
directly from and to Norwich Road only and any other vehicular access shall be suitably and
permanently closed.

Reason: In the interests of highway safety and traffic movement, having regards to Policy
CP 4 of the Adopted Core Strategy and Development Control Policies Development Plan
Document 2009 and paragraph 108 of the National Planning Policy Framework 2019.

16 SHC 19
Prior to the first use of the development hereby permitted  visibility splays shall be provided
in full accordance with the details indicated on approved plan drawing number
243/2017/SK090118 . The splays shall thereafter be maintained at all times free from any
obstruction exceeding 0.6 metres above the level of the adjacent highway carriageway.

Reason: In the interests of highway safety, having regards to Policy CP 4 of the Adopted
Core Strategy and Development Control Policies Development Plan Document 2009 and
paragraph 108 of the National Planning Policy Framework

17 SHC 24
Prior to the first use of the development hereby permitted the proposed access parking and
turning areas shall be laid out, demarcated, levelled, surfaced and drained in accordance
with the approved plans 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, having regards to Policy CP 4 of the Adopted Core Strategy and
Development Control Policies Development Plan Document 2009 and paragraph 108 of the
National Planning Policy Framework

18 SHC 39A variation
Notwithstanding the details indicated on the submitted drawings no works shall commence
on site above the laying of foundations until a detailed scheme for the widening of the
footway along the entire site frontage has been submitted to and approved in writing by the
Local Planning Authority.

Prior to the first use of the development hereby permitted the approved off-site highway
improvement works referred to above shall be completed in full.

Reason: To ensure that the highway improvement works are designed to an appropriate
standard in the interest of highway safety and to protect the environment of the local
highway corridor, having regards to Policy CP 4 of the Adopted Core Strategy and
Development Control Policies Development Plan Document 2009 and paragraph 108 of the
National Planning Policy Framework

19 External Lighting
No external lighting shall be installed without prior written approval from the Local Planning
Authority. Only such approved lighting shall be installed.  Such lighting shall be kept to a
minimum for the purposes of security and site safety, and shall prevent illumination of
mature trees and boundary hedges, and shall be:
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1) fully shielded (enclosed in full cut-off flat glass fitments)
2) directed downwards (mounted horizontally to the ground and not tilted upwards)
3) be sensor operated
4) white light low-energy lamps (LED, metal halide or fluorescent) and not orange or pink
sodium sources

Reason for condition:-
In the interests of amenity and reduce disruption to commuting/ foraging bats and  to limit
light pollution having regard to Policies CP 9 and CP 10 of the Breckland Core Strategy and
Development Control Policies Development Plan Document (2009).

21 Highways Inf. 2
This development involves works within the public highway that can only be carried out by
Norfolk County Council as Highway Authority unless otherwise agreed in writing. It is an
OFFENCE to carry out any works within the Public Highway, which includes a Public Right
of Way, without the permission of the Highway Authority. Please note that it is the
Applicants' responsibility to ensure that, in addition to planning permission, any necessary
consents or approvals under the Highways Act 1980 and the New Roads and
Street Works Act 1991 are also obtained from the County Council. Advice on this matter
can be obtained from the County Council's Highway Development Management Group.
Please contact Kay Gordon 01362 656211. If required, street furniture will need to be
repositioned at the Applicants own expense. Public Utility apparatus may be affected by this
proposal. Contact the appropriate utility
service to reach agreement on any necessary alterations, which have to be carried out at the
expense of the developer.

If the applicant were to reconsider the delivery of the footway widening, and was to agree to
be totally responsible for the delivery and dedication of the works, then the following
conditions and informative note would also be required since these works would need to
be the subject of a legal agreement with this Authority.
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