
 

 

 

 

 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2018/1262/F CASE OFFICER Mark Simmonds

LOCATION: BESTHORPE APPNTYPE: Full
Land Adjacent to The Barn Heron Farm POLICY: Out Settlemnt Bndry
Besthorpe ALLOCATION: N

CONS AREA: N

APPLICANT: Newall Plant Limited
The Barn Heron Farm

LB GRADE: N

AGENT: Locus Planning Ltd
11 Charing Cross Norwich

TPO: N

PROPOSAL: Retrospective Planning Permission for Change of Use from Agricultural Land to Open Air
Storage (Plant, Materials and Aggregates in Connection with the Operations of Newhall Plant
Ltd) and Proposed Associated Works, Including; Provision of Earth Bund and Landscaping.

REASON FOR COMMITTEE CONSIDERATION

The application is for commercial development in the open countryside, and objections have been raised,
therefore the application is referred to Planning Committee.

KEY ISSUES

- Principle of development
- Design and impact upon character and appearance of area
- Impact upon amenity
- Highway safety
- Other matters

DESCRIPTION OF DEVELOPMENT

Retrospective Planning Permission for Change of Use from Agricultural Land to Open Air Storage (Plant,
Materials and Aggregates in Connection with the Operations of Newhall Plant Ltd) and Proposed Associated
Works, Including; Provision of Earth Bund and Landscaping.

SITE AND LOCATION

The site comprises approximately 0.96 hectares of land adjacent to The Barn, Heron Farm, an existing
commercial premises occupied by Newall Plant Ltd. The proposal site is formed by areas of hardstanding
and undeveloped land, used for the storage of plant, materials and aggregates in connection with the
operation of the adjacent business. Access is derived from a private driveway off Bunwell Road, via the
existing premises.
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EIA REQUIRED

No

RELEVANT SITE HISTORY

3PL/2016/1069/EU - Erect and use of workshop, office extension, hard-standing areas, use of 3 existing
buildings workshops & stores, storage of equipment & materials (Certificate of Lawfulness) Refused
3PL/2007/0147/CU - Approved.
3PL/1997/0692/F - 12 Metre diameter circular pond with shallows - Approved.
3PL/1990/0458/CU - Change of use of barn to craft workshop and storage - Approved.

Norfolk County Council:
Minerals and Waste application CM/3/15/3016, that application was not permitted.

The Reasons for Refusal were:

1.The application proposes waste development at a greenfield site in the open countryside and on land that
has not been allocated in the County Council's Waste Site Allocations DPD 2013.
The proposed site is therefore, contrary to Norfolk Minerals and Waste Development Framework Core
Strategy Policy CS6:
General waste management considerations which requires wastes sites to be developed on only the
following types of land provided they would not cause unacceptable environmental impacts:
a)Land already in waste management use
b)Existing industrial/employment land or land identified for these uses in a Local Plan or Development Plan
document.
c)Other previously developed land: and,
d)Contaminated or derelict land.
2.Norfolk Minerals and Waste Development Framework Core Strategy Policy DM12: Amenity states that
development will only be permitted where the scale, siting and design of a proposal is appropriate and that
unacceptable impacts to local amenity will not arise from operation of the facility. Norfolk Minerals and Waste
Development Framework Core Strategy Policy CS14: Environmental Protection states development must
ensure there are no unacceptable adverse impacts to residential amenity. Breckland Core Strategy Policy
DC1: Amenity seeks to prevent new development causing unacceptable impact on local amenity. In this
instance, the siting of the application in the open countryside, near to residential property is considered
unacceptable and the proposal, which is retrospective in nature, has not been able to demonstrate that
unacceptable impact to local amenity has not / will not occur, and is therefore contrary to these policies.

The proposal is therefore a departure from the Development Plan, however, the material considerations in
favour of the application are not considered strong enough to outweigh the harm that would be caused by
permitting the proposal including the adverse impact to the amenity of neighbouring properties.

POLICY CONSIDERATIONS

The following policies of the adopted Breckland Core Strategy and Development Control Policies, the
adopted Site Specific Policies and Proposals Document and the Emerging Breckland Local Plan, 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
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COM01 Design
COM03 Protection of Amenity
CP.03 Employment
CP.11 Protection and Enhancement of the Landscape
CP.13 Accessibility
CP.14 Sustainable Rural Communities
DC.01 Protection of Amenity
DC.07 Employment Development Outside of General Employment Area
DC.16 Design
EC04 Employment Development Outside General Employment Areas
GEN02 Promoting High Quality Design
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance
TR01 Sustainable Transport Network
TR02 Transport Requirements
The Inspectors report into the emerging Breckland Local Plan has been received by the Council and
concludes that with the recommended main modifications as set out in the 'Appendix - the Breckland District
Council Local Plan' satisfies the requirements of Section 20(5) of the 2004 Act and meets the criteria for
soundness in the National Planning Policy Framework.  The Breckland Local Plan is at this time, yet,
however, to be formally adopted by the Council.  This is expected at Full Council on 28th November 2019.
Whilst the policies within the Breckland Core Strategy and Development Control Policies (2009) are still
afforded full weight, until the emerging Local Plan is adopted, on the basis of the Inspector finding the
emerging Local Plan sound, the policies contained within the emerging Local Plan are given significant
weight.

OBLIGATIONS/CIL

Not applicable

CONSULTATIONS

BESTHORPE PARISH COUNCIL
Parish Council are of the view this is not a suitable location for this type of business.
NORFOLK COUNTY COUNCIL HIGHWAYS
Further to previous correspondence, my understanding is that the area being used for open air storage is
officially agricultural land and that is the reason the retrospective change of use application has been
submitted.
The business is well established and has operated from the site since 2000 obtaining planning permission
under ref 3PL/2007/0147/CU for the change of use of existing farm buildings into offices, assoc. HGV parking
and storage of plant.
The applicant already generates vehicular traffic from the site and also has authorisation from the traffic
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commissioner to operate HGVs from the site.
As part of the Minerals and Waste application CM/3/15/3016, it was agreed that localised widening in the
form of passing places on C139 Bunwell Road would be provided. In the event that application was not
permitted however the applicant is prepared to provide two passing places as part of the current submission.
This Authority also requested that Give Way markings be provided adjacent to the existing
access and, again, this work should form part of any approval.
If you are minded to grant permission I would recommend any permission is made personal to the applicant
so that its use is incidental to the existing business and not used by a third party. Subject to conditions.
ENVIRONMENT AGENCY
We have reviewed the information provided and have no comment to make on this application. The site is
located above a Principal Aquifer and within Source Protection Zone 3 (SPZ3). The developer should
address risks to controlled waters from contamination at the site, following the requirements of the National
Planning Policy Framework and the Environment Agency Guiding Principles for Land Contamination. Prior to
being discharged into any watercourse, surface water sewer or soakaway system, all surface water drainage
from parking areas and hard standings susceptible to oil contamination should be passed through an oil
separator designed and constructed to have a capacity and details compatible with the site being drained.
Roof water, vehicle washdown and detergents should not pass through the interceptor. Vehicle loading or
unloading bays and storage areas involving chemicals, refuse or other polluting matter should not be
connected to the surface water drainage system. All cleaning and washing operations should be carried out
in designated areas isolated from any surface water system and only draining to the foul drainage system or
sealed system. The area should be clearly marked and a kerb surround is recommended.
ENVIRONMENTAL HEALTH OFFICERS
I have looked at the submitted noise impact assessment and I would make the following comments in
addition to my comments made in 2018: The area is very quiet on occasions and the sound of tipping,
sorting, grading, stock piling and loading of aggregates / plant can cause significant noise and dust issues
even to residents several hundreds of metres away from the site. There are a number of different
organisations that control the handling of waste and aggregates on site including the Environment Agency,
Norfolk County Council and my own team in terms of nuisance issues and dust from the operation of mobile
concrete crushers. If committee are minded to allow the application to proceed that mitigation plans are put in
place to ensure that noise from the dropping / handling of material is minimised through engineering controls
or that bunding / barriers are in place to restrict the passage of impulsive noises as stated within the noise
impact assessment.

Following meeting with developer and negotiations on conditions:

I would confirm that the proposed hours are acceptable. The proposed out of hours tipping activity could
cause an element of disturbance to surrounding residents however if this is done very infrequently, on
average twice a month, and measures are introduced to limit the amount of noise such as limiting drop
heights from truck bodies to the tipping surface, controlling the banging of the tailgate or other loose sections,
then the amount of intrusion should be kept to a minimum. It is recommended that a register of tipping
activities, including times and dates, is kept to show adherence with the 24 tips a year condition and to
differentiate between other activities and work done on other nearby land or sites, should concern be raised
in the future.

REPRESENTATIONS
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The site notice has been displayed from 09/11/2018 to 30/11/2018.
Ten neighbours have been directly notified.
Ten objections have been received, two support the application and two further representations have been
received commenting on the proposals. All their comments have been detailed below;

-  This application has a similar premise to the last application that was refused, apart from the processing
element.
- This site in question already has a planing condition in place that states "no external storage of goods or
materials should at any time take place outside the buildings - reason to protect the amenity of nearby
residents" I cannot see how this application can be made when the very purpose is to override a condition
that is currently broken and the reason why nearby neighbours have to object.
- there is no mention of lorry movements, effect on going through a local village. No explicit list of materials
stored at the site, no comments or information on materials loaded or emptied from vehicles. Nothing on
moving materials with excavators around the site. All of above makes horrendous noise, I ask anyone to visit
a site and hear what 20 tons of aggregate sounds like emptied from a vehicle, certainly no place for a rural
location.
- Most of the application support document quotes policy that relates to existing business, based on a
previous planning application that doesn't represent the current use of the site. Take the highways comments
for example, there are no statistics only statements on current use. What is the current use ? Is it referring to
the 2007 planning ? How does anyone know if the local road network can sustain the traffic when it is based
on nothing, sweeping statements like this are again why this proposal should be rejected. The previous
application which uses the same vehicles (although the fleet has expanded since, a current application for
two more trailers and four more lorries is in process)
responded by highways identifying Bunwell Road as not acceptable without passing bays as two vehicles
cannot pass each other, there is no mention of this. How often will materials be brought to the site ? How
large can the fleet at the current location get ?
- Noise, Highway impact, Dust, No mains sewage. Site run-off. 2018 Bank Holiday working until late. Please
refuse 'retrospective planning permission' for this latest scheme to normalise a clumsy forced imposal of
heavy industry in the wrong location. It is wrong on so many levels that the applicant has dumped heavy
industrial plant operations in a
rural zone that is unsuited for it. Please consider the residents and the local environment and refuse Newall's
latest 'retrospective' appeal . Newalls ought to re-locate to a regulated industrial estate, to join the majority of
respectable industrial operators who 'play by the rules' instead of retrospectively appealing for this and for
that.
- The traffic that this site generates is ridiculous for such small village roads. There is not enough room for
two lorries to pass in numerous places. The junction of Station Rd and Bunwell Rd frequently gets snarled up
and causes major blockages.
- Newalls haulage should relocate to an area with better, wider roads away from a small village like Spooner
Row. South Norfolk council could then use the site to build some affordable housing and upgrade local
facilities like pavements around the local school and better play equipment.
- The village already has massive house building in train and further permissions have been granted recently.
The designated HGV route runs pass a primary school and there have been no recent infrastructure
improvements as developers are playing the 102 exemption rule by limiting development sizes to avoid any
contributions to infrastructure costs. The road is not wide enough now for two HGV vehicles, as evidence by
kerb damage and the Lorries have to
negotiate a difficult and dangerous junction by the Boars PH. This is an accident waiting to happen and there
are plenty of other more accessible Industrial sites around that would better suited for this kind of business
with a proper and safe access route. I comment as a Town Ward Councillor.
- The road is not suitable for a large volume of heavy machinery and lorries due to its narrow width in places
and poor vision around bends. This together with the significant speed at which they travel has the potential
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to result in a serious accident. There is also significant noise and dust pollution associated not only with this
but also with the use of heavy machinery on site which does not appear to have been fully investigated
and/or mitigated. As track record shows disregard for previous planning permission stipulations and a lack of
transparent assessment of noise/dust pollution and also of the traffic generated.
- Heavy dump trucks arrive with building waste for crushing, these then leave with crushed debris. Its low-
loaders undertake journeys across the rural lanes to its other sites in the area. Its tracked vehicle operations
at Heron Farm site emit a high pitched squeal that spreads for miles.
- Dust clouds from the crushed debris.
- Negative impact on wildlife.
- The village is not equipped to deal with the number of HGVs going through it. A large amount of congestion
is due to this company using the roads through Spooner Row. Unfortunately there are a number of these
drivers who drive above the speed limit and therefore putting residents at risk of being involved with
accidents.
- Damage caused to paths and danger caused to pedestrians by large vehicle mounting the pavements whist
passing each other.
- Spooner Row Community Council object to the application on the basis of the HGV traffic generated. The
restricted road width results in damage to kerbs and footpaths and the route takes the traffic past a primary
school resulting in a reduction in safety.
- The site is a tightly crammed ad hoc arrangement (aerial photo attached). The lay-out of the Newalls site at
Heron farm prevents "manoeuvering in a circular manner" and only in the reverse direction to neighbour.
Such restricted movement is not physically possible for the heavy tracked vehicles operating in the dark on a
compact shoe box of a site split up into
rubble-bunded bunkers of a mish-mash of sizes and varying access widths - Clause 5.7.6 is seen to be a
patently absurd mitigation attempt by IEC/Newalls.
- Even in daytime and windy conditions, the racket of reversing bleepers from Newalls is a current
background nuisance blight. Even at the time of writing, on a Saturday afternoon, the bleepers can be heard.
To allow it to happen throughout the night (on anywhere other than on a proper industrial estate) on a 24
hours/7 days-a-week basis is a gross and avoidable adverse impact.
- It is the significant observed impact of Newalls noisy operations that causes loss of amenity in daytime. It is
a 'given' that the significance of observed adverse effects will be far greater, and accentuated if allowed
continuous 24 hour operations at Heron farm. Even at present, unloading of bulk materials by tipper trucks is
observed on occasion after dark post-2100 hours p.m. and occasionally later and at weekends.
- There appears to have been no suspension of 'late working' unloading/ tipping operations pending the
outcome of the current retrospective planning appeal.
- The decision not to suspend late 'storage' operations at Newalls pending a planning authority outcome to
consider allowing it, follows a pattern , an 'historic record' of Newalls not suspending operations pending a
decision. An example that can be referenced here its operation of its 'Anaconda' crusher plant in the same
afternoon after and some days following the decision made at Norwich City Council Planning Committee (that
Newalls' own legal representative was present at and in attendance of) that refused permission to operate
the 'Anaconda' crusher at its Heron Farm site. Operation continued until locals affected by its noise (dBA)and
'bass' vibration impact (dBC) questioned how is it possible to flout a Planning Committee's decision so
blatantly. 'Enforcement' had to be imposed rather than honourably implemented.
- The noise impact arising from Newalls operations perceived by neighbours includes the vibration 'hum' and
deep bass tones (the almost 'discotheque type vibration' that can be sometimes 'felt') that can be generated
by Diesel Engines and other heavy plant activity. It is an omission that ensures that the impact from Newalls
is under-assessed and not accurately represented in the IEC Report.
- The site is in an inappropriate location and the applicants have previous in seeking 'retrospective' planning
permission.

Supporting comments;
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- I note that the Environmental Health Officer suggests that issues of noise and dust could affect residents
several hundreds of metres away from the site. I have never noticed such issues. No official has ever
approached us to check or to comment but I would be happy for any monitoring equipment to be installed at
the location of our house to check the truth of this assertion. We have resided here for decades before the
company started in business. I notice comments from relative newcomers to the district, who do live several
hundreds of metres away representing a continuing vendetta against this business and its employees. With
regard to the previous application referred to in that comment there can be no comparison when compared
with the processing element of the earlier application, which cannot be so easily glossed over as suggested.
Previous residents of that little estate have never complained and I would add that these objections can be
discounted or at least diluted in the light of the incessant complaints raised with little or no justification. Even
reversing beep warnings have been objected to in the past from the same source, several hundreds of
metres distant. Other complainants (assuming they are different people) remain anonymous and my personal
predilection is to ignore them for that reason.

- I have no objections to this application, there are many small business in this area , which Newells is one.
We as a small community rely on the jobs these sort of company's bring to the area. I am one of Newells
nearest neighbours, I find them very considerate to the local community and support this application.

ASSESSMENT NOTES

1.0  Principle

1.1  The application site lies outside a designated development boundary in the Countryside and outside of
any designated general employment area, where proposals for new employment are encouraged to be sited
(Policy DC6).  However, Policy DC7 does permit employment development outside of general employment
areas, whereby (b) there are particular reasons, including (i) business expansion (ii) businesses that are
based on agriculture and where (c) the development of the site would not adversely affect the type and
volume of traffic generated.

The emerging Breckland Local Plan Policy which is relevant to this and can be given significant weight is
Policy EC04.

Employment Development Outside General Employment Areas
Proposals for employment uses outside of the identified General Employment Areas and allocated sites will
be permitted where:

a. It is demonstrated that there are no other suitable sites available on identified or allocated employment
sites; and/or

b. There are particular reasons for the development not being located on an established or allocated
employment site including:

1. The expansion of an existing business;
2. Businesses that are based on agriculture, forestry or other industry where there are sustainability
advantages to being located in close proximity to the market they serve; or
3. Industries and / or businesses which would be detrimental to local amenity if located in settlements,
including general employment areas.
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c. The development of the site would not adversely affect the type and volume of traffic generated.

1.2  The application seeks full planning permission, retrospectively, for the change of use of agricultural land
to open air storage.  The use of the land is proposed to continue as existing, storing plant, materials and
aggregates connected to the operation of Newall Plant Ltd which lies adjacent to the site. Planning
permission for the use of the adjacent premises (Newall Plant Ltd.)was granted on 25th May 2007 under
application reference 3PL/2007/0147/CU.

1.3  A Certificate of Lawfulness for existing use and development was submitted to the Council under
application reference 3PL/2016/1069/F. This was refused on the 15th November 2016. The Council
concluded that the evidence provided failed to demonstrate, on the balance of probabilities, that the
application site had been used for the development described for a continuous period of 10 years. The
applicant states that they seek to regularise the use of land that was included within the CLEUD application.

The Planning Statement also sets out the following:

1.  The proposal provides storage for the established business on the adjacent site, Newall Plant Ltd. This
has enabled the business to operate more efficiently, meeting the market demand for their services. Through
the ability to meet demand, a direct result of the proposal, the business remains viable, enabling the
continued provision of the 40 jobs currently provided.
2.  The proposal represents an expansion to an existing business.
3.  In terms of the potential impact from traffic generated by the proposal, the use is well established and has
not given rise to adverse impact upon the highway network to date.

Paragraph 83a of the NPPF (2019) supports the sustainable growth and expansion of all types of business in
rural areas, both through conversion of existing buildings and well-designed new buildings.

Paragraph 84 of the NPPF (2019) says that planning policies and decisions should recognise that sites to
meet local business and community needs in rural areas may have to be found adjacent to or beyond
existing settlements, and in locations that are not well served by public transport. In these circumstances it
will be important to ensure that development is sensitive to its surroundings, does not have an unacceptable
impact on local roads and exploits any opportunities to make a location more sustainable (for example by
improving the scope for access on foot, by cycling or by public transport). The use of previously developed
land, and sites that are physically well-related to existing settlements, should be encouraged where suitable
opportunities exist.

1.4 The Agent has further made the argument  that the operations relating to the storage of aggregates is
expected to create 5-10 new jobs within the business over the next 2-3 years. It will also contribute to the
viability of the business and current site operations, ensuring the retention of the 40 existing jobs on site.
With respect to the vehicular movements associated with the aggregates storage, the proposal is anticipated
to generate an additional 20 movements a day. It is however highlighted that the storage of aggregates on
site will prevent the need for the business to source materials from other locations/providers. As such,
vehicles can travel directly to a site, reducing the number, distance and time of journeys. Considering the
development in wider sustainability terms, providing aggregates storage on site will reduce carbon emissions
and also traffic within the local highway network. These are all benefits that weigh in favour of the proposed
development.

1.5  As the applicant has provided sufficient additional reasons for identifying this location in terms of
accessibility, land use type and availability.  For these reasons the proposal is considered to accord in
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principle with Policies 6 of the NPPF, DC7 of the Core Strategy and EC04 of the emerging Local Plan.

2.0  Character, landscape and design

2.1  Policy CP11 seeks the protection and enhancement of local landscape character.  Policy 12 of the NPPF
and DC16 of the Core Strategy seek to achieve a high quality design. The emerging Local Plan Policy ENV
05 Protection and Enhancement of the Landscape, says that development should have particular regard to
maintaining the aesthetic and biodiversity qualities of natural and man-made features within the landscape,
including a consideration of individual or groups of natural features such as trees, hedges and woodland or
rivers, streams or other topographical features. Also, proposals will have regard to the findings of the
Council's Landscape Character Assessment (LCA) and Settlement Fringe Landscape Assessment.
Emerging Local Plan Policy GEN02 promotes high quality design and Policy COM01 sets out the design
criteria.

2.2  The application site is located off Bunwell Road, and set well back to the south of the road itself.
Agricultural fields abut the site to the east and south.  Bunwell Road is located to the north of the site with
open agricultural fields beyond, whilst to the north-west of the site is the host dwelling (Heron Farm Cottage)
with open agricultural fields beyond.

2.3  The Breckland District Landscape Character Assessment (LCA 2007) places the site within the E3 'Old
Buckenham Plateau' landscape area. the landscape key characteristics are described as an elevated, gently
undulating plateau landscape informed by underlying thick deposits of glacial Lowestoft Till. Distant though
intermittent views are available to the surrounding Thet Settled tributary farmland and River Thet character
areas. Field pattern is irregular and large in scale, fields being bounded by hedgerows and occasional
hedgerow trees.

2.4  The development considerations for this area, relevant to this proposal include:

- Monitor new development within the urban fringes of Foundry Corner, Burgh Common and Black Carr
ensuring that it fits with the established vernacular and uses an appropriate materials vocabulary;
- Conserve the linear character of settlements and pay careful attention to maintaining the predominantly
open skylines when planning for change;
- Maintain small scale rural road network, discouraging signage or traffic calming measures/edge treatments
which could have an urbanising influence.
- In planning for future change, consider the scale of potential development and its effects on long views,
skylines and intervisibility with surrounding character areas.

2.5  The site is historically agricultural land which is its current legal status, however,  the site's physical
appearance  has already changed as a result of the current use which this application seeks to regularise.
New planting and bunding are proposed to the north and east of the site to provide screening. In conclusion,
in terms of landscape impact the proposals are considered to be acceptable and in accordance with Policy
12 of the NPPF, CP11 and DC16 of the Breckland Core Strategy. The proposals also comply with emerging
Local Plan Policy ENV 05 and GEN 02.

3.0  Amenity Impact

3.1  Policy DC1 of the Core Strategy and emerging Local Plan Policy COM 03 seeks all new development to
protect the amenity of the area, neighbouring and future occupants.

3.2  There are two residential properties within the site vicinity, Heron Farm which is within the applicants
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ownership and sits to the north-west of the proposed site and Heron Cottage is to the north of the site,
adjacent to Bunwell Road. In terms of overlooking and loss of privacy, due to the separation distances this
would be considered acceptable.

3.3  There have been a number of objections with concerns including noise from the heavy goods vehicles,
also the emptying of the aggregates and use of concrete crushers. Dust creation is also an issue which has
been brought up in the objections.

3.4 The agent has confirmed that a concrete crusher is not on site and this is not required by the business. It
has also been confirmed that minerals will not be processed on the site.

3.5 A Noise Impact Assessment has been submitted which concludes as follows;

Environmental noise from operations associated with the open air storage area has been considered in this
assessment. The result of the noise prediction calculations has shown the following:

i. Noise from the use of plant within the open air storage area would not exceed noise criterion according to
PPG during the daytime for a minerals-related site.

ii. The results of the assessment also show that, with mitigation measures, the open air storage area could
be used during the night-time and comply with the recommended site noise limits.

Taking into account the context of the existing noise climate and noise control measures, the residential
amenity of the nearest residential receptors would be adequately protected and should not result in sleep
disturbance.

To conclude, the assessment has applied `best practice' techniques to control noise as far as are
`reasonably practicable'. The resultant predicted noise levels are shown to meet appropriate criterion based
on relevant guidance.

The report also includes mitigation strategies to include the following;

5m bund arrangement to the north, east and south of the open air storage area;
Minimise drop heights of materials; and
The mobile plant with be fitted with broadband type reverse alarms to minimise any tonal noise
characteristics.

Further mitigation measures to reduce the noise impact of the development have been outlined below and
would be adopted by Newall Plant Limited as a further demonstration of best practice.

The site operator will select the use of inherently quiet plant where appropriate. Such machines may be fitted
with properly lined and sealed acoustic covers which would be kept closed whenever the machines are in
use. The site operator will continue to implement their policy of replacing older machinery with new, quieter
machinery as it becomes available and as the business development allows.

All plant will be subject to regular maintenance checks. All plant and machinery would be fitted with effective
exhaust silencers and would be regularly inspected in order to ensure they are meeting the manufacturers'
noise rating levels. Any silencers which become defective would be replaced immediately.

All plant will be operated in a proper manner with respect to minimising noise emissions, for example, no
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unnecessary revving of engines, switching off plant not in use, etc.

Wherever practically possible, plant fitted with reversing alarms will reverse in a direction away from the
nearest noise sensitive properties. In addition, plant would wherever possible manoeuvre in a circular
manner to avoid the use of reversing alarms.

Good site management is also an effective method of reducing the potential impact of the storage area.
Newall Plant Limited management will aim to be proactive, to anticipate when potential noise problems may
occur and to take the necessary preventative action. Site noise mitigation measures would be regularly
reviewed and where appropriate, new equipment and/or practices implemented.

3.6 The Environmental Health Officer has been consulted on the submitted Noise Report and has
commented that the area is very quiet on occasions and the sound of tipping, sorting, grading, stock piling
and loading of aggregates / plant can cause significant noise and dust issues even to residents several
hundreds of metres away from the site. There are a number of different organisations that control the
handling of waste and aggregates on site including the Environment Agency, Norfolk County Council and
their own team in terms of nuisance issues and dust from the operation of mobile concrete crushers. If
committee are minded to allow the application to proceed that mitigation plans are put in place to ensure that
noise from the dropping / handling of material is minimised through engineering controls or that bunding /
barriers are in place to restrict the passage of impulsive noises as stated within the noise impact assessment.

3.7 A meeting was held with the agent and the applicant to discuss some of the concerns, whereby the agent
confirmed that the operations relating to the storage of aggregates is expected to create 5-10 new jobs within
the business over the next 2-3 years. It will also contribute to the viability of the business and current site
operations, ensuring the retention of the 40 existing jobs on site. With respect to the vehicular movements
associated with the aggregates storage, the proposal is anticipated to generate an additional 20 movements
a day. It is however highlighted that the storage of aggregates on site will prevent the need for the business
to source materials from other locations/providers. As such, vehicles can travel directly to a site, reducing the
number, distance and time of journeys. Considering the development in wider sustainability terms, providing
aggregates storage on site will reduce carbon emissions and also traffic within the local highway network.

3.8 The Environmental Health Officer commented in response to the above additional information submitted
by the agent that the proposed hours are acceptable. The proposed out of hours tipping activity could cause
an element of disturbance to surrounding residents, however, if this is done very infrequently, on average
twice a month, and measures are introduced to limit the amount of noise such as limiting drop heights from
truck bodies to the tipping surface, controlling the banging of the tailgate or other loose sections, then the
amount of intrusion should be kept to a minimum. It is recommended that a register of tipping activities,
including times and dates, is kept to show adherence with the 24 tips a year condition and to differentiate
between other activities and work done on other nearby land or sites should concern be raised in the future.

3.9  In light of the above and subject to stringent conditions, the proposals are considered to be in
accordance with Policy DC1 of the Core Strategy and emerging Local Plan Policy COM 03, which seeks to
protect amenity.

4.0  Highways

4.1  The NPPF requires new developments to provide safe and suitable access to the site for all people.
Policy CP4 of the adopted Core Strategy seeks to ensure that all access safety concerns are resolved in new
developments.  Policy DC19 requires sufficient parking for all new development.  Emerging Local Plan Policy
TR 01 promotes a safe, efficient and convenient sustainable transport system and TR 02 sets out transport

BRECKLAND COUNCIL - PLANNING COMMITTEE - 25th November 2019

COMREPORT (ODB-Ocella One Click Agenda/Officer report)



 

 

requirements.

4.2  The Highways Authority have been consulted and commented that the applicant already generates
vehicular traffic from the site and also has authorisation from the traffic commissioner to operate HGVs from
the site. As part of the Minerals and Waste application CM/3/15/3016, it was agreed that localised widening
in the form of passing places on C139 Bunwell Road would be provided. In the event that application was not
permitted, however, the applicant is prepared to provide two passing places as part of the current
submission. The Highways Authority also requested that Give Way markings be provided adjacent to the
existing access and, again, this work should form part of any approval. they also recommend that any
permission is made personal to the applicant so that its use is incidental to the existing business and not
used by a third party.

4.3 Therefore, the proposals comply with the NPPF (2019), Policy CP4 of the Core Strategy and emerging
Local Plan Policy.

5.0  Conclusion

5.1  The proposal is for the extension of the existing established business which will provide local
employment and support an existing business, for these reasons the visual and landscape concerns are
outweighed and on balance the proposal is recommended for approval, subject to conditions.

RECOMMENDATION

The application is recommended for approval, subject to conditions.

CONDITIONS

1 Full Permission Time Limit (2 years)
The development must be begun not later than the expiration of TWO YEARS beginning
with the date of this permission.
Reason for condition:-
As required by section 91 of the Town & Country Planning Act 1990 (as amended) and to
ensure the deliverability of the scheme to contribute to the five year housing land supply.

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 Noise level restriction
1) The development hereby permitted shall not generate a noise level measured at the
nearest noise sensitive premises greater than 10dB(A) above the existing background level
LA90(60mins) or the total noise from the operations should not exceed 55dB(A) LAeq, (60
mins) (free field) whichever is the lowest during normal day time working hours (07.00 18.00)
Monday to Friday or 07.00 to 13.00 Saturdays.
All measurements to be taken with a sound level meter of IEC 651 Type 1, or BS EN 61672
Class 1, standard (or the equivalent relevant UK adopted standard in force at the time of the
measurements) set to measure using a fast time weighted response. This should be
calibrated in accordance with the procedure specified in BS 4142:2014+A1:2019 Methods
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for rating and assessing industrial and commercial sound (or the equivalent relevant UK
adopted standard in force at the time of the measurements).

Reason for condition:-
In the interest of the amenities of nearby residents in accordance with Policy DC1 of the
Core Strategy and emerging Local Plan Policy COM 03.

4 Noise level restriction
No loading or tipping processes shall be carried out and no deliveries taken at or dispatched
from the site outside the hours of 07.00 18:00 Monday to Friday,  Saturday nor at any time
on Sundays, Bank Holidays or Public Holidays.

Notwithstanding this, 24 tips a year outside of the above hours are allowed, a register of
tipping activities, including times and dates shall be kept to demonstrate this is being
adhered to.

Reason for condition:-
In the interests of the amenities of the adjoining residents in accordance with Policy DC1 of
the Core Strategy and emerging Local Plan Policy COM 03.

5 Noise level restriction
All vehicles on site to be equipped with broad band noise reversing sounders.

Reason for condition:-
In order to protect the amenities of nearby properties in accordance with Policy DC1 of the
Core Strategy and emerging Local Plan Policy COM 03.

6 Noise level restriction
Prior to the commencement of development, a dust management scheme shall be submitted
to and approved in writing with the Local Planning Authority, this should address dust
releases not only from processing operations but also the material held in storage piles and
arising from vehicles passing along access tracks and roadways. The development shall be
operated in accordance with the agreed scheme. The scheme shall be made available,
together with associated documentation, to the Local Planning Authority in the event of a
complaint. Such a scheme should fit in with the requirements of the Environment agency
permit and the permit issued by Breckland Council for the concrete crusher.

Reason for condition:-
The details are required prior to commencement in order to protect the amenities of nearby
properties in accordance with Policy DC1 of the Core Strategy and emerging Local Plan
Policy COM 03.

7 Highway improvements - off-site
Notwithstanding the details indicated on the submitted drawings within 3 months of the date
of the grant of permission for the use hereby approved detailed drawings for the off-site
highway improvement works to include 2 no passing bays on C139 Bunwell Road (between
the site access and the junction with C140) to achieve a 5.5m carriageway width together
with the provision of Give Way markings at the junction of the site access with C139 have
been submitted to and approved in writing by the Local Planning Authority.

Reason:-
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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, in
accordance with Policy CP4 of the adopted Core Strategy, Emerging Local Plan Policy TR
01 and TR 02.

8 Highway improvements - off-site
Within 6 months of the date of the grant of permission for of the use hereby permitted the
off-site highway improvement works referred to in Condition 7 shall be fully completed and
thereafter retained.

Reason:-
To ensure that the highway network is adequate to cater for the development proposed in
accordance with Policy CP4 of the adopted Core Strategy, Emerging Local Plan Policy TR
01 and TR 02.
This condition will require to be discharged

9 Non-standard condition - Mitigation strategies
All the mitigation strategies (including the bunds) as set out in the Noise Impact Assessment;
Report Ref: IEC/3945/01/AVH - dated: 22nd August 2019, shall be fully implemented within
6 months of the date of this permission and thereafter retained.

Reason for condition:-
In the interest of the amenities of nearby residents in accordance with Policy DC1 of the
Core Strategy and emerging Local Plan Policy COM 03.

10 Personal to applicant
The permission hereby granted shall enure solely for the personal benefit of Newall Plant Ltd
and for no other person or company.
Reason for condition:-
In order that the Local Planning Authority may retain control over the future use of the
premises in accordance with Policy DC1 of the Core Strategy and emerging Local Plan
Policy COM 03.
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