
 

 

 

 

 

 

 

ITEM: RECOMMENDATION: REFUSAL
REF NO: 3PL/2019/1228/O CASE OFFICER Rebecca Collins

LOCATION: THETFORD APPNTYPE: Outline
Land at Pike Lane POLICY: In Settlemnt Bndry
Thetford

CONS AREA: Y

APPLICANT: Mr Will Smith
Corner Cottage Mill Road

LB GRADE: N

AGENT: Mr Will Smith
Corner Cottage Mill Road

TPO: N

PROPOSAL: 6 Starter homes

REASON FOR COMMITTEE CONSIDERATION

The application was referred from Chairman's Panel.

KEY ISSUES

Principle
Character
Amenity
Highways
Heritage
Other matters

DESCRIPTION OF DEVELOPMENT

The proposal is for outline planning permission for the erection of 6 dwelling starter homes.

SITE AND LOCATION

The application site is located in Thetford Town Centre, the site lies behind existing shops and units which
front onto Market Place, Pike Lane and Castle Street.

The site is currently disused land central to the rear of houses and shops on Pike Lane, Old Market Street
and Castle Street. The site entrance is via Pike Lane and sits north of Roys store. The site is free from any
buildings/ structures past or present and is bounded by timber fencing and a flint wall to the east.

EIA REQUIRED

No
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RELEVANT SITE HISTORY

No relevant site history

POLICY CONSIDERATIONS

The following policies of the 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

COM01 Design
COM03 Protection of Amenity
EC05 Town Centre and Retail Strategy
ENV07 Designated Heritage Assets
ENV08 Non-Designated Heritage Assets
ENV09 Flood Risk & Surface Water Drainage
GEN01 Sustainable Development in Breckland
GEN02 Promoting High Quality Design
GEN03 Settlement Hierarchy
GEN05 Settlement Boundaries
HOU01 Development Requirements (Minimum)
HOU06 Principle of New Housing
HOU07 Affordable Housing
HOU10 Technical Design Standards for New Homes
LBC Planning(Listed Building & Conservation Areas) Act 1990
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance
TH1 National Planning Policy Framework - Presumption in Favour of Sustainable

Development
TH14 Energy & Carbon - TAAP Wide
TH15 Energy/Multi Service(s) Company Development (ESCo/MuSCo)
TH18 Archaeology
TH2 Approach to the Town Centre
TH4 Transport - Achieving Modal Shift
TH5 The Impact of Change on Pedestrians, Cyclists & Buses
TH9 Monitoring & Management of Key Biodiversity Sites
TR01 Sustainable Transport Network
TR02 Transport Requirements

OBLIGATIONS/CIL
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Not applicable

CONSULTATIONS

THETFORD T C
Whilst supporting the need for more starter homes in principle, Thetford Town Council still objects to this
application on the grounds of the lack of parking provision, and because the scheme is aesthetically
inappropriate for the setting its contemporary look is not appropriate for a site within the tows conservation
area.
NORFOLK COUNTY COUNCIL HIGHWAYS
It is noted that the development is proposed to be car free and that cycle parking is to be provided. I would
suggest that this is covered and secure to ensure it will be used.
Given the town centre location, provision of cycle parking,proximity to public transport,
proximity to public car parking and the existence of parking restrictions on Pike Lane , I
would not wish to raise a highway objection.
CONTAMINATED LAND OFFICER
I have looked at the application submitted and, based on both the accuracy of the information provided and
the current records of contaminated land issues we hold to date, I recommend approval providing the
development proceeds in line with the application details and subject to conditions to alleviate environmental
concerns
HISTORIC BUILDINGS CONSULTANT
The application site is within the towns conservation area and adjacent to several listed buildings (both of
which are designated heritage assets) Whilst a form of low rise buildings carefully set within what could be
interpreted as former service areas to frontage buildings, might be feasible, the potential impact on the
collective setting of the designated assets would need to be assessed accordingly. Notwithstanding this, it is
suggested that the proposed development, in spatial terms at least, is cramped with insufficient amenity
space.
HISTORIC ENVIRONMENT SERVICE
The proposed development site lies within the medieval town of Thetford, just outside the Anglo-Saxon town
gate and adjacent to the medieval market place. In addition, just to the south of the proposed development, a
large pit containing medieval pottery was excavated in 1988. As such, the development site is in an area
which may contain the remains of medieval urban settlement and Anglo-Saxon suburban settlement.
Consequently there is potential that heritage assets with archaeological interest (buried archaeological
remains) will be present at the site and that their significance will be affected by the proposed development.
Consequently we request that the results of an archaeological evaluation are submitted in support of any
planning application in accordance with National Planning Policy Framework para. 189. In this instance an
archaeological desk-based assessment is unlikely to provide any further information about the presence,
form, surviving condition and significance of any heritage assets at the proposed development site. In this
case the archaeological evaluation should commence with informative trial trenching. A brief for this is
available from Norfolk County Council Historic Environment Service. Please note that we now charge for our
services. Subject to the results of this evaluation, archaeological conditions may be required. Please consult
us again when the evaluation has been completed

BUILDING CONTROL No Comments Received
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REPRESENTATIONS

Six letters of objection have been received, from 3 parties, their comments are summarised as follows:
- The Grooming parlour has a yard area where dogs are exercised, occasional dog barking may be heard,
impact the amenity of future occupants.
- The construction of a bin shelter at the site entrance could attract fly tipping.  Also, could cause congestion
and a fire hazard.
- The plans appear to show a brick boundary wall replacing the existing fence. The wall seems to be a lot
lower than the fence. This would create security issues.
- The proposal is over-development of the site.
- The proposals are out of character to the area, which is a Conservation Area.
- The units do not meet the required space standards and there is no outdoor space to serve the units,
impacting the amenity of future occupants.
- The plans are inaccurate.
- Pike Lane is a one way street, it is mainly used by cars and vans. 7.5 tonne Lorries also use the road to
deliver supplies and services to the shops. There is no pavement on the left hand side of the road.
- The site access is on the corner of the road, and has poor visibility for anyone exiting the site into oncoming
traffic.
- Pike Lane is already congested and this will add to existing issues.
- There is no access for emergency vehicles.
- To provide no parking will cause further congestion issues.
- The plans show the entrance to the site is 5.5 Metres. This is debatable the current visible distance is 4.5
Metres. There is a telegraph pole on the corner of the road and a street light this restricts the site entrance to
a distance of 3 Metres.
- The plans show no access for maintaining the flint boundary wall.
- Surface water drainage will become an issue.
- How you propose to protect vulnerable people from any risks?

Cllr Kybird has also commented on the application and his comments are summerised as follows:
The design and access statement states that the development will be connected to sewage, not
recommended on health grounds. The application should be considered in relation to the recently published
national design guidelines.  Notwithstanding, this is in the middle of a conservation area.

ASSESSMENT NOTES

1.0 Background

1.1 The applicants have stated that they originally designed the development as interim/temporary housing.
An assessment has been made by our housing team in this regard and although in principle the units could
be used for this purpose, they consider that there is no long term need for them due to the Council's Elm
Road scheme, which is currently being developed.  The applicants were advised that a scheme for more
longer term 'move-on accommodation' might be supported.  However, the Council has no framework for what
this type of housing could be and therefore the applicant was advised that it would be their responsibility to
devise an appropriate scheme to serve this purpose, which could then be written into any subsequent s.106
agreement, as this would be bespoke housing.  Unfortunately, no such scheme has come forward and the
applicant has expressed a desire to have the application heard at Planning Committee, as an 'open'
residential planning permission.  This report assesses the proposal in this regard.
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2.0 Principle

2.1 Sustainable development is supported by Policy TH1 of the Thetford Town Centre Area Action Plan.

2.2 The application site lies within Thetford Town Centre and the Primary Shopping area.  Paragraph 85 of
Section 7 of the NPPF states:
f) recognise that residential development often plays an important role in ensuring the vitality of centres and
encourage residential development on appropriate sites.

2.3 Policy TH2 of the Thetford Town Centre Area Action Plan also supports a mix of uses in the town centre,
including residential development to create new living environments.

2.4 Given the sites location in the settlement boundary and the presumption in favour of residential to support
retail, especially given the sites 'non-frontage' location, then the principle of development is considered to be
acceptable.

3.0 Character

3.1 The application is for outline planning permission with all matters apart from landscaping to be
considered.  Policies GEN02 and COM01 and Policy TH2 of the Thetford Town Centre Area Action Plan
seek to protect the character of an area and the street scene.

3.2 The site is currently open disused land located to the rear of houses and shops on Pike Lane, Old Market
Street and Castle Street.  The land is currently unsightly and has been a waste dumping site causing
unsocial behaviour.  Bringing a use to the site will improve its unsightly nature and an active use should
prevent further unsocial behaviour through natural surveillance.

3.3 The proposal includes the use of prefabricated modular buildings. The application sets out that the
buildings are designed around sustainable techniques with high efficiency materials which comprise
structurally insulated panels (SIPS) in the floor, walls and roof.  The houses feature a studio style
kitchen/living/bedroom area with separate wet room.  The design of each unit comprises of a flat roof
modular box.  The units are connected to create a staggered linear strip located to the rear of linear
development fronting onto Castle Street.  The units are single storey with glazing to one end only.

3.4 The site lies in the Thetford Conservation Area.  Section 16 of the NPPF and Policy ENV07 of the
Breckland Local Plan (adopted) as well as section 72 of the Planning (Listed Building and Conservation
Area) Act 1990 seek to preserve and enhance the character and appearance of the Conservation Area.  The
area comprises of large areas of linear terraced development fronting onto the highway.  This proposal
mimics this style of development by using disused land to the rear of existing development, albeit not fronting
the highway.

3.5 The design although, differing significantly to buildings in the surrounding area using cladding rather than
bricks and flint and being flat roofed, it will largely be hidden from view by existing two storey development
surrounding the site, off Pike Lane, Castle Street and Market Place.  The historic building officer has been
consulted and raises no objections to the proposals.

3.6 For the reasons as set out above the proposal is not considered to harm the character or appearance of
the Conservation Area or street scene and would seek to preserve its character.  The proposal is therefore
considered to accord with Policies GEN02, COM01 and ENV07 of the Breckland Local Plan, Policy TH2 of
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the Thetford Town Centre Area Action Plan and Sections 7, 12 and 16 of the NPPF.

4.0 Amenity

4.1 Policy COM03 seeks to protect the amenity of neighbouring properties or future occupants.  The
proposals are single storey with limited fenestration, only looking out on the minimal open space to the
frontage of the units.  Although, not ideal for future occupants the units are small enough that the fenestration
proposed would suitably serve the layout, providing outlook, especially given the proposed layouts with only
bathrooms/wetrooms to the rear.

4.2 Given they are single storey and limited fenestration then overlooking is likely to be avoided.  Also, given
the town centre location then noise and disturbance is expected but boundary treatment and layout will help
to protect future occupants.  It is noted the concerns of the dog grooming parlour with regards to dogs
barking.  However, this is likely to be in the day (due to the dog parlour being a business) and combined with
surrounding other noises from the use of the town centre so this is unlikely to have a significant amenity
impact to warrant refusal of planning permission in this instance.

4.3 The lack of outdoor space/garden is noted.  However, given the town centre location and that there is
some open space to the frontage of units for people to sit out and store bikes/bins, this is considered
sufficient due to size of the units proposed.

4.4 The concern over loss of boundary treatment is noted.  This is not set out on the plans but a condition
can ensure suitable boundary treatments are maintained.

4.5 The application does not comply with National Space Standards, as required by policy HOU10 of the
Local Plan.  The units are approximately 25 sqm and the Space Standards require a minimum of 37 sqm for
a one bed unit , such as this.  The proposal therefore fails to ensure a quality living environment for residents
both now and in the future.  Therefore the proposals will result in unacceptable living conditions for future
occupants contrary to Policies HOU10 and COM03 of the Breckland Local Plan (adopted).

5.0 Highways

5.1 Policies TR01 and TR02 of the Local Plan seek to promote sustainable transport.  Policy TH4 of the
Thetford Town Centre Area Action Plan seeks to achieve a modal shift and and Policy TH5 of the Thetford
Town Centre Area Action Plan seeks to cater for pedestrians and cyclist.

5.2 The site is located in Thetford Town Centre.  Policy TR01 seeks 'reducing the need to travel by private
car in towns' and TR02 seeks to 'provide safe, suitable and convenient access for all users, including
appropriate parking and servicing provision in terms of amount, design and layout and avoid inappropriate
traffic generation and do not compromise highway safety'.

5.3 Appendix 2 sets out car parking requirements for two units which reference Norfolk County Standards.
Appendix 2 suggest two spaces per unit.  However, the County Standards suggest applying lower standards
for town centre locations, which is consistent with Section 4 of the NPPF.  Given the size of the units, their
location and access to services and facilities and public transport, the proposal without car parking is
considered acceptable in this instance.

5.4 The Highways Authority have been consulted with regards to the proposals and raise no objections
subject to conditions with regards to cycle parking and drainage.  Some cycle parking has been shown on
the plan but it does not appeared covered and therefore is unlikely to be used.  A condition will be applied to
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ensure safe and covered cycle parking is achieved.

5.5 Concern has been raised about congestion on the roads and the width of the access, however, due to
the lack of car parking proposed then this is considered an unlikely factor from this development.  The
proposal is therefore considered in accordance with Policies TR01 and TR02 of the Breckland Local Plan
(adopted) and Policies TH4 and TH5 of the Thetford Town Centre Area Action Plan.

6.0 Heritage

6.1 The site lies within the Thetford Conservation Area and in close proximity to a Grade II Listed Building.
Any decisions relating to listed buildings and their settings and conservation areas must address the statutory
considerations of the Planning (Listed Buildings and Conservation Areas) Act 1990 (see in particular sections
16, 66 and 72) as well as satisfying the relevant policies within the National Planning Policy Framework and
the development plan. National policy states that when considering the impact of a proposed development on
the significance of a designated heritage asset, great weight should be given to the asset's conservation.
Adopted Local Plan (2019) Policy ENV07 seeks to ensure that new development preserves and enhances
the character, appearance and setting of Conservation Areas and Listed Buildings.  Policy TH2 of the
Thetford Town Centre Area Action Plan seeks to preserve historic assets and TH18 seeks to preserve
archaeology.

6.2 The site is sufficiently distanced from the nearly Listed Building(s) so as not to affect their significance or
settings and the proposal is well hidden from the public realm within the Conservation Area so as to preserve
the Thetford Conservation Area. The Historic Buildings officer has no objections to the proposals.

6.3 The historic environment service has also been consulted and raise no objections, subject to a condition
which will be added to any subsequent approval.  For these reasons the proposal is considered to accord
with Sections 16, 66 and 72 of the Planning (Listed Buildings and Conservation Area) Act, Policy ENV07 of
the Local Plan and Section 16 of the NPPF and Policies TH2 and TH18 of the Thetford Town Centre Area
Action Plan.

7.0 Other matters

7.1 Paragraph 178 of the NPPF states that planning policies and decisions should ensure that:
a) a site is suitable for its proposed use taking account of ground conditions and any risks arising from land
instability and contamination.

7.2 Contamination officers have been consulted with regards to the proposals and initially request further
information with regards to contamination.  This has been provided and on that basis the proposal is
considered to accord with Section 15 of the NPPF, subject to a condition.

7.3 Concerns have been raised about sewage and drainage, these matters can be suitable addressed by
adequately worded conditions, in accordance with Policy ENV09 of the Breckland Local Plan and Policy
TH15 of the Thetford Town Centre Area Action Plan.

8.0 Conclusion

8.1 For the reasons given above, the proposal fails to ensure a quality living environment for residents both
now and in the future and fails to meet the requirements of Policy HOU10 of the Breckland Local Plan, in
terms of space standards.  Therefore the proposals will result in unacceptable living conditions for future
occupants contrary to Policies HOU10 and COM03 of the Breckland Local Plan (adopted).
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8.2 For these reasons the proposal has been recommended for refusal.

RECOMMENDATION

The proposal is recommended for refusal for the following reason.

REASON(S) FOR REFUSAL

1 Non-std housing reason for refusal
The proposal fails to ensure a quality living environment for residents both now and in the
future and fails to meet the requirements of Policy HOU10 of the Breckland Local Plan, in
terms of space standards.  Therefore the proposals will result in unacceptable living
conditions for future occupants contrary to Policies HOU10 and COM03 of the Breckland
Local Plan (adopted).
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