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Dr Sanjay Kaushal
Su-Bridge Pet Supplies
Mr Stephen Silvester
Keystone Development Trust

Applicant

SWANTON MORLEY
SAHAM TONEY
HILBOROUGH
THETFORD

Parish

3PL/2009/0242/F
3PL/2009/0558/F
3PL/2009/0621/F
3PL/2009/0625/F

Reference No.
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SWANTON MORLEY
Adj. Swanton Morley Doctors
Surgery & Lincoln House Care

Dr Sanjay Kaushal
Lincoln House Care Homes Lincoln Hous

Sketcher Partnership Ltd
First House Quebec Street

30 bed care unit   

Full

3PL/2009/0242/F

N

N

Out Settlemnt Bndry

No Allocation

Y

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA:

TPO:

LB GRADE:

No recommendation made

3920 SEE MAIN AGENDA ITEM

 RECOMMENDATION

Home 

 REPORT TO COMMITTEE 

 CONSULTATIONS
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SAHAM TONEY
Su-Bridge Pet Supplies
Cressingham Road

Su-Bridge Pet Supplies
Cressingham Road Saham Toney

Adrian Morley Architectural De
Kingsfold Watton Road

Proposed warehouse extension including new parking, turning & loading area 

Full

3PL/2009/0558/F

N

N

Out Settlemnt Bndry

No Allocation

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA:

TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL 

1. Need & use of the development
2. Visual impact
3. Impact on amenity
4. Highway safety

 KEY ISSUES

The proposal seeks full planning permission to extend an existing commercial building to provide
additional warehousing, relocation of the offices and to provide a loading, turning area and formal
car parking area.
The extension is to the side of the existing building to the rear of the site.
The proposal will provide a larger storage area and enable the materials which are currently
stored on the forecourt and adjacent the access to be stored internally.

The existing building is used for the retail and packaging of pet food and the retail of equine, pet
and gardening products.
The site is located outside a Settlement Boundary on Cressingham Road, close to the junction
with the B1077 Watton to Swaffham Road.
The two dwellings immediately to the east, adjacent the site, are owned and occupied in
connection with the business.
To the north is open countryside.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION
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Permission was granted for the establishment of the current business on the site in 1995.  Further
extensions were approved in 1995 and 2008.  The original building has a condition imposed
limiting the use of the building for use in connection with the animal boarding and animal feed
business of Su-Bridge only.

 RELEVANT SITE HISTORY

The following National Planning Guidance and/or Saved Policies of the Breckland Local Plan
and/or Core Strategy and Development Control Policies Proposed Submission Document have
been taken into consideration in the determination of this application:
ECO.5:  Economic Development outside Settlement Boundaries will only be permitted in
exceptional circumstances.

 POLICY CONSIDERATIONS

One letter of objection has been received raising concern regarding an increase in traffic and
existing noise from the site regarding use of PA system and fork lift horns.

 REPRESENTATIONS

SAHAM TONEY P C    
No objection

 CONSULTATIONS

HIGHWAY AUTHORITY - No objection, subject to conditions

COUNCIL'S PLANNING POLICY OFFICER - No objection
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Planning Permission

3007
3048
3920
3508
3413
3998
4000

Full Permission Time Limit (3 years)
In accordance with submitted AMENDMENTS
Sole use by "Su-Bridge of Saham"
No external storage
Indicated landscaping to be implemented
NOTE: Reasons for Approval
Variation of approved plans

 RECOMMENDATION

 CONDITIONS

* The proposal is referred to Development Control Committee as it is a Major application.
* The proposal seeks planning permission for an extension to an existing business that is situated
outside a Settlement Boundary or employment area.  Policy ECO 5 indicates that,outside these
areas, permission for commercial development will only be granted in exceptional circumstances
where there are particular reasons for the development not being located on an established
industrial estate.
* It is considered that the extension is subsidiary to the existing business and it would not be
reasonable to expect the business to relocate.  The applicant has indicated that relocation to an
employment area has been investigated but no appropriate sites have been available.  Also, he
has indicated that the workforce is all local to the site, significant investment is tied up in the
building which has a restricted use, and the adjacent dwellings are occupied in connection with
the business which provide security
* The extension would not be located in a prominent position.  It is located to the rear of the site
and behind the applicant's garden therefore there would be minimal impact when viewed from
Cressingham Road.  The site is well screened along the northern boundary by an existing hedge.
This boundary is to be supplemented by additional tree planting.  The extension is to be cut into
the rising land of the site to ensure that the ridgeline is no higher than the existing building.  The
building, as extended, will not result in a significant intrusion into the countryside when viewed
from the north across the fields.
* The proposal will not generate any significant traffic movements.  There will be no increase in
the size of on-site retail activities.  The extension is to increase the capacity for storage and to
provide an improved loading/ unloading area to the rear of the site thereby removing the current
conflict with customer parking.  Larger delivery vehicles can be accommodated thereby reducing
the number of delivery vehicles visiting the site.
* The extension will remove the current external storage on the forecourt area which will visually
enhance the premises when viewed from Cressingham Road.
* The site is currently well screened from the neighbouring properties by existing planting and
walls.  Additional planting is proposed on the blue land to further reduce the impact of the
proposal on the amenity of these dwellings.
* The proposal is considered to be in accordance with policy and is recommended for approval.

 ASSESSMENT NOTES
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HILBOROUGH
33 Westgate Street

Mr Stephen Silvester
33 Westgate Street Hilborough

Mr Stephen Silvester
33 Westgate Street Hilborough

Creation of new vehicle access (using the existing access permission granted
1998) to A1065

Full

3PL/2009/0621/F

Y

N

Out Settlemnt Bndry

No Allocation

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA:

TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL 

1.  Highway safety
2.  Impact on character and appearance of Conservation Area

 KEY ISSUES

The application seeks full planning permission to create a new vehicle access (using the existing
access permission granted in 1998) to the A1065.

The site is located within a rural area on the edge of the village of Hilborough.  The site is the
curtilage to 33 Westgate Street.  To the north of the site are existing residential properties and to
the east are a number of outbuildings to 67 Westgate Street.  The access is proposed to serve an
existing garage to the rear of 33 Westgate Street.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

3PL/2007/1490/F - Convert existing triple garage to dwelling and extend to provide kitchen, hall
and bedroom - Refused - Appeal dismissed
3PL/2006/0375/F - Extension to garage and change of use of extended building to dwelling -
Withdrawn
3PL/2005/1054/F - Extension to garage and change of use of extended building to dwelling -
Withdrawn
3PL/2000/0616/F - Erection of dwelling - Refused
3PL/1998/0513/F - Erection of garages and garden store - Approved

 RELEVANT SITE HISTORY
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The following National Planning Guidance and/or Saved Policies of the Breckland Local Plan
and/or Core Strategy and Development Control Policies Proposed Submission Document have
been taken into consideration in the determination of this application:
TRA.5:  Highway safety
PPG15:  Planning and the Historic Environment

 POLICY CONSIDERATIONS

Three letters have been received raising the following issues:-
Impact of new opening to A1065 rear of property will compromise the security of
workshops/storage therein
If approved, request condition that a new 2m high fence be installed on party boundary and that it
is solely to serve access to a non-habitable building at the rear of the existing property.
Existing access serves land in third party ownership. Proposal is, therefore, for an additional
access onto the A1065
Highway safety 

 REPRESENTATIONS

HILBOROUGH P C    
Objection:  Development of new vehicle access would be detrimental to road safety on A1065

 CONSULTATIONS

HIGHWAY AUTHORITY - No objection on the basis that the access is sought purely to serve the
existing garage.  If approved, it is likely that there will be no increase in vehicle movements above
the level that would have used the originally approved access (some 30m south west)if rights of
passage for the applicant remained.  From inspection of the site it would appear adequate
visibility splays of 120m can be provided at the proposed access in both directions (from a 2,4m
setback distance).

COUNCIL'S TREE AND COUNTRYSIDE OFFICER- Impact on SPA - It is unlikely that the
proposal would have a significant effect on the stone curlew special interest feature of the SPA.
Trees - The proposal is within the Hilborough Conservation Area and would result in the loss of
some small trees.  However, the overall impact would not be great and can be incorporated in the
normal course of garden landscaping.

COUNCIL'S HISTORIC BUILDINGS OFFICER - The indicative plan shows a gateway, which will
probably require piers of some sort - details required.
Preference for simple posts and a traditional 5 bar gate arrangements rather than anything more
elaborate given the context.

NATURAL ENGLAND- No comments  

NORFOLK WILDLIFE TRUST - No comments received  
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*  The proposal is referred to Development Control Committee at the request of the Ward
Representative
*  The site is outside the Settlement Boundary of the village of Hilborough and within the
Conservation Area. 
*  The proposal is to create a new access point serving land within the applicant's ownership in
order to access an existing triple garage within the curtilage of 33 Westgate Street. 
*  The main issues which require consideration relate principally to highway safety and whether
the proposal would preserve or enhance the character or appearance of the Conservation Area. 
*  The site history is of particular relevance in assessing this proposal, in particular, in 1998,
planning permission was given at this site for the erection of garages and garden store served by
an access 30 m south of the application site via the adjacent field which is in third party
ownership.  The third party owner revoked her permission for this access to be used in 2007 and
the applicant can no longer access the approved garage, using this access.  In 2007 an
application was made to convert the triple garage to a dwelling and to extend it to provide kitchen,
hall and bedroom.  This application was refused by the Council on the grounds that:
"By virtue of the position and extended size of the proposed dwelling, the development fails to
enhance the immediate locality which is characterised by close-knit development in an attractive
rural location and as such would compromise the existing character and appearance of the
locality.  Furthermore, the proposal would result in the loss of off-road parking to 33 Westgate
Street which would necessitate on-street parking, and would therefore be detrimental to highway
safety and the visual amenities of the locality". 
The application was the subject of an appeal which was subsequently dismissed.  The inspector
noted that planning permission was granted for the existing building to be served by an access
via the adjacent field but also noted that no access driveway had been surfaced and that there
was no requirement for surfacing as part of that consent.  He concluded that the surfacing of a
long driveway within the conservation area, and partially outside the settlement limit across a field
and garden would not enhance the form and character of the village and its setting as required by
Local Plan Policy HOU.4 and that the development would fail to preserve or enhance the
character or appearance of the Hilborough conservation area.  However, with regard to off street
parking he noted that whilst the use of the site for an independent dwelling would remove the
possibility of off-street parking at the rear for No 33 this would only reinstate the situation that
existed before access was allowed via the field at the rear and he did not feel that this was a
significant issue. 
*  With regard to the surfacing of the driveway, the applicant states this was laid on a hardcore
and chalk base in 1999/2000 following the 1998 consent.  The driveway is now overgrown.
Notwithstanding this, should Members be minded to grant consent, a condition may be attached
requiring details of any further proposed surfacing to be submitted to, and agreed in writing with,
the Local Planning Authority. 
*  It should also be noted that permitted development rights exist for provision within the curtilage
of a dwellinghouse of a hard surface for any purpose incidental to the enjoyment of the
dwellinghouse as such; or the replacement in whole or in part of such a surface.  In other words,
the area of the much shorter driveway currently proposed could be hard surfaced under permitted
development legislation even if permission was refused for the access.
*  A condition may also be attached requiring full details of any access gate to provided at the
access point to be submitted and agreed by the Local Planning Authority and to provide for
simple posts/5 bar gate arrangement as requested by the Council's Historic Buildings Officer.
*  In conclusion, the Highways Authority raise no objection to the proposed development on
highway safety grounds and it is considered that there are no other material planning
considerations which would warrant a refusal of planning permission.  It is, therefore, considered

 ASSESSMENT NOTES
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Planning Permission

3007
3046
3740
3740
3740
3740
3740
3740
3994
3998
4000

Full Permission Time Limit (3 years)
In accordance with submitted plans
Vehicular access
Access gates
Visibility splay
On-site parking
Details of surfacing
Details of gates
NOTE: Highway
NOTE: Reasons for Approval
Variation of approved plans

 RECOMMENDATION

 CONDITIONS

that the application is acceptable in planning policy terms and approval is recommended, subject
to conditions.
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THETFORD
Next to 54 Staniforth Road

Keystone Development Trust
(Mr Terry Jermy) 32 The Limes

Keystone Development Trust
(Mr Terry Jermy) 32 The Limes

Three-sided obelisk sculpture (1830 x 750mm)  

Full

3PL/2009/0625/F

N

N

In Settlemnt Bndry

No Allocation

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA:

TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL 

1. Impact upon the character and appearance of the streetscene
2. Impact upon neighbour amenity
3. Highway safety

 KEY ISSUES

The application seeks full planning permission for the erection of a three sided obelisk sculpture
which is to be 1.8m in height and is in tribute to Charles Burrell.  It is to be erected on a piece of
land adjacent to residential properties on Staniforth Road.

The application site consists of an open grassed amenity area in Staniforth Road.  To the north-
west and east are existing dwellings and to the south is the Staniforth Road carriageway.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

No relevant site history

 RELEVANT SITE HISTORY
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Planning Permission

3007
3046
3998
4000

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

 RECOMMENDATION

 CONDITIONS

The following National Planning Guidance and/or Saved Policies of the Breckland Local Plan and
Development Control Policies Proposed Submission Document have been taken into
consideration in the determination of this application:
PPS1: Delivering Sustainable Development
TRA.5: Highway safety
DC1: Amenity

 POLICY CONSIDERATIONS

None received.

 REPRESENTATIONS

* The application is referred to the Development Control Committee as the application site is
owned by Breckland Council. 
* It is evident that by virtue of its modest height and bulk coupled with its simple design, the
sculpture would not compromise the character and appearance of this part of Staniforth Road or
be detrimental to neighbour amenity ie light, outlook or privacy.
* It is not considered that the modest nature of the sculpture would not distract drivers and
therefore would not compromise highway safety.
* No other concerns or issues have been raised.
* In conclusion it is considered that the proposal complies with the relevant planning policy
requirements and is therefore recommended for approval.

 ASSESSMENT NOTES

THETFORD T C    
No objection, with the proposal welcomed on aesthetic and educational grounds.

 CONSULTATIONS
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