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ATTLEBOROUGH
Land at Docking Wood
Leys Lane

Mr Anthony Gaskin
c/o agent 

Green Planning Solutions LLP
3A High Street Much Wenlock

C/U to inc. standing of caravans for 6 no. res. gypsy pitches with utility/day room
buildings & hardstanding

Full

3PL/2009/0604/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 : REFUSAL 

1.  Policy
2.  Highway issues

 KEY ISSUES

The application seeks change of use of land for the stationing of caravans for 6 residential gypsy
pitches with utility/ day room buildings & hardstanding.

Each of the pitches provides standing for 1 mobile home and 1 touring caravan and 1 utility/day
room constructed in block and render with clay tile roof.  The building measures 6.5m by 3.4 m
and would provide bathroom and kitchen facilities.

The site is located to the south of the town centre and the main railway line which divided Leys
Lane affording pedestrian access only to the town centre.  Vehicular access to Leys Lane south of
the railway line is via Slough Lane, off the B1077.
The site is outside the Settlement Boundary.  It is semi rural, close to Attleborough, within a loose
knit group of dwellings and commercial buildings.
The site is an area of former woodland sited immediately abutting an existing gypsy site occupied
by a single family.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

No relevant site history
 RELEVANT SITE HISTORY
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The following National Planning Guidance and Breckland Core Strategy and Development Control
Policies Development Plan Document have been taken into consideration in the determination of
this application:
PPS3:  Housing (2006)
Circular 01/2006:  Planning for Gypsy and Traveller Caravan Sites.
East of England Regional Spatial Strategy Policy H3 (May 2008) and Regional Spatial Strategy
Issue Review (July 2009)
Policy H3 of East of England Plan identified the need for the provision of 15 permanent pitches for
gypsy and traveller accommodation in Breckland.
Policy CP 2 of the adopted Breckland Core Strategy:  The Travelling Community

 POLICY CONSIDERATIONS

ATTLEBOROUGH TC    
Objection: Comment: The site is outside the Attleborough settlement framework, any proposal for
Gypsy sites or such should be taken into consideration in the L.D.F. This land has not been
offered in the L.D.F. Due to the L.D.F and the requirement of such sites we feel we do not have
enough knowledge to make judgement on this item. This lane is unsuitable for increased traffic
due to being narrow, two cars have problems passing. Letter of objection received from Mr S J
Hall.

 CONSULTATIONS

HIGHWAY AUTHORITY - Objection - The road serving the site is considered inadequate to serve
the development due to poor alignment, restricted width lack of passing provision and restricted
forward visibility 

COUNCIL'S CONTAMINATED LAND OFFICER - Vulnerable development questionnaire not
submitted as part of application therefore consideration should be given to the requirements of
PPS23 Annex 2.

TREE & LANDSCAPE OFFICER - No objection providing the recommendations of the submitted
tree survey are implemented and conditions imposed regarding tree protection and tree retention.

PLANNING POLICY OFFICER - No objection to broad principle

COUNCIL'S STRATEGIC HOUSING TEAM- Supports the application subject to site being
available to wider Gypsy & Traveller community, not just a single family and compliance with
standards set in CLG's Good Practice Guide on the design of Gypsy & Travellers Sites (2008)
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Representations been made raising the following comments:-
- Available pitches on adjoining gypsy and Traveller Site
- Outside Settlement Boundary
- Contrary to CP2 - premature, site should be allocated through Site Specifics Development
Document or Area Action Plan
- Poor access - narrow road, poor visibility on corners
- Increase in traffic
- Premature - prejudice future extension of Attleborough 
- Loss of trees
- No mains drainage
- Impact on neighbouring amenity
- Previous refusal for dwelling on adjoining land

 REPRESENTATIONS
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*  The application is referred to Development Control Committee as a locally sensitive application.
*  Proposals for Gypsy and Traveller sites should be determined in accordance with Policy CP2 of
the adopted Core Strategy and ODPM Circular 01/2006.
*  Policy CP2 of the adopted Core Strategy states that within the period up to 2011 a permanent
site for 15 pitches will be allocated and sets out the criteria which would be used to identify
suitable sites.  The Authority has yet to identify where the additional pitches should be provided,
however the policy criteria are relevant in assessing the proposal.
*  The agent has not confirmed whether the proposed pitches will be available for the wider Gypsy
and Traveller community and contribute to meeting some of the identified need for gypsy and
traveller pitches identified in CP2 or whether the proposal is for an individual family use and thus a
windfall site.  The agent has stated that the proposal will meet a recognised need for such facilities
in the area to facilitate gypsy lifestyle.  Applications for individual pitches should be considered in
accordance with reference to criteria (b) to (d) of Policy CP2 and ODPM Circular 01/2006.
Policy CP2 sets out 4 criteria:-
- The site is in a sustainable location on the A11 corridor and where there is no adverse impact on
the safe and efficient operation of the highway network;
- The site is within reasonable distance to facilities and supporting services;
- The site is properly serviced;
- The site will not have an adverse impact on the character and appearance of the surrounding
landscape.
Preference will be given to previously developed land or vacant and derelict land.
*  Circular 01/2006 requires Local Planning Authorities to make suitable provision for gypsies and
travellers where a need for accommodation is identified.  The Circular indicates consideration
should include:- impact on the surrounding area;  availability of alternative accommodation;
existing level of provision and need for sites in the area;  accessibility to services such as shops,
schools and doctors; as well as other planning considerations such as highway issues, flooding,
contamination etc.
The Circular also advocates the inclusion of a rural exception policy within a Development Plan
Document where there is a lack of affordable land to meet Gypsy and Traveller needs.  It then
goes on to indicate that sites on the outskirts of built up areas may be appropriate and should
respect the scale of, and not dominate, the nearest settled community or place pressure on the
local infrastructure.  It then goes on to indicate that sites may be found in semi rural or rural
settings and the principle of sites in rural areas is acceptable where there are no special planning
constraints.
*  The site is considered to be broadly within the A11 corridor and is located within reasonable
distance to the facilities of the town to access a range of facilities including education and health
provision.  In terms of services, the site can be suitably serviced in terms of water, electricity and
foul and surface water drainage.  In terms of impact on the landscape the site is situated behind
an existing private family gypsy site and would not be prominent within the street scene.  It is
adjacent a wood to the north and agricultural land to the east and west.  There are limited long
distance views into the site from the surrounding land.
*  The site is outside the Settlement Boundary but Circular 01/2006 indicates that sites on the
edge of settlements or within rural areas may be appropriate.
*  It is considered that the release of this site prior to the adoption of the Attleborough and
Snetterton Heath Action Area Plan would not compromise the document or the strategic planning
of the area.
*  The main issue is whether the site can be satisfactorily serviced in terms of vehicular and
pedestrian access.  Within the vicinity of the site, Leys Lane is a narrow country road with a width

 ASSESSMENT NOTES
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Refusal of Planning Permission

9900 Highway reason - inadequate access

 RECOMMENDATION

 REASON(S) FOR REFUSAL

of 3 meters and is only suitable for single lane traffic.  There is limited passing provision.  Two
vehicles approaching each other usually result in either the mounting of the verge or reversing.
The issue is compounded by a lack of forward visibility due to sharp bends.  It is considered that
the development is likely to significantly increase the number of vehicle movements in Leys Lane
which is likely to result in a cause of danger and inconvenience to highway users, especially to
vulnerable users such as pedestrians and cyclists.
*  Concerns have been raised regarding the impact of the proposal on neighbour amenity.  It is
considered that 6 pitches may have undue pressure on the amenities of the immediate
neighbourhood in terms of noise and disturbance but the scale would not dominate or significantly
impact on the wider community of Attleborough.
*  Human Rights:  the provisions of the European Convention on Human Rights and the Human
Rights Act 1998 must be considered.  The following Articles are relevant;-
- Article 6 (right to a fair and public hearing by impartial tribunal);
- Article 8 (right to respect for private and family life, house and correspondence);
- Article 14 (no discrimination for race, colour, national or social origin etc); and
- Part 1 of Protocol 1 (right to peaceful enjoyment of possessions, except in public interest)
*  Circular 01/2006 points out;1 "Local authorities should consider the consequences of refusing or
granting planning permission ... on the rights of the individuals concerned, both gypsies and
travellers and local residents ...".
*  Whilst it is unclear whether the proposal will contribute to providing 6 of the 15 required pitches,
the proposal does contribute to an accepted need for gypsy and traveller pitches within the area as
required by Circular 01/2006.
*  The proposal is broadly in accordance with Policy CP2 and Circular 01/2006 in terms of policy.
However, its location in terms of its impact on the highway network is unacceptable.  The proposal
is, therefore, recommended for refusal on highway grounds.
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HOCKERING
Frans Green Ind. Estate
Sandy Lane

Salvern Properties
PO Box 177 Wymondham

Roy Payne Chartered Architect
Russell House Litcham

Change of use from agricultural to industrial 

Change of Use

3PL/2009/1186/CU

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.  Justification for countryside location
2.  Impact upon the character and appearance of the countryside
3.  Highway safety
4.  Impact upon neighbour amenity

 KEY ISSUES

The application seeks planning permission for a change of use of agricultural land to additional
storage space for Norfolk Salvage who are car breaker's, storage and recycling facility (sui
generis).

The application site consists of a square shaped parcel of land which forms part of a larger
agricultural field.  To the north of the site is the current car breakers and salvage yard (Norfolk
Salvage), the remainder of the existing Frans Green Industrial Estate is located to the north-east of
the site.  In all directions the site is surrounded by open countryside.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

3PL/1990/1184/CU - Permanent use of land for vehicle storage yard - Approved.
3PL/1986/0361 - Storage of smashed vehicles - Refused.
3PL/1984/1525 - Storage of second hand building materials, plant and equipment.  Small
workshop for servicing own vehicles - Approved.
3PL/1982/1339 - Storage of second-hand building materials, plant and equipment and small
workshop - Approved.

 RELEVANT SITE HISTORY
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The following National Planning Guidance and/or Saved Policies of the Breckland Local Plan and
those of the Submission Core Strategy and Development Control Policies Development Plan
Document have been taken into consideration in the determination of this application:
PPS1: Delivering Sustainable Development
PPS4: Planning for Sustainable Economical Growth
PPS7: Sustainable Development in Rural Areas
DC1:  Protection of Amenity
DC7:  Employment Development Outside the General Employment Areas

 POLICY CONSIDERATIONS

The following is a summary of representations/objections received:
The existing industrial estate is poorly managed;  concern at smoke from fires on-site;  already too
many crushers on-site;  is this the first application of others;  this development would set a
precedent for others;  detrimental impact upon local residents;  Sandy Lane should be a "quiet
road";  hours of operation should be restricted; enforcement of the site should be improved;
existing hedgerows have been damaged;  the site has a negative impact upon the character and
appearance of the locality;  unacceptable increase in vehicle movements;  the application site is
good quality agricultural land;  the existing infrastructure is poor;  unacceptable noise from the site
and devaluation of property.

 REPRESENTATIONS

EAST TUDDENHAM P C    

HOCKERING P C    

Objection:  The Parish Council although acknowledging the need for businesses to expand, in this
instance do not wish the proposed development to take place.
It will adversely impact on the environment and amenities enjoyed by the local residents and the
Councillors also feel that agricultural land ought not to be used in this way.

Strong objection - Both this and 3PL/2010/0083/CU are strongly opposed.  Area is not suitable for
further industrial development.  The current site is badly maintained at present.  Noise continues
out of hours; smoke and light pollution persist and Hockering fears an increase in traffic which it
cannot tollerate.

 CONSULTATIONS

HIGHWAY AUTHORITY - No objections subject to conditions.

ENIRONMENTAL PLANNING OFFICER - No objection.

ENVIRONMENTAL HEALTH OFFICER - No objection subject to a condition restricting opening
hours and the adequate provision of surface water disposal system.
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*  The application is referred to the Development Control Committee at the request of the Ward
Representative.
*  For information:  the application referred to in Hockering Parish Council's comments relates to
"change of use from agricultural to industrial" in respect of land adjacent this application site.
Pending the result of consultations and assessment, no recommendation has yet been made on
that proposal.
*  The site forms part of the countryside with no specific allocation as an employment area.  In
light of this, Policy DC7 of the adopted Core Strategy is relevant.  This requires proposals for
employment uses outside areas identified as General Employment Areas(GEA's) and/or allocated
sites to demonstrate within the application that no other suitable sites were available on identified
or allocated employment sites.  The application should set out the reasons for not being located on
established or allocated employment sites. This could include the following:
Expansion of an existing business or the business and the proposal would be detrimental to local
amenity if located in settlements (including allocated sites). 
*  Policy DC7 also requires the proposal to have regard to highway safety in terms of the number
and type of vehicle movements associated with the development.
*  It is apparent that the Frans Green Industrial Estate was de-allocated as a GEA, however, it is
evident that the proposal is for the expansion of an existing established business and the nature of
the works involved at a car breakers are such that they could affect local amenity which is likely to
be the case on GEA's, given that they are often on the edge of settlements.  On balance, it is
considered that, in principle, the expansion of the site is acceptable in planning terms.  
*  The proposal has the potential to impact upon vehicle movements, with objections from local
residents having been received.  For this reason, the Highway Authority has been consulted.
They have confirmed, following discussions with the applicant, that they have no objections to the
expansion of the site in highway safety terms.
*  In terms of neighbour amenity, it is evident that local residents have expressed concern at the
impact upon their quality of life in terms of issues such as noise, litter, smells and smoke.  The
Environmental Health Department have been consulted with regard to the proposal and they have
confirmed that they have no objection in principle subject to the use of conditions restricting the
hours of operation at the site.  It is considered acceptable to attach such a condition.
Furthermore, it is also considered appropriate to restrict the use of the land outlined within the
application to be for storage purposes only.
*  In terms of the impact upon the character and appearance of the countryside, it is apparent that
the site is well established and, as such, this is an extension to the existing operation. It is considered
that, subject to boundary treatments being agreed, most probably in the form of significant native
planting, the impact of the proposal can be kept to an acceptable level.  Furthermore, a condition
will limit the storage of the vehicles to no more than two vehicles high to ensure that the boundary
screening is not breached.
*  The existing salvage yard is a sui generis use and, as such, any alternative use would require
separate planning permission which would be assessed on its individual merits at that time.
*  The representations received have expressed concern that this proposal, if allowed, would set a
precedent for other such proposals.  The Local Planning Authority must assess each application
on its individual merits and any such approval would not prevent the Local Planning Authority from
refusing subsequent proposals if inadequate justification exists at that time. 
*  A lack of monitoring of the site has been expressed in the representations received. In terms of
agreed HGV transport routes any breach is the responsibility of the Police.  The Environment
Agency has their own controls as part of their licensing requirements.  The site is the subject of
planning conditions and any breach will be investigated by the Enforcement Team upon a

 ASSESSMENT NOTES
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Planning Permission

3007
3046
3920
3406
3802
3534
3408
3920
3412
3998
4000

Full Permission Time Limit (3 years)
In accordance with submitted plans
Storage of vehicles
Surfacing - details and construction
Precise details of surface water disposal
Hours restriction and no Sunday working
Landscaping - details and implementation
Stacked vehicles no more that two high
Trees/hedges to be retained
NOTE: Reasons for Approval
Variation of approved plans

 RECOMMENDATION

 CONDITIONS

complaint being made.  The last enforcement query at Frans Green was received by the Council
in 2005.
*  In conclusion, it is considered that the proposal is acceptable in planning terms and, subject to
appropriate conditions being attached to the approval, the application is recommended for
approval.
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THETFORD
Sweyn Close/ Fulmerston Road

Peddars Way Housing Associatio
56 York Way Thetford

Ingleton Wood LLP
43 All Saints Green Norwich

Residential development of 66 dwellings inc. open space, landscaping, inc.
demolition of 34 existing dwellings

Full

3PL/2010/0013/F

N

N

In Settlemnt Bndry

No Allocation

Y
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APPLICANT:

AGENT:
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POLICY:

ALLOCATION:

CONS AREA:
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LB GRADE:

Planning Permission

3920 REPORT ITEM

 RECOMMENDATION

 

 REPORT RECOMMENDING APPROVAL 

 CONSULTATIONS




