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EAST TUDDENHAM: Ailwyn Hall,  Berrys Lane:  Extension to existing 
residential care home including new main entrance and enlargement and 
formalisation of car parking 
Applicant:  Ashley Care Group 
Reference:  3PL/2010/0227/F 
 
 

Summary – This report concerns a proposal from Ashley Care Group to extend the 
existing private care home by 55 rooms.  The proposal raises issues relating to 
highway safety, sustainable transportation/development, design and local character 
and protection of existing trees. 

 
1.   INTRODUCTION 
The application seeks planning permission for the erection of a large extension to an 
existing residential care home.  However, it should be noted that the extension is 
significantly larger in size than the existing building with the existing gross internal 
floor space being 1,172m2 whilst the proposed floor space of the enlarged care 
home would be 4,262m2.  335m2 of floor space would be lost from the original 
building.  The residential care home would increase capacity by 55 net additional 
rooms to a capacity of 84 rooms. 
 
The application site lies outside of a Settlement Boundary and is located to the west 
of Berry’s Lane in East Tuddenham.  The site is currently used as a private 
residential care home with a capacity of 29 rooms.  To the south of the site is 
Earthsea House which is a school/home for disturbed children.  To the north, east 
and west of the site are open fields. 
 
2.  KEY DECISION 
This is not a key decision.   
 
3.  COUNCIL PRIORITIES 
The following Council priorities are relevant to this report: 

• A safe and healthy environment 

• A well planned place to live and work 
 
4.  PLANNING HISTORY 
3PL/2006/1083 - Construction of new extension for EMI residents, a new staff 
accommodation block and new reception area to existing main building -  Withdrawn 
3PL/2004/0971 - Alterations, extension to lounge and erection of conservatory - 
Approved 
 
5.  CONSULTATIONS 
Highways Authority - Objection based on highway safety 
 
East Tuddenham Parish Council - No objection 
 
Health & Safety Executive  - No objection 



 
Tree & Countryside Officer - Arboricultural impact assessment is sufficient for the 
area of the site it covers but an appraisal of the whole site and 12m beyond should 
have been provided given the scale of the proposal.  There are also concerns the 
trees on the southern boundary will shade the new building almost permanently. 
 
Contaminated Land Officer- Require precautionary gas informative 
 
National Grid - No comments received 
 
6.  POLICY 
The following National Planning Guidance and policies of the Breckland 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 
PPS7 Sustainable Development in Rural Areas 
DC1 Protection of Amenity 
DC12 Trees and Landscape 
DC14 Energy Generation and Efficiency 
DC16 Design 
DC19 Parking Provision 
 
7.  ASSESSMENT 
The principal issues raised by the application concern: i) highway safety; ii) the 
sustainability of increasing the size of the care home in a rural location; and, iii) 
protection of existing trees 
 
Highway safety 
The current proposal is to extend the existing care home by 55 rooms.  The Norfolk 
County Council Highways officer feels that, having visited the site, there are concerns 
regarding the capability of the Berry’s Lane/Mattishall Road junction to cater for 
additional vehicular movements.  In the vicinity of its junction with Berry’s Lane, 
Mattishall Road is subject to the national speed limit.  Advice set out in the Design 
Manual for Roads and Bridges and mirrored in the Norfolk County Council document 
‘Highways Development Control Guidance Notes’ states that on a stretch of highway 
subject to the national speed limit, visibility splays measuring 215m are required in 
both directions from a 2.4m setback distance. 
 
Details in the Transport Statement suggest that the maximum visibility available at 
this junction in a westerly direction measures 125m.  The Highway Authority contests 
this figure and inspection of the site reveals that, given the change in horizontal and 
vertical alignment of Mattishall Road, the maximum achievable visibility splay in the 
westerly (on-coming) direction falls considerably short of both the recommended 
guidance and the applicant’s figures, measuring some 70m only. This represents a 
compliance of some 33% of the minimum guidance only. 
 
The severely restricted visibility and high vehicular speeds along Mattishall Road 
have been contributory factors in a recent personal injury accident at this junction.  
Research into the cause of the accident clearly shows that it was a result of a vehicle 
undertaking a right-hand turning manoeuvre from Mattishall Road into Berry’s Lane.  
The details relating to the personal injury accident identifies that there is already an 
issue with inadequate visibility afforded to this junction.  This lack in junction visibility 
is compounded by the fact that forward visibility at the junction is also restricted, 
measuring a maximum of some 70m in a westerly direction. This figure represents a 
compliance of some 33% of the minimum guidance respectively. 



 
Sustainable Transport 
The application site lies outside of a Settlement Boundary in a fairly isolated rural 
location.  Whilst it is accepted that the residential care home use has already been 
established at the site, the proposal does constitute a large increase in both the 
number of bedrooms at the site and the expected number of staff journeys each day.  
The submitted travel report states that at present the care home requires 14 staff to 
run the home over a 24 hour period and the proposed increase would require 41 staff 
to run the home over a 24 hour period. Each member of staff would constitute a two-
way traffic movement in the majority of cases.  Further comments will be provided 
about the updated travel report that was submitted at a later stage. 
 
Local character/amenity 
The existing building is two storeys in height and consists of a mixture of hipped and 
gable-ended roofs.  The current building is constructed from red brick, yellow render, 
red pantiles and white UPVC and is set back by over 14m from Berry’s Lane.  In 
addition, the existing building is well hidden from Berry’s Lane by existing mature 
vegetation. 
 
The proposal would significantly increase the floor area of the original building but the 
vast majority of the extension work would be to the rear of the site and would, to 
some extent, be hidden by the existing building.  Furthermore, existing mature 
vegetation surrounding the north, west and southern boundaries of the site would 
hide the proposal from adjacent, surrounding farmland.  Only a small section of the 
extension would protrude in front of the main building line of the existing care home 
and would still be located approximately 10m from Berry’s Lane and would be well 
hidden from this road by existing vegetation. 
 
The proposed extension is considered to be sympathetic to the scale and design of 
the existing building and a planning condition will ensure that sample materials are 
submitted to and approved by the Local Planning Authority before construction work 
commences. 
 
Protection of trees on site 
The site is surrounded by significant mature vegetation to the north, west and south 
of the boundary.  Whilst an arboricultural report was submitted with the application it 
was not extensive enough and should have been an appraisal of the whole 
application site and 12m beyond.  The report did not contain detailed information 
regarding the southern boundary of the site in view of the number and stature of 
trees that are identified for removal. 
 
Conclusion 
The proposed development is considered to have the potential to significantly 
increase vehicle movements at an already sub-standard junction, to the detriment of 
highway safety.  The care home is also situated in an isolated location and the 
proposal would significantly increase the number of bedrooms at the site and would, 
therefore, lead to an increase in staff journeys to and from the site.  Further 
information is currently being assessed with regard to a recently submitted travel 
plan.  Finally, there are concerns that the extension, close to the southern boundary, 
will be in near permanent shade, even in the summer, and could adversely affect the 
amenity of residents. 
 
8.  RECOMMENDATION   
To follow pending receipt of further highway advice relating to the recently submitted 
transport plan. 


