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WRETHAM
Middle Farm

Trustees BPP Pension Fund
c/o agent 

ADAS
4205 Park Approach Thorpe Park

Demolition & redevelopment of poultry farm & manager's dwelling, together with
road improvements (Revised Appn)

Full

3PL/2007/1606/F

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Landscape impact
Ecology
Local amenity
Traffic

 KEY ISSUES

Proposals have been submitted to rationalise Banham Poultry's chicken rearing operations at
Wretham Heath.  This would involve the consolidation of production into 3 farms and the removal
of 3 others.  This application proposes the erection of 8 new poultry units to replace 6 existing
sheds at Middle Farm.  The new buildings would provide a combined floorspace of 14,711m2 and
a total capacity of 316,800 birds.  An additional 8 poultry units are proposed at Middle Farm under
application 3PL/2011/0402/F, together with another 4 poultry units at Sawpit Farm nearby.  Three
other farms would be removed, whilst one other would continue production in its current form.  
A new farm worker's dwelling is also proposed. 
The application is supported by a number of technical reports including an EIA Environmental
Statement, Flood Risk Assessment, Design & Access Statement and Transport Statement.  A
Section 106 agreement is being drafted relating to the removal of existing poultry farms.
This application was originally submitted in October 2007, but was held in abeyance pending
receipt of further information about environmental impacts.

Middle Farm forms part of a wider complex of poultry farms centred around Larkshall, East
Wretham, occupied by Banham Poultry and others.  Middle Farm is not currently operational.  The
farm is located to the west of the A1075 within an area of open countryside around 1km to the
south of the village of Wretham.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Nick Moys

No Allocation



BRECKLAND COUNCIL - PLANNING COMMITTEE - 05-09-2011

DC131_new

No relevant site history

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

PPS07
PPS09
CP.01
CP.11
DC.12
DC.14

Sustainable Development in Rural Areas
Biodiversity and Geological Conservation
Housing
Protection and Enhancement of the Landscape
Trees and Landscape
Energy Efficiency

The following National Planning Guidance and the Breckland Adopted Core Strategy and
Development Control Policies have been taken into consideration in the determination of this
application:

WRETHAM P C -   

WRETHAM P C -   

No objection at time of original proposal

Amended application
Although this development was for some reason presented in two separate applications, these
comments apply equally to both.
Objection
My council objects strongly to the application as presented, on the following grounds.
1. Although the application presents the facts as though this is involves a minor reduction in both
sheds and birds, this is not truthfully the case. Middle Farm and Plantation Farm have not been
used for some 10 years, and I believe Heath Farm, Sawpit Farm and Pit Farm have also been out
of use for a considerable time. In terms of impact on the local environment this should be
regarded as an increase rather than a net reduction.
2. My Council does, though, agree with the sentiments of the application in that these redundant
farms are a blot on the landscape, and should be removed. It doubts the validity of the statement
that Middle farm "could be brought back into production at relatively short notice," and also the
threat that "In the event of an unsuccessful planning outcome then the default position is the
continued use of the Plantation, Heath and Pitt sites." We understand that the sheds on the
unused farms are unacceptable in terms of animal welfare in today's environment, and are also
so riddled with asbestos that it would not be possible to put staff to work within them. If it were in
any way that these units could be brought into use profitably, it is difficult to imagine why they
have been left empty for so long.
3. The application has divided the sites into those north and south of the A1075 (although, given
that road runs NNE to SSW, perhaps an East/West split would be a better way of describing it).
However, the point is that Middle Farm is the one nearest the village of East Wretham, and
Sawpit Farm nearest to the hamlet of Cherry Tree Close, Hilda Raker Close and Forestry

Yes

 EIA REQUIRED
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Cottages, and also clearly visible from the main road (A1075). Pitt Farm and Heath Farm are
tucked away in the back of beyond, close to the applicant's existing "flagship" operation at
Cuttings Farm, and yet the application proposes to deliberately bring the major part of its
operations from these sites to the ones as close as possible to the major residential areas.
4. The application acknowledges that turning on and off the A1075 can be difficult and
dangerous. This was the case when the application for a waste recycling facility at the Larkshall
site was considered, however the applicant was required to make alterations to the access to
overcome this. The application for Middle Farm as originally submitted did contain a proposal to
improve the junction of Straight Road and the A1075, but only by the relatively cheap option of
removing a number of iconic pine trees to improve the visibility splay. It appears that in these new
applications an even cheaper proposal is made, suggesting that vehicles visiting Middle Farm
would use an unofficial and unenforceable one-way system travelling north on the single track
Straight Road, turning out onto Croxton Road, and thence right onto the A1075, thus ensuring
that each and every vehicle passes as many dwellings as possible.
5. The applicant has provided some data for the traffic on the A1075 between the Larkshall
entrance and the Straight Road junction, but none whatsoever detailing the use of Croxton Road
or the Straight Road. This road is already very busy with Viridor, farm and military traffic, making
it hazardous for residential use. The proposed additional use (even if the ludicrously low
estimations proved to be half accurate) would increase this risk.
6. Contrary to what is stated in the application, Straight Road does not have "passing places
along its length". It has a limited number of entrances where it is possible for some vehicles to
pass. A large Viridor vehicle with trailer going in one direction meeting a similar Banhams one
going the opposite way would require a massive and properly built passing space, otherwise the
very limited verge on this road will be completely trashed along its entire length.
7. My Council's objection on the grounds of noise is based on three factors. Firstly, and probably
more dominant, is the noise of the vehicles especially as they come to a halt at the junctions on
the proposed one-way route, and then accelerate away. Secondly, the noise from the fans
needed to maintain the correct temperature in the sheds will form a constant background in an
area of countryside where you should be able to hear only the wind in the trees and the birds
singing. Neither of these would be a problem to the residents of East Wretham and Cherry Tree
Close, etc., if Banhams chose to redevelop the sites to the east. Finally, possibly the most
irritating sound is the constant "beeping" of machinery reversing as the sheds are cleared, the
feed hoppers are filled, etc., etc. The application provides no information as to the impact of this,
probably hoping to disguise and ignore it. This is an inevitable consequence of the business. The
sound of vehicles at Larkshall is clearly audible in East Wretham, and Middle Farm and Sawpit
Farm are nearer to dwellings, so will be worse. 
8. The Council is also concerned about the smell which will be pumped out from the sheds so
close to a number of dwellings, and in particular when the litter is being removed every 50 days. It
accepts that chicken sheds have been a feature of the area for many, many years, but never
before this close to the village. The Application boasts that there will be an overall net reduction in
emissions, but this is, on the applicant's own admission, achieved by reductions in the area where
nobody lives, countered by an increase nearer the village.
9. In the highly undesirable and unsatisfactory event of planning permission being granted to
either or both of these applications, my Council is concerned that the 2007 application contains
no undertaking to demolish any farms, but simply a passing reference to that. It should be made
a condition that the farms be demolished to ensure that Banhams does not just go ahead with the
new sheds in addition to retaining, replacing and reopening all the existing sheds.
10. My Council is also concerned about the access to Middle Farm from Straight Road. When
Banhams came and presented the project to the Council it was told that this dirt track would be
improved so as to avoid even more soil and gravel being brought onto the highway. This has not
been mentioned in the application, and should be made a condition.
11. It is accepted that, should permission unfortunately be given for the expansion of the farms,
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NORFOLK COUNTY COUNCIL - HIGHWAYS    

CONTAMINATED LAND OFFICER    

ENVIRONMENTAL HEALTH OFFICERS    

NATURAL ENGLAND    

ENVIRONMENT AGENCY    

Comments in respect of original application:
Off site highway works required

Comments in respect of original application:
I recommend applying both a desk study/site investigation condition and also a precautionary
condition (in relation to unforeseen contamination) as follows:

Comments in respect of original application:
Recommends conditions in respect of fly control, droppings pit, pest control, storage of dead
birds, removal of litter and dirty water/run off

Comments in respect of original application:
Based on the information provided, Natural England objects to the proposed development being
granted planning permission. It is our view that the proposed development is not directly
connected with or necessary to site management for nature conservation and is likely to have a
significant effect on the internationally important interest features of the site, either alone or in
combination with other plans and projects. 

Comments in respect of original application:
Objection on basis of inadequate regard to disposal of asbestos.

the managers will need somewhere to live. The existing farms have small, low-profile dwellings.
The application proposes three two storey, four-bedroom, and double garaged houses. Very
limited information about these houses is provided with the application, but it seems likely that
these will be higher than the sheds themselves. They are certainly much more substantial than
the majority of dwellings in the village! These are meant to be agricultural dwellings permitted in
the countryside because they are necessary for the farm business to operate, not a prime
location for luxury housing!
12. Straight Road and Croxton Road are subject to the National Speed Limit, effectively 60 mph.
Should permission for either application be granted, the Council hopes that a much slower limit
will be imposed from west of the junction of the two roads to the A1075, to avoid the inevitable
dangers of large vehicles turning out from Straight Road.
13. In summary, while my Council understand and welcomes the proposal to rationalise the
businesses, and the removal of derelict farms, it opposes the solution proposed, principally for
reasons of traffic, noise and smell, none of which have been adequately mitigated in the
application. If all these issues could be satisfactorily resolved, then the Council might feel
differently.
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NORFOLK COUNTY COUNCIL - HIGHWAYS    

CONTAMINATED LAND OFFICER    

ENVIRONMENTAL HEALTH OFFICERS    

NATURAL ENGLAND    

ENVIRONMENT AGENCY    

TREE & COUNTRYSIDE OFFICER    

See 3PL/2011/0402

Comments in respect of amended scheme
No objection subject to informative regarding asbestos.

No objection subject to conditions in respect of fly control, droppings pit, pest control, storage of
dead birds, removal of litter and dirty water/run off

See also 3PL/2011/0402/F on this agenda
Natural England would have no objection to the present application if it could be satisfied that
conditions will be secured by Breckland Council as integral to the grant of planning permission in
respect of timing of demolition and building work, abatement techniques in respect of ammonia
emissions 

See 3PL/2011/0402

In the light of specialist research undertaken for the Habitats Regulations Assessment of the
adopted Breckland Core Strategy, it is unlikely that the proposal would have a significant effect
on the stone curlew, woodlark or nightjar features of the SPA.
 An assessment of the impact of the proposal on stone curlews by Norfolk Wildlife Services
details a number of recommendations in Section 9 of their report included in Vol. II of the
Environmental Statement. These name site lighting, noise and traffic, landscaping, scheduling
and methods of development working, monitoring and enhancement via a possible HLS
agreement as issues which require further details of intentions. The provision of these details
should be conditioned in full to any consent.
POSSIBLE EFFECTS ON THE BRECKLAND SPECIAL AREA OF CONSERVATION
Nitrogen deposition on the European site Breckland Special Area of Conservation was
highlighted in pre-application consultations as an area of concern since the citation flora depends
largely on low nutrient status substrates. The Environmental Statement reveals some potential
exceedences of Environment Agency guideline levels for ammonia discharges adjacent to nature
conservation sites but mentions trials that could lead to further reductions. 
Details of measures that would bring all the units under acceptable levels should be provided,
accompanied by EA approval, prior to decision.
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Objections to the proposed development have been received from a number of local residents,
raising concerns about increased traffic, harm to the character of the area and loss of residential
amenity due to increased noise and smells.

 REPRESENTATIONS

* The application is referred to Planning Committee as it is a "Major" application.
* It is considered that the principal issues raised by the proposed development relate to: i) visual
impacts on the rural landscape, ii) effects on sensitive ecological areas in the vicinity, iii) the
amenities of local residents and iv) transport matters.

Landscape
* Core Strategy Policy CP11 requires rural landscapes to be protected in order to maintain their
appearance and ecological/historic value.  The site falls within The Brecks: Stanta Heath
Landscape Character Area.  Key characteristics of this area include large scale gently undulating
landscapes, a sparse pattern of development, and arable fields interspersed with open heath land
and large blocks of conifer plantations and pine lines.  These characteristics are readily apparent
in the vicinity of the application site. Careful consideration has been given to the likely impact of
the proposed development on the surrounding rural landscape.  
* Middle Farm sits within an open landscape and is clearly visble from the side road to the east,
although views from further afield, including the A1075, are limited.  The proposed poultry sheds
would replace existing buildings and extend development somewhat beyond the current footprint.
As a result there would be a modest increase in visual impact on the surrounding area. However,
this would be offset by the new landscaping proposed, the backdrop of existing woodland and the
use of more sympathetic external materials.  The impact would be relatively localised, as views of
the development from further afield are limited, with screening provided by existing intervening
hedgerows, woodlands and developments.  The form of development would respect the
characteristics of the landscape, including its strong geometric forms, and would not appear out
of place in the context of existing agricultural and military developements in the locality.  
* Overall, it is considered that the proposed development would not result in significant harm to
the character and appearance of the area. The benefits in landscape terms of removing three
existing poultry farms and the reinstatement of the land must also be weighed against any
relatively minor detrimental effects at the application site.  One of the farms to be cleared (Heath
Farm) occupies a particularly prominent position in the landscape, overlooking Wretham Heath
and clearly visible from the A1075.

Ecology
* There are a number of nature conservation sites of national and international importance in the
locality of the application site, including the Breckland SPA and SAC, East Wretham Heath SSSI,
Stanford Training Area SSSI, Breckland Forest SSSI, and Wretham Park Meres SSSI.  In relation
to the proposals, particular sensitivities include potential effects on stone curlew populations
within the SPA and the vulnerability of the Breckland SAC to nitrogen deposition caused by
ammonia emissions. The application site is located outside the 1500m buffer zone to the SPA,
but within the1500m buffer zone of known nesting sites.
* The submitted Environmental Statement includes habitat and species surveys, and considers in
detail the likely impacts of ecological features in the locality. In terms of effects on the Breckland
SPA, research has shown that built footprint has an adverse effect on stone curlew breeding
density.  Whilst the application proposal would increase built footprint at Middle Farm, the
removal of other poultry farms in the area means that, overall, the redevelopment scheme would

 ASSESSMENT NOTES
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result in a reduction of footprint of around 15%.  The restoration of land at the demolished farms
offers an opportunity for beneficial effects on the SPA.  Subject to appropriate planning conditions
and obligations relating to the phasing of development, site restoration and construction
mitigation measures, it considered that the proposed development would be unlikely to adversely
affect the SPA.  The precise form of necessary conditions and obligations is still under
discussion.
* In terms of effects on the Breckland SAC, the information submitted predicts that ammonia
levels would decrease overall, but that levels at the Wretham Heath SSSI would increase,
perhaps by 3 or 4 times.  Since this area is already experiencing levels above established limits,
an increase of the order predicted is not considered to be acceptable.  Various proposed
mitigation measures are referred to in the submitted ES, which it is anticipated could reduce
ammonia emissions below critical levels.  Discussions with the applicant are on-going about how
these measures could be secured and monitored through the terms of a planning permission.
The development would be subject to controls from the Environment Agency under the
Environmental Permitting regime.  It is understood that discussions between the applicant and the
EA in respect of an Environmental Permit are well advanced.  Agreement on a set of suitable
measures and controls is essential to enable the Council to conclude that there would no adverse
effect on the SAC under the Habitat Regulations.  

Residential amenity
* The submitted Environmental Statement considers in detail the likely impacts on the
surroundings from noise and smell emissions.  The main source of noise from the proposals
would be from ventilation fans.  The effects on the nearby residential properties have been
modelled and found to be within acceptable limits.  The nearest dwelling is approximately 450
metres from Middle Farm. The Council's Environmental Health Officer has raised no objection on
noise grounds subject to a noise limit condition.  Odour emissions have also been modelled, and
it is predicted that the development would result in reductions in odour levels at some locations
and slight increases in others.  Odour levels at all residential properties in the locality would
remain within acceptable limits. The Council's Environmental Health Officer has raised no
objection on odour grounds subject to a number of planning conditions relating to the
management of the farms.

Transport
* Access to Middle Farm is proposed from the A1075 via a side road and an existing farm track.
The 8 poultry sheds proposed would be operated as one farm unit on a 50-week rearing cycle.  It
is anticipated that 138 HGV movements would be generated across the rearing cycle: an average
of 2.8 movements a week, with a peak of 11 movements a week.  The same level of traffic would
be generated by the other farm unit proposed at Middle Farm (see 3PL/2011/0402/F), although it
is understood that rearing cycles would generally be staggered to avoid peak flows coinciding. It
is considered that the highway network around the site generally has capacity to serve the
development.  However, it is noted that visibility at the junction of the minor road with the A1075
is somewhat restricted in one direction, and that opposing HGV movements on the minor road
could give rise to some conflict.  The application therefore proposes that traffic should approach
from the south and re-join the A1075 further to the north by Wretham Camp.  Improvements to
the existing farm access track could be required by planning condition.  The Highway Authority
has confirmed that this arrangement would be satisfactory, subject the completion of a vehicle
routing agreement.

Other matters
* In order to address the requirements of PPS7, evidence is required of the agricultural need for
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Planning Permission

3920 Conditions to be confirmed

 RECOMMENDATION

 CONDITIONS

the proposed farmworker's dwelling.  Discussions with the applicant on this matter are on-going.
* In addition to the environmental impacts outlined above, account should also be taken of the
potential economic benefits of the proposed development.  The proposed development
represents a significant investment for the Banham Group, an important local employer.  Banham
Group has indicated that the development is necessary in order to enable production to be
increased to meet demand, and to address requirements for more modern and efficient
production facilities.  The applicant intends that the new farms will incorporate the latest
technology relating to environmental management and animal welfare, and thereafter act as a
model for future developments.
* In response to concerns raised by the Environment Agency, it is understood that the applicant is
preparing a preliminary risk assessment and desk study.
* In relation to archaeology, the applicant has requested that requirements for further
investigations be dealt with by planning condition.

Conclusion
* Subject to the satisfactory resolution of outstanding issues relating to environmental impacts
(including ammonia emissions, phasing of the development, land restoration and groundwater
protection) and need for the dwelling, the proposal is considered to be acceptable.
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MUNDFORD
60-62 Malsters Close
(Plot A & B)

Mr J Newboult
Tresanton 4 Littlemead

The Whitworth Co-Partnership LLP
1 The Close Norwich

Erection of two detached houses with integral garages & parking spaces off a
private drive

Outline

3PL/2011/0192/O

N

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle of development  
Design and appearance 
Impact on neighbours 
Form and character
Impact on stone curlew special interest feature of the SPA
Flood risk
Highway safety
Trees

 KEY ISSUES

The application seeks outline planning permission including access, layout and scale to construct
two detached two storey four bedroomed dwellings with attached garages to the north of 62
Malsters Close and west of 60 Malsters Close.  A garage is provided with each dwelling with one
parking space shown in front of each garage.  Access would be off Malsters Close.   The
application is accompanied by a Flood Risk Assessment.

The application site comprises a vacant area of land located between 60 and 62 Malsters Close
which lies within the Settlement Boundary of the village of Mundford.  There is a wooded area to
the north with a ditch and watercourse.  The site is within Flood Zones 2 and 3.    

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Jayne Owen

No Allocation
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No relevant site history

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

PPS01
PPS03
PPS25
CP.11
DC.01
DC.02
DC.11
DC.12
DC.13
DC.16
DC.19

Delivering Sustainable Development
Housing
Development and Flood Risk
Protection and Enhancement of the Landscape
Protection of Amenity
Principles of New Housing
Open Space
Trees and Landscape
Flood Risk
Design
Parking Provision

The following National Planning Guidance and the Breckland Adopted Core Strategy and
Development Control Policies have been taken into consideration in the determination of this
application:

MUNDFORD P C -   
Firstly with regards to the proposed application, it is on some resident's deeds that purchased
properties when they were first built, that this area was always designated for a play area and
therefore should never be allowed to be built on. Before any decision is made a further
investigation is warranted.
Secondly, it is understood that the area is very close to Malsters Close. The fardens get very wet
when the stream is in full flow, and it is understood that the new 24 houses that are being built at
the nearby St. Leonards Mead were not building near to the stream for this very reason.
 It is the council's opinion that further investigation should be carried out with regards to the play
area and the flooding issues, but also that this in their opinion is an overdevelopment of an
already busy area which would impact on neighbouring properties.
I have asked Cllr Steward if this matter can be addressed to the Development Control

No

 EIA REQUIRED
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A letter with 15 signatures has been received from all the owner/occupiers of this part of Malsters
Close raising the following issues: 
Current lack of parking would be exacerbated; loss of green space used by children; area shown
as open space on deeds of several houses in this cul-de-sac; it is believed that there is a public
footpath across this area to the site of the original brick built culvert bridge that formed a public
crossing point over the Malsters Run stream - currently the culvert is broken down but this we
believe is still a public crossing point; this area appears within both Flood Zone 2 and Flood Zone
3a areas - this alone should be enough to preclude any permissions to build on such an area as
this; impact on stone curlew special interest feature of the SPA - it is screened on two sides only
by existing development; the area does not appear as public open space on Breckland District
Council planning records but strongly feel that it needs to be retained in perpetuity as open space
with regard to the forthcoming Local Development Framework

 REPRESENTATIONS

NORFOLK COUNTY COUNCIL - HIGHWAYS    

TREE & COUNTRYSIDE OFFICER    

ENVIRONMENT AGENCY    

CONTAMINATED LAND OFFICER    

NATURAL ENGLAND    

No objection in principle however garages shown below minimum dimensions to qualify as a
functional parking space and only one other parking space shown.  Amended plan requested to
provide three parking spaces per unit. 

It is unlikely that the proposal would have a significant effect on the stone curlew special interest
feature of the SPA. 
The site is rough grass/sedge and trees contiguous with open space liable to flooding and
deliberately retained for conservation reasons to the north of the adjacent new development.
Across the watercourse to the north is a County Wildlife site and the whole forms an important
reservoir for biodiversity bounding the village of Mundford.

No objection subject to conditions

No objections 

No objection 

Committee. I look forward to hearing from you.

NORFOLK WILDLIFE TRUST -  No Comments Received 
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Outline Planning Permission

3058
3060
3046
3106
3920
3920
3995

Standard Outline Condition
Standard outline landscaping condition
In accordance with submitted plans
External materials and samples to be approved
In accordance with FRA
Levels to be submitted
NOTE - Unilateral undertakings

 RECOMMENDATION

 CONDITIONS

* The application is referred to the Planning Committee at the request of the Ward
Representative. 
* Outline planning permission is sought including access, scale and layout.
* The site is located within the Settlement Boundary for Mundford 
* Layout details submitted with the application indicate 2 two storey detached four bedroomed
dwellings with attached garages with one parking space in front
* It is considered that the shape and dimensions of the site are such that it is capable of
accommodating two dwellings in such a manner that would satisfactorily relate to the existing built
form and surrounding context together with acceptable parking and turning provision. 
* There are no designated public rights of way across the site and the area is not designated as
public open space.
* In the light of the above it is considered that the siting of dwellings in this location is acceptable
in planning policy terms
* With respect to neighbouring amenity, the layout submitted indicates that the site can
satisfactorily accommodate two dwellings in a manner whereby an acceptable degree of
separation can be achieved both in relation to the proposed dwellings and with respect to
adjoining dwellings to the south and east
* Notwithstanding this, any potential for significant overlooking/overshadowing would be
considered at the detailed stage
* Landscaping and appearance of the dwellings would be reserved matters for consideration at
the detailed stage 
* With respect to impact on the stone curlew special interest feature of the SPA the Tree and
Countryside Officer has carried out an appropriate assessment and, as the proposal is within an
existing building environment with considerable existing buildings in all directions towards the
SPA, concludes that the proposal is unlikely to have a significant effect on the stone curlew
special interest feature of the SPA
* With respect to flood risk, the Environment Agency has been consulted and have raised no
objection subject to a condition that the development is only carried out in accordance with the
approved Flood Risk Assessment (FRA) and mitigation measures detailed in the FRA in relation
to finished floor levels
* In terms of highway safety, Norfolk County Highways have requested a revised layout to provide
three parking spaces per unit.  A revised plan has been received and County Highways have
confirmed that this is acceptable.
* The application is recommended for approval subject to conditions. 

 ASSESSMENT NOTES
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3998
4000
3996

NOTE: Reasons for Approval
Variation of approved plans
Note - Discharge of Conditions
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WRETHAM
Middle Farm / Sawpit Farm

Banham Group Ltd
Station Road Attleborough

ADAS
4205 Park Approach Thorpe Park

Erect poultry units & assoc. works for both sites & 3 no. managers' dwellings 

Full

3PL/2011/0402/F

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Landscape impact
Ecology
Local amenity
Traffic

 KEY ISSUES

Proposals have been submitted to rationalise Banham Poultry's chicken rearing operations at
Wretham Heath.  This application proposes the redevelopment of two existing poultry farms on
land at Middle Farm and Sawpit Farm with a total of 12 new poultry units.  A further 8 poultry
buildings are proposed at Middle Farm under application 3PL/2007/1606/F.  The new buildings
proposed under this application would provide a combined floorspace of 22,067m2 and a total
capacity of 475,200 birds.  In addition to the redevelopment of Middle Farm and Sawpit Farm, it is
proposed to remove three other existing poultry farms in the vicinity.  It is proposed to remove all
existing poultry sheds at the two farms and to demolish completely 3 other poultry farms in the
locality.  New farm workers' dwellings are also proposed at the two redeveloped farms.

The application is supported by a number of technical reports, including an EIA Environmental
Statement, Flood Risk Assessment, Design & Access Statement and Transport Statement.  A
Section 106 agreement is being drafted relating to the removal of existing poultry farms.

Middle Farm and Sawpit Farm form part of a wider complex of poultry farms centred around
Larkshall, Wretham Heath, occupied by Banham Poultry and others.  Neither Middle Farm or
Sawpit Farm is currently operational.  The farms are located within an area of generally open

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Nick Moys

No Allocation
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countryside, between 0.75 and 1km to the south of the village of Wretham.  Middle Farm is
located to the west of the A1075, and is surrounded by farmland.  Sawpit Farm is located to the
east of the A1075 and is adjacent to the exisitng complex of commercial/farming operations at
Larkshall.

3PL/2007/1696/F - Erection of 8 poultry units and dwelling at Middle Farm - included on this
agenda

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

PPS07
PPS09
CP.10
CP.11
DC.12
DC.14

Sustainable Development in Rural Areas
Biodiversity and Geological Conservation
Natural Environment
Protection and Enhancement of the Landscape
Trees and Landscape
Energy Efficiency

The following National Planning Guidance and the Breckland Adopted Core Strategy and
Development Control Policies have been taken into consideration in the determination of this
application:

WRETHAM P C -   
Although this development was for some reason presented in two separate applications, these
comments apply equally to both.
Objection
My council objects strongly to the application as presented, on the following grounds.
1. Although the application presents the facts as though this is involves a minor reduction in both
sheds and birds, this is not truthfully the case. Middle Farm and Plantation Farm have not been
used for some 10 years, and I believe Heath Farm, Sawpit Farm and Pit Farm have also been out
of use for a considerable time. In terms of impact on the local environment this should be
regarded as an increase rather than a net reduction.
2. My Council does, though, agree with the sentiments of the application in that these redundant

Yes.

 EIA REQUIRED
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farms are a blot on the landscape, and should be removed. It doubts the validity of the statement
that Middle farm "could be brought back into production at relatively short notice," and also the
threat that "In the event of an unsuccessful planning outcome then the default position is the
continued use of the Plantation, Heath and Pitt sites." We understand that the sheds on the
unused farms are unacceptable in terms of animal welfare in today's environment, and are also
so riddled with asbestos that it would not be possible to put staff to work within them. If it were in
any way that these units could be brought into use profitably, it is difficult to imagine why they
have been left empty for so long.
3. The application has divided the sites into those north and south of the A1075 (although, given
that road runs NNE to SSW, perhaps an East/West split would be a better way of describing it).
However, the point is that Middle Farm is the one nearest the village of East Wretham, and
Sawpit Farm nearest to the hamlet of Cherry Tree Close, Hilda Raker Close and Forestry
Cottages, and also clearly visible from the main road (A1075). Pitt Farm and Heath Farm are
tucked away in the back of beyond, close to the applicant's existing "flagship" operation at
Cuttings Farm, and yet the application proposes to deliberately bring the major part of its
operations from these sites to the ones as close as possible to the major residential areas.
4. The application acknowledges that turning on and off the A1075 can be difficult and
dangerous. This was the case when the application for a waste recycling facility at the Larkshall
site was considered, however the applicant was required to make alterations to the access to
overcome this. The application for Middle Farm as originally submitted did contain a proposal to
improve the junction of Straight Road and the A1075, but only by the relatively cheap option of
removing a number of iconic pine trees to improve the visibility splay. It appears that in these new
applications an even cheaper proposal is made, suggesting that vehicles visiting Middle Farm
would use an unofficial and unenforceable one-way system travelling north on the single track
Straight Road, turning out onto Croxton Road, and thence right onto the A1075, thus ensuring
that each and every vehicle passes as many dwellings as possible.
5. The applicant has provided some data for the traffic on the A1075 between the Larkshall
entrance and the Straight Road junction, but none whatsoever detailing the use of Croxton Road
or the Straight Road. This road is already very busy with Viridor, farm and military traffic, making
it hazardous for residential use. The proposed additional use (even if the ludicrously low
estimations proved to be half accurate) would increase this risk.
6. Contrary to what is stated in the application, Straight Road does not have "passing places
along its length". It has a limited number of entrances where it is possible for some vehicles to
pass. A large Viridor vehicle with trailer going in one direction meeting a similar Banhams one
going the opposite way would require a massive and properly built passing space, otherwise the
very limited verge on this road will be completely trashed along its entire length.
7. My Council's objection on the grounds of noise is based on three factors. Firstly, and probably
more dominant, is the noise of the vehicles especially as they come to a halt at the junctions on
the proposed one-way route, and then accelerate away. Secondly, the noise from the fans
needed to maintain the correct temperature in the sheds will form a constant background in an
area of countryside where you should be able to hear only the wind in the trees and the birds
singing. Neither of these would be a problem to the residents of East Wretham and Cherry Tree
Close, etc., if Banhams chose to redevelop the sites to the east. Finally, possibly the most
irritating sound is the constant "beeping" of machinery reversing as the sheds are cleared, the
feed hoppers are filled, etc., etc. The application provides no information as to the impact of this,
probably hoping to disguise and ignore it. This is an inevitable consequence of the business. The
sound of vehicles at Larkshall is clearly audible in East Wretham, and Middle Farm and Sawpit
Farm are nearer to dwellings, so will be worse. 
8. The Council is also concerned about the smell which will be pumped out from the sheds so
close to a number of dwellings, and in particular when the litter is being removed every 50 days. It
accepts that chicken sheds have been a feature of the area for many, many years, but never
before this close to the village. The Application boasts that there will be an overall net reduction in



BRECKLAND COUNCIL - PLANNING COMMITTEE - 05-09-2011

DC131_new

ENVIRONMENT AGENCY    
The Environment Agency has objected to the application on the grounds that insufficient
information has been provided to demonstrate that the risk of pollution to controlled waters is
acceptable.  Additional information is requested to enable this objection to be withdrawn.

Middle Farm and Sawpit Farm are located on a Principal aquifer, the Lewes Nodular Chalk
Formation and Seaford Chalk Formation. Principal aquifers are geological strata that exhibit high
permeability and provide a high level of water storage. They support water supply and river base
flow on a strategic scale. Groundwater at this site is likely to support adjacent surface water
ponds and meres that form part of the East Wretham Heath nature reserve and SSSI. The
overlying soils at the site are classified as having a high leaching potential, meaning they can
readily transmit a wide variety of pollutants to the groundwater. 

Sawpit Farm is located within a Source Protection Zones 3 (SPZ3) and Middle Farm is located
within a Source Protection Zone 2 (SPZ2) of the Environment Agency's Groundwater Protection
Policy. This means that any contaminates entering the groundwater at the site may eventually
reach a groundwater abstraction point supplying public drinking water. The regional use of
groundwater in this area makes the site highly vulnerable to pollution. 

emissions, but this is, on the applicant's own admission, achieved by reductions in the area where
nobody lives, countered by an increase nearer the village.
9. In the highly undesirable and unsatisfactory event of planning permission being granted to
either or both of these applications, my Council is concerned that the 2007 application contains
no undertaking to demolish any farms, but simply a passing reference to that. It should be made
a condition that the farms be demolished to ensure that Banhams does not just go ahead with the
new sheds in addition to retaining, replacing and reopening all the existing sheds.
10. My Council is also concerned about the access to Middle Farm from Straight Road. When
Banhams came and presented the project to the Council it was told that this dirt track would be
improved so as to avoid even more soil and gravel being brought onto the highway. This has not
been mentioned in the application, and should be made a condition.
11. It is accepted that, should permission unfortunately be given for the expansion of the farms,
the managers will need somewhere to live. The existing farms have small, low-profile dwellings.
The application proposes three two storey, four-bedroom, and double garaged houses. Very
limited information about these houses is provided with the application, but it seems likely that
these will be higher than the sheds themselves. They are certainly much more substantial than
the majority of dwellings in the village! These are meant to be agricultural dwellings permitted in
the countryside because they are necessary for the farm business to operate, not a prime
location for luxury housing!
12. Straight Road and Croxton Road are subject to the National Speed Limit, effectively 60 mph.
Should permission for either application be granted, the Council hopes that a much slower limit
will be imposed from west of the junction of the two roads to the A1075, to avoid the inevitable
dangers of large vehicles turning out from Straight Road.
13. In summary, while my Council understand and welcomes the proposal to rationalise the
businesses, and the removal of derelict farms, it opposes the solution proposed, principally for
reasons of traffic, noise and smell, none of which have been adequately mitigated in the
application. If all these issues could be satisfactorily resolved, then the Council might feel
differently.
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HIGHWAYS AGENCY    

NORFOLK LANDSCAPE ARCHAEOLOGY    

NATURAL ENGLAND    

 
Both sites are currently poultry farms. Agricultural land use is identified in Table 2.1 of Planning
Policy Statement 23 (PPS23) as a use that may be affected by contamination. Contaminants at
these sites have the potential to move from the soil into the groundwater and to move laterally
within the groundwater to impact adjacent surface water ponds and East Wretham Heath nature
reserve and SSSI. These potential sources of contaminants and their potential impact on surface
and groundwater bodies need to be taken into account.

No objections.

The desk based archaeological assessment is not considered to be sufficient to establish the
significance of potential heritage assets.  Further archaeological evaluationis requested.

We are working with Banham Poultry and the Environment Agency to identify ways of minimising
the environmental impact of this proposed development, with particular regard to reducing
ammonia deposition on sensitive designated heathland sites and reducing the footprint of built
development to avoid disturbance of ground nesting bird species within the Breckland SPA and
its buffer zone of suitable nesting habitat. We are concerned that " should the development
proceed " it will do so in a sustainable manner, with due regard to the particular sensitivities of
this location and its international designations.  

Breckland Special Protection Area
In this instance, although the additional development constitutes a likely significant effect on the
Natura 2000 site, it will not lead to additional adverse effect as overall result of this permission
would be a reduction in built development. Indeed, it will contribute, to a small degree, to a
reduction in the existing adverse effect and have beneficial consequences through the restoration
of derelict sites at Heath Farm and Plantation Farm to arable land, potentially suitable for future
nesting.

It is also the case that the sheds scheduled for demolition (at Pitt, Heath and Plantation Farms)
lie closer to the SPA boundary that the new poultry housing proposed at Middle Farm.  However,
the conclusion of no adverse effect can only be reached if the demolition of the obsolete chicken
sheds takes place before any new build commences.  This should be secred through planning
conditions to avoid a period when adverse effect is actually increased by the total number of
buildings exceeding the present situation. 

Breckland Special Areas of Conservation
It is important to note that the "betterment" argument used in relation to the SPA cannot be
applied to the SAC, where sensitivity of habitats in close proximity to point source pollution
cannot be offset by improvements to pollutant levels in other areas of the development complex.
We are concerned to note that, despite an overall reduction in predicted emissions across the
whole development area, the ADAS modelling suggests that ammonia levels at East Wretham
Heath SSSI would be higher than they are currently.  

Whilst we welcome the commitment to trialling abatement measures, the legislative protection
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R S P B    

NORFOLK WILDLIFE TRUST    

NORFOLK COUNTY COUNCIL - HIGHWAYS    

TREE & COUNTRYSIDE OFFICER    

afforded to the SAC requires further certainty on the implementation and success of theses
measures before adverse effects can be ruled out.  In the Habitats Regulations Assessment
process, the burden of proof is in the negative, that is to say it is for the applicant to prove that
their plan or project will not have an adverse effect on site integrity, rather than for an adverse
effect to be proved. The possible introduction of measures which could potentially reduce
contributions is not sufficiently robust to rule out adverse effects on the European site.

Given the vulnerability of the adjacent internationally designated heathland habitat and the high
background levels historically recorded in this location, the applicants need to sign up to a
commitment to implement at Middle Farm the abatement techniques referred to.
 

Comments awaited.

Our main concerns relate to impacts on East Wretham Heath SSSI (a component of Breckland
SAC). Environmental Statement modelling suggests that ammonia levels will be higher than
current levels at East Wretham Heath and also at nearby County Wildlife Sites. Although the ES
predicts that overall levels across all protected sites will not rise, impacts should be considered
on each component of the SAC. In this case there is already evidence that levels are above
acceptable limits at this site; and as a result any further increase would be unacceptable.

We understand that Natural England has been working with Banham Poultry and with the
Environment Agency to try to resolve this issue in order to ensure that there is no adverse impact
on site integrity. Natural England has suggested that the proposal could potentially proceed if
suitable conditions relating to implementation of abatement techniques at Middle Farm are put in
place. We are supportive of this stance and would not object as long as conditions relating to
ammonia emissions can be agreed with Natural England and are applied as a condition of any
planning approval.

No objection subject to S106 agreement in respect of route and condition re access.

CONCLUSIONS REGARDING THE SPA
In the light of specialist research undertaken for the Habitats Regulations Assessment of the
adopted Breckland Core Strategy, it is unlikely that the proposal would have a significant effect
on the stone curlew, woodlark or nightjar features of the SPA.
An assessment of the impact of the proposal on stone curlews by Norfolk Wildlife Services
details a number of recommendations in Section 9 of their report included in Vol. II of the
Environmental Statement. These name site lighting, noise and traffic, landscaping, scheduling
and methods of development working, monitoring and enhancement via a possible HLS
agreement as issues which require further details of intentions. The provision of these details
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ENVIRONMENTAL PLANNING    

ENVIRONMENTAL HEALTH OFFICERS    

CONTAMINATED LAND OFFICER    

MINISTRY OF DEFENCE    

should be conditioned in full to any consent.

POSSIBLE EFFECTS ON THE BRECKLAND SPECIAL AREA OF CONSERVATION
Nitrogen deposition on the European site Breckland Special Area of Conservation was
highlighted in pre-application consultations as an area of concern since the citation flora depends
largely on low nutrient status substrates. The Environmental Statement reveals some potential
exceedences of Environment Agency guideline levels for ammonia discharges adjacent to nature
conservation sites but mentions trials that could lead to further reductions. 
Details of measures that would bring all the units under acceptable levels should be provided,
accompanied by EA approval, prior to decision.

Comments in respect of tree and countryside issues:
The Environmental Statement omits to consider the immediate effects of the demolition of
existing houses and the construction of three new dwellings in young woodland adjacent to older
pines.  I cannot find sufficiently detailed plans and wildlife risk assessments to take a view on
these particular aspects of the overall proposal.  The house demolition needs to be specifically
addressed in respect of bats and the three new dwellings at Middle Farm need to be shown in
detail in relation to the existing trees and in terms of "liveability" with future growth.

The application needs to be assessed against Policies CP10 and CP11. Further to this more
information is also required to establish functional need for the individual workers dwellings under
the requirements of PPS7 and in addition for this for Policy DC14.

No objection to the application subject to the conditions relating to fly control, waste
management, drainage, and noise limits. 

Our records indicate that the proposed development sites are located on former military land and
that the current use has been for poultry units including a fuel tank on both sites, all of which are
potential sources of contamination.
In view of the potential sources of contamination a desk study and preliminary site investigation
should be provided. Conditions are recommended relating to site investigation/remediation and
unexpected contamination

No objections
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Objections to the proposed development have been received from a number of local residents,
raising concerns about increased traffic, harm to the character of the area and loss of residential
amenity due to increased noise and smells.

 REPRESENTATIONS

* The application is referred to Planning Committee as it is a "Major" application.
* It is considered that the principal issues raised by the proposed development relate to: i) visual
impacts on the rural landscape, ii) effects on sensitive ecological areas in the vicinity, iii) the
amenities of local residents and iv) transport matters.

Landscape
* Core Strategy Policy CP11 requires rural landscapes to be protected in order to maintain their
appearance and ecological/historic value.  The site falls within The Brecks: Stanta Heath
Landscape Character Area.  Key characteristics of this area include large scale gently undulating
landscapes, a sparse pattern of development, and arable fields interspersed with open heath land
and large blocks of conifer plantations and pine lines.  These characteristics are readily apparent
in the vicinity of the application sites, particularly Middle Farm.  Careful consideration has been
given to the likely impact of the proposed development on the surrounding rural landscape.  
* Although Sawpit Farm is located relatively close to the A1075, it does benefit fom existing
screening from established roadside hedges and trees.  The farm is also seen against a
backdrop of existing trees, the Larkshall complex and a large scale reservoir.  The four new
poultry sheds would occupy a slightly smaller area than the six existing sheds, with a similar
layout and scale.  New screening is proposed by gapping up existing hedgerows and constructing
a new earth bank.  Taking these factors into account it is considered that the development would
not result in harm to the character or appearance of the landscape. 
* Middle Farm sits within a more open landscape, and is clearly visble from the side road to the
east, although views from further afield, including the A1075, are limited.  The proposed
additional poultry sheds would represent a significant extension to the developed area of the
farm, which would inevitably result in increased visual impact and some harm to the appearance
of the area.  However, the visual effects of the development would be mitigated to an extent by
new landscaping, the backdrop of existing woodland and the use of more sympathetic external
materials.  The impact would be relatively localised, as views of the development from further
afield are limited, with screening provided by existing intervening hedgerows, woodlands and
developments.  The form of development would respect the characteristics of the landscape,
including its strong geometric forms, and would not appear out of place in the context of existing
agricultural and military developments in the locality. 
* Overall, it is considered that the proposed development would not result in significant harm to
the character and appearance of the area. The benefits in landscape terms of removing three
existing poultry farms and the reinstatement of the land must also be weighed against any
relatively minor detrimental effects at the application site.  One of the farms to be cleared (Heath
Farm) occupies a particularly prominent position in the landscape, overlooking Wretham Heath

 ASSESSMENT NOTES

RAMBLERS ASSOCIATION:  NORFOLK AREA -  No Comments Received 

NORFOLK COUNTY COUNCIL -  No Comments Received 
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and clearly visible from the A1075.

Ecology
* There are a number of nature conservation sites of national and international importance in the
locality of the application site, including the Breckland SPA and SAC, East Wretham Heath SSSI,
Stanford Training Area SSSI, Breckland Forest SSSI, and Wretham Park Meres SSSI.  In relation
to the proposals, particular sensitivities include potential effects on stone curlew populations
within the SPA and the vulnerability of the Breckland SAC to nitrogen deposition caused by
ammonia emissions. The application site is located outside the 1500m buffer zone to the SPA,
but within the1500m buffer zone of known nesting sites.
* The submitted Environmental Statement includes habitat and species surveys, and considers in
detail the likely impacts of ecological features in the locality. In terms of effects on the Breckland
SPA, research has shown that built footprint has an adverse effect on stone curlew breeding
density.  Whilst the application proposal would increase built footprint at Middle Farm, the
removal of other poultry farms in the area means that, overall, the redevelopment scheme would
result in a reduction of footprint of around 15%.  The restoration of land at the demolished farms
offers an opportunity for beneficial effects on the SPA.  Subject to appropriate planning conditions
and obligations relating the phasing of development, site restoration and construction mitigation
measures, it considered that the proposed development would be unlikely to adversely affect the
SPA.  The precise form of necessary conditions and obligations is still under discussion.
* In terms of effects on the Breckland SAC, the information submitted predicts that ammonia
levels would decrease overall, but that levels at the Wretham Heath SSSI would increase,
perhaps by 3 or 4 times.  Since this area is already experiencing levels above established limits,
an increase of the order predicted is not considered to be acceptable.  Various proposed
mitigation measures are referred to in the submitted ES, which it is anticipated could reduce
ammonia emissions below critical levels.  Discussions with the applicant are on-going about how
these measures could be secured and monitored through the terms of a planning permission.
The development would be subject to controls from the Environment Agency under the
Environmental Permitting regime.  It is understood that discussions between the applicant and the
EA in respect of an Environmental Permit are well advanced.  Agreement on a set of suitable
measures and controls is essential to enable the Council to conclude that there would no adverse
effect on the SAC under the Habitat Regulations.  

Residential amenity
* The submitted Environmental Statement considers in detail the likely impacts on the
surroundings from noise and smell emissions.  The main source of noise from the proposals
would be from ventialtion fans.  The effects on the nearby residential properties have been
modelled and found to be within acceptable limits.  The nearest dwelling is approximately 450
metres from Middle Farm and 590 metres from Sawpit Farm. The Council's Environmental Health
Officer has raised no objection on noise grounds subject to a noise limit condition.  Odour
emissions have also been modelled, and it is predicted that the development would result in
reductions in odour levels at some locations and slight increases in others.  Odour levels at all
residential properties in the locality would remain within acceptable limits. The Council's
Environmental Health Officer has raised no objection on odour grounds subject to a number of
planning conditions relating to the management of the farms.

Transport
* Access to Middle Farm is proposed from the A1075 via a side road and an existing farm track.
The 8 poultry sheds proposed would be operated as one farm unit on a 50-week rearing cycle.  It
is anticipated that 138 HGV movements would be generated across the rearing cycle: an average
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Planning Permission

3920 Conditions to be confirmed

 RECOMMENDATION

 CONDITIONS

of 2.8 movements a week, with a peak of 11 movements a week.  The same level of traffic would
be generated by the other farm unit proposed at Middle Farm (see 3PL/2007/1606/F), although it
is understood that rearing cycles would generally be staggered to avoid peak flows coinciding. It
is considered that highway network around the site generally has capacity to serve the
development.  However, it noted that visibility at the junction of the minor road with the A1075 is
somewhat restricted in one direction, and that opposing HGV movements on the minor road
COULD give rise to some conflict.  The application therefore proposes that traffic should
approach from the south and re-join the A1075 further to the north by Wretham Camp.
Improvements to the existing farm access track could be required by planning condition.  The
Highway Authority has confirmed that this arrangement would be satisfactory, subject to the
completion of a vehicle routing agreement.
* Access to the Sawpit Farm development would be gained via the existing entrance to the
Larkshall complex from the A1075. Bearing in mind existing uses, it is not considered that the
proposed development will have any material effect on traffic movements.  The proposal is
considered to be acceptable in highway terms.

Other matters
* In order to address the requirements of PPS7, evidence is required of the agricultural need for
the proposed farmworkers' dwellings.  Discussions with the applicant on this matter are on-going.
* In addition to the environmental impacts outlined above, account should also be taken of the
potential economic benefits of the proposed development.  The proposed development
represents a significant investment for the Banham Group, an important local employer.  Banham
Group has indicated that the development is necessary in order to enable production to be
increased to meet demand, and to address requirements for more modern and efficient
production facilities.  The applicant intends that the new farms will incorporate the latest
technology relating to environmental management and animal welfare, and thereafter act as a
model for future developments.
* In response to concerns raised by the Environment Agency, it is understood that the applicant is
preparing a preliminary risk assessment and desk study.
* In relation to archaeology, the applicant has requested that requirements for further
investigations be dealt with by planning condition.

Conclusion
* Subject to the satisfactory resolution of outstanding issues relating to environmental impacts
(including ammonia emissions, phasing of the development, land restoration and groundwater
protection) and need for the dwellings, the proposal is considered to be acceptable.
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HOCKHAM
AND STOW BEDON
Brookside Farm/Breckles Gate

Azur Solar Systems Ltd
245  Buckingham Avenue Slough

Urban Pulse Architects
17 Vicarage Farm Business Park Winchester Road

Erection of roof mounted solar photovoltaic system  

Full

3PL/2011/0549/F

N

Adjacent Grade 2

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

Watton Road Breckles

 RECOMMENDATION : APPROVAL

Impact upon the character and appearance of the countryside
Impact upon amenity
Highway safety 

 KEY ISSUES

The application seeks full planning permission for the installation of roof mounted solar
photovoltaic systems to fourteen existing farm buildings at Brookside Farm, Breckles, Hockham.

The site is roughly "L shaped" and lies within a rural location.  The site contains a number of
agricultural buildings and associated structures and is accessed via the A1075 carriageway which
lies to the east of the site.  To the east and north-east are neighbouring dwellings with countryside
to the south, west and north-west.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

 RELEVANT SITE HISTORY

CASE OFFICER: Chris Raine

No

 EIA REQUIRED
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No relevant site history

 POLICY CONSIDERATIONS

HISTORIC BUILDINGS OFFICER    

NORFOLK COUNTY COUNCIL - HIGHWAYS    

HEALTH & SAFETY EXECUTIVE    

Confirmation re surface finish is required, a non-reflective surface is desirable in an open
landscape.

Confirmation is required with regard to the size, type and frequency of vehicle associated with the
construction and site operation, together with a revised plan showing internal parking / turning
arrangements for both construction and operation vehicles.  I would also expect to receive
clarification (with accompanying plan) demonstrating how the development is to be linked to the
national grid.

The HSE does not advise, on safety grounds, against the granting of planning permission in this
case.

 CONSULTATIONS

PPS22
DC.15
DC.16
DC.17
DC.1
PPS1
PPS7

Renewable Energy
Renewable Energy
Design
Historic Environment
Protection of Amenity
Delivering Sustainable Development
Sustainable Development in Rural Areas

The following National Planning Guidance and the Breckland Adopted Core Strategy and
Development Control Policies have been taken into consideration in the determination of this
application:

GREAT HOCKHAM P C -  No Comments Received 

STOW BEDON & BRECKLES P C -   
No objection
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Planning Permission

3007
3046
3750
3920
3998
4000
3996

Full Permission Time Limit (3 years)
In accordance with submitted plans
Highways condition to be confirmed
Noise limit
NOTE: Reasons for Approval
Variation of approved plans
Note - Discharge of Conditions

 RECOMMENDATION

 CONDITIONS

None received.

 REPRESENTATIONS

* The application is referred to the Planning Committee as it is a major application.
* Policy DC15 of the Adopted Core Strategy confirms support in principle for new renewable
energy proposals and confirms that permission should be granted unless the proposal would
have a significant detrimental or cumulative impact upon four criterion.  These criterion are:
- the impact upon national, or local nature and heritage conservation, 
- the impact upon the landscape/townscape
- amenity eg noise, visual intrusion etc
- highway safety
* Firstly, the site is not situated in a location which has any designations as such.  It is, however,
adjacent to a Listed Building and, as such, the Historic Buildings Officer has requested
confirmation that the panels are not reflective.  It has been confirmed that it is not possible to
make them non-reflective, however, the level of reflection is less than you would see from a
standard window.  On balance, it is not considered that the proposal would be harmful to the
adjacent Listed Building and would have little impact upon nature or heritage conservation.
* In terms of the impact upon the landscape, the panels are laid at the same gradient as the
existing roof on the buildings and, as such, do not significantly alter the appearance of the
building.  Furthermore, the buildings are screened by boundary hedging/vegetation.  It is
considered that the proposal would cause no significant harm to the landscape.
* In terms of amenity, solar photovoltaics do not cause significant nuisance in terms of noise, etc
and they are sufficiently distanced from neighbouring properties so as to not cause any harm to
outlook.
* In terms of highway safety, the Highway Authority has asked for further information with regard
to vehicle movements associated with construction and site operations.  The information is
awaited and the comments of the Highway Authority will be reported verbally.
* In conclusion, it is considered that the proposal is acceptable in planning terms and is,
therefore, recommended for approval. 

 ASSESSMENT NOTES
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WATTON
The Warren
Watton Green

Mr Trevor Whitmore
The Warren Watton Green

Sketcher Partnership Ltd
First House Quebec Street

Residential development (18 no. dwellings)  

Outline

3PL/2011/0550/O

N

N

Out Settlemnt Bndry

Y

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Policy implications
Impact upon the character and appearance of the area
Amenity
Highway safety
Requisite contributions

 KEY ISSUES

The application seeks outline approval for the erection of 18 dwellings of which 7 are to be
affordable units.  The application seeks to deal with only access, all other matters are reserved.
The site is to be accessed via Norwich Road B1108 and specifically via the access approved
under 3PL/2010/0706/O  (Residential development - Drome Garage).

The site lies within the town of Watton and is roughly rectangular in shape.  It lies immediately to
the south-east of the Watton Green carriageway with existing residential properties to the north,
east and west.  To the south is a garage which benefits from planning permission for a residential
re-development.  The access from this adjacent approved scheme would serve the current
proposal.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Chris Raine

No

 EIA REQUIRED

No Allocation
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3PL/2010/0706/O - Residential development - Approved.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

ENVIRONMENT AGENCY    

ANGLIAN WATER SERVICE    

ARCHITECTURAL LIAISON/CRIME    

MINISTRY OF DEFENCE    

NORFOLK COUNTY COUNCIL - HIGHWAYS    

NORFOLK COUNTY  COUNCIL - OBLIGATIONS    

No objection to the proposed development, subject to 4 conditions being appended to any
subsequent planning permission.

No objection subject to a condition.

No objection in principle.

No objections

No objection subject to conditions.

Financial contributions are required.

 CONSULTATIONS

DC.11
DC.12
DC.14
DC.16
DC.1
DC.2
DC4
PPS1
PPS3

Open Space
Trees and Landscape
Energy Efficiency
Design
Protection of Amenity
Principles of New Housing
Affordable Housing Principle
Delivering Sustainable Development
Housing

The following National Planning Guidance and the Breckland Adopted Core Strategy and
Development Control Policies have been taken into consideration in the determination of this
application:

WATTON TOWN CLERK -   
No objection
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Objections have been received.  These are summarised as follows:
Concerns over the access arrangements; detrimental to the character and appearance of the
area; storm water disposal; concern over the capacity of the sewer system to cope; noise to
neighbouring properties; light pollution and reduction in privacy. 

 REPRESENTATIONS

TREE & COUNTRYSIDE OFFICER    

HOUSING    

CONTAMINATED LAND OFFICER    

ENVIRONMENTAL HEALTH OFFICER - POOR DRAINAGE    

NORFOLK LANDSCAPE ARCHAEOLOGY    

ENVIRONMENTAL PLANNING    

The arboricultural consultant should be requested to re-assess in the light of the revised layout
and to include consideration of probable service lines.

The enlarged scope of the application also necessitates the provision of a Phase 1 Ecological
Survey and particular surveys for Protected Species.

No objection subject to the applicant providing 7 appropriate unit types of affordable units on-site.

No objection subject to conditions.

No objection subject to a condition.

If planning permission is granted, we therefore ask that this be subject to a condition for a
programme of archaeological work in accordance with Planning Policy Statement 5: Planning for
the Historic Environment (2010), Policy HE7.7. We suggest that the following condition be
imposed:-

No development shall take place within the site until the applicant, or their agents or successors
in title, has secured the implementation of a programme of archaeological work in accordance
with a written scheme of investigation which has been submitted by the applicant and approved in
writing by the local planning authority. 

To be reported verbally
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* The application is referred to the Planning Committee as it is a major application.
* The site lies outside of the defined Settlement Boundary of Watton and consequently the
applicant has requested that the site be considered against PPS3 and in particular paragraph 71
which states that:
"Where Local Planning Authorities cannot demonstrate an up-to-date five year supply of
deliverable sites, for example, where Local Development Documents have not been reviewed to
take account of policies in this PPS or there is less than five years supply of deliverable sites,
they should consider favourably planning applications for housing, having regard to the policies in
this PPS including the considerations in paragraph 69."
Paragraph 69 states the following:
"In general, in deciding planning applications, Local Planning Authorities should have regard to:
- Achieving high quality housing.
- Ensuring developments achieve a good mix of housing reflecting the accommodation
requirements of specific groups, in particular, families and older people.
- The suitability of a site for housing, including its environmental sustainability.
- Using land effectively and efficiently."
* Furthermore, paragraph 54 is directly relevant, stressing the requirement for a site to be
"deliverable" and to be considered "deliverable" a site must comply with the following
requirements:
- Be Available - the site is available now.
- Be Suitable - the site offers a suitable location for development now and would contribute to the
creation of sustainable, mixed communities.
- Be Achievable - there is a reasonable prospect that housing will be delivered on the site within
five years.
- Ensuring the proposed development is in line with planning for housing objectives, reflecting the
need and demand for housing in, and the spatial vision for, the area and does not undermine
wider policy objectives eg addressing housing market renewal issues.
* In this instance the Local Planning Authority does not have an up-to-date five year housing
supply and as such the proposal can be looked at favourably in general terms.  
* The site is surrounded by existing residential properties, is in close proximity to Watton town
centre ad benefits from good access links.  As such, the site is considered suitably located.  In
light of the application having been submitted in outline form only, it is considered appropriate to
shorten the time period for the submission of reserved matters and the time period for
commencement so as to ensure that the scheme can be delivered within an appropriate
timeframe.   
* Whilst the Site Specific Policies and Proposals DPD is at an advanced stage and the Local
Planning Authority should be mindful of not undermining the wider policy objectives of Watton, it
is considered that the relatively modest scale of this development does not undermine these
aims.
* The scheme triggers a requirement for affordable housing to be provided in accordance with
Policy DC4 of the Adopted Core Strategy.  This requires 40% of the total number of dwellings
provided to be "affordable" units.  The applicant is willing to comply with this requirement (7
dwellings to be provided).  This provision is acceptable to the Housing Department.  This will be
secured through a Section 106 legal agreement which is presently being finalised.
* Policy DC14 requires all applications for 10 or more residential units to supply at least 10% of
the energy they require through on-site and/or decentralised renewable sources.  The applicant
has agreed to a planning condition so as to achieve this.  It should also be noted that it would be
possible, as part of any subsequent detailed reserved matters scheme, to address this, for
example through the use of solar panels etc. 
* Given that the application does not seek to deal with the layout or design of the units it is not

 ASSESSMENT NOTES
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Outline Planning Permission

3005
3058
3060
3046
3920
3860
3860
3860
3860

Outline Time Limit (3 years)
Standard Outline Condition
Standard outline landscaping condition
In accordance with submitted plans
Env Health - Surface Water
Scheme to deal with contamination
Verification report
Unexpected contamination
Surface water drainage scheme

 RECOMMENDATION

 CONDITIONS

possible to comment in detail upon the impact upon the character and appearance of the area or
neighbour amenity.  However, it is apparent from the site characteristics that a scheme could be
designed in such a way as to provide 18 dwellings on the site which has adequate regard for the
locality in visual terms and has adequate respect for neighbours with regard to light, outlook and
privacy.  The detailed scheme would be dealt with through the submission of a reserved matters
application.
* The application does seek to deal with the means of access to the site  The Highway Authority
has confirmed that using the access approved under 3PL/2010/0706/O for the neighbouring site
is acceptable in highway safety terms subject to the imposition of conditions.
* The Contaminated Land Officer has confirmed the need to impose conditions.
*Norfolk Landscape Archaeology has requested a condition in relation to the need to secure a
programme of archaeological work.
* Anglian Water has confirmed that it has no objection subject to the imposition of a condition in
relation to surface water.
* The Environment Agency has confirmed that it has no objection subject to the imposition of
conditions.
* The Environmental Health Officer has confirmed that they have no objection subject to the
imposition of a condition in relation to surface water.
* The MOD has confirmed that it has no objection.
* Norfolk Constabulary has confirmed that it appears that the indicative layout complies with the
general principles of "Secured by Design". 
* The applicant is preparing the necessary ecological survey in response to a request from the
Tree and Countryside Officer.  Views will be reported verbally to the Planning Committee.
* The size of the application necessitates contributions towards education, open space, libraries
etc and these will be secured through a Section 106 legal agreement.  The applicant has agreed
to pay the requisite costs and this document is currently being finalised.  
* In conclusion, subject to the successful completion of the Section 106 legal agreement and the
submission of an acceptable ecological survey, it is recommended that the application be
approved.
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3920
3750
3750
3750
3750
3750
3941
3925
3804
3982
4000
3996
3944
3946
3923

Archaeological work
Details of roads, footways, drainage
Works in accordance with spec.
Construction to binder course
Vehicular access as shown on drawing
Construction of footway
Renewable Energy
Fire Hydrants
Precise details of foul water disposal
NOTE:  S106 agreement re. ancillary accommodation
Variation of approved plans
Note - Discharge of Conditions
Contaminated Land - Desk Study/Site Investigation
Contaminated Land - Unexpected Contamination
Contaminated Land - Informative (Extensions)
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DEREHAM
Land at Fleece Meadow
Norwich Road

Dereham Town Council
c/o agent 

Pelorus Planning & Property Ltd
1 Collins Way Rash's Green

Erection of block of 14 residential apartments inc. access and parking areas 

Reserved Matters

3PL/2011/0565/D

Y

N

In Settlemnt Bndry

Y

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Outline planning approval under ref: 3PL/2008/1685/O
Residential amenity
Design

 KEY ISSUES

The application seeks approval of reserved matters with regard to the erection of a block of 14
residential apartments including access and parking areas.  Appearance, landscaping and scale
were the reserved matters from the outline application.  The apartment block would consist of a
three-storey building that is reduced to two-storeys at the northern end of the site.  It should be
noted that the proposed parking area for the Memorial Hall included in the outline application has
been omitted from the reserved matters application.

The site is a rectangular plot of land that is located within the Settlement Boundary of Dereham
and the front part of the site lies within the Conservation Area.  The majority of the site is currently
defined as being public open space. The application site is accessed by Norwich Street which lies
to the south.  To the south-east of the application site is the Memorial Hall (Grade 2 Listed) and
commercial premises, whilst to the west are residential dwellings and the Territorial Army site.  To
the north of the site is residential development (John Bates Close).  

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: James Stone

Open Space
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Outline planning permission (including access and layout) for 14 apartments with accompanying
off-road parking , consisting of 14 spaces for the apartments and 10 spaces for visitors and staff
of the adjacent Memorial Hall, was approved at Planning Committee on 11 May 2009.  

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

ENVIRONMENT AGENCY    

Having reviewed the information submitted there is no information to indicate the method of
disposal of foul water drainage on this site. 
The preferred method of disposal of foul drainage and trade effluent is to the public foul sewer, if
available.
Anglian Water Services Ltd. should be consulted by the Local Planning Authority and be
requested to demonstrate that the sewerage and sewage disposal systems serving the
development have sufficient capacity to accommodate the additional flows, generated as a result
of the development, without causing pollution or flooding. If there is not capacity in either of the
sewers, the Environment Agency must be reconsulted with alternative methods of disposal.  

 CONSULTATIONS

PPS01
PPS03
PPS05
CP.07
CP.14
DC.01
DC.02
DC.04
DC.12
DC.16
DC.17
DC.19

Delivering Sustainable Development
Housing
Planning for the Historic Environment
Town Centres
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Trees and Landscape
Design
Historic Environment
Parking Provision

The following National Planning Guidance and the Breckland Adopted Core Strategy and
Development Control Policies have been taken into consideration in the determination of this
application:

DEREHAM T C -   
No objection, Councillors commended this plan

No

 EIA REQUIRED
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None

 REPRESENTATIONS

* The application is referred to Planning Committee because it is a major application.
* Outline planning consent, including access and layout for a block of 14 apartments has already
been approved and so only appearance, landscaping and scale form part of this reserved matters
application.
* The site is surrounded by a variety of building types from many different periods. The proposed
new building is considered to be acceptable in design terms with regard to height, massing and

 ASSESSMENT NOTES

NORFOLK COUNTY COUNCIL- HIGHWAYS    

HISTORIC BUILDINGS OFFICER    

TREE & COUNTRYSIDE OFFICE    

HOUSING    

CONTAMINATED LAND OFFICER    

The site already benefits from outline planning permission for the erection of 14No apartments,
3PL/2008/1685/O.

I would raise no objection to this reserved matters application and advise that conditions 9, 10,
11, 12 and informative 22 of consent 3PL/2008/1685/O remain relevant.

No comment.

The landscaping scheme by AT Commbes is acceptable.

The application for 14no. residential apartments sits within the development boundary of
Dereham and would therefore be subject to providing 40% affordable housing under core
strategy policy DC4. This would result in 6no. of the units being provided as affordable housing if
permission were to be granted.
There is a considerable need for affordable housing in Dereham and this would go some way to
assisting with meeting that need. 

I refer to the above application and would just bring to your attention that conditions 20 and 21
under the outline planning condition (3PL/2008/1685/O) relating to a land contamination risk
assessment still stand.

ARCHITECTURAL LIAISON/CRIME -  No Comments Received 

STREETSCENE -  No Comments Received 
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Approval of Reserved Matters

3012
3046
3920
3804
3994
3996
4000
3998

Approval of Reserved Matters condition
In accordance with submitted plans
Landscaping Scheme
Precise details of foul water disposal
All conditions of outline remain valid
Note - Discharge of Conditions
Variation of approved plans
NOTE: Reasons for Approval

 RECOMMENDATION

 CONDITIONS

scale. The building has been designed in a manner to ensure that the front elevation is not overly
uniform in appearance.  Furthermore, the Historic Buildings Officer does not feel that the
proposal would impact upon the setting of the Grade 2 Listed Memorial Hall.
* The only residential development in close proximity to the site is located to the north.  The
apartment building has been reduced to two-storeys at this end of the site to ensure that there
are no issues with regard to overdominance and overlooking.  Furthermore, the north elevation of
the building would be approximately 6m from the boundary with dwellings along John Bates Close
and over 20m from the rear wall of these properties, therefore ensuring that loss of privacy is not
an issue.
* The application site is large enough to incorporate sufficient landscaping, as has been
illustrated on the submitted plans. The Tree and Countryside Officer has also stated that the
landscaping scheme by AT Coombes is acceptable.  A planning condition will ensure that the
proposal is constructed in accordance with the approved landscaping scheme.
* The Environment Agency has expressed concerns with regard to foul water drainage and
requested that Anglian Water are consulted.  The agent indicates that discussion between the
applicant and Anglian Water sought to determine the options available. Due to lack of mains foul
drainage capacity, either a septic tank or package treatment plant were considered.  The latter is
proposed as part of this application and there is sufficient space within the site to accommodate
such equipment.
* Affordable housing and open space contributions are not required as part of the proposal
because outline consent for 14 apartments was granted before the adoption of the current
Breckland Core Strategy.  A planning condition on the outline application will ensure that the area
of land to the east of the site is enhanced as public open space to off-set the loss of existing
public open space as part of the scheme.
* Finally, it should be noted that the reserved matters application does not incorporate the ten
parking spaces for the Memorial Hall that were included at outline stage.  In between the approval
of the outline application and the submission of this application, planning permission was sought,
and approved, for the Memorial Hall to build an extension over the area zoned for parking as part
of the original outline application.  Parking for the Memorial Hall is therefore not considered to be
an issue, especially when the parking at Morrison's Supermarket, directly opposite the hall, is
taken into account. 
* The application is recommended for approval.
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HOCKERING
Six Acres
Stone Road

Mr Mark Monk - MPH
Six Acres Stone Road

Paul Took Planning
60 Neatherd Road Dereham

Extension of existing depot & erection of new workshop/ office building.  2.4m
high fencing (part retrospective)

Full

3PL/2011/0575/F

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : REFUSAL 

Significant increase in employment development in the countryside, outside of a General
Employment Area 

 KEY ISSUES

The application seeks full planning permission for the erection of a new workshop building to be
used in conjunction with the existing business. The adjoining site, which includes a variety of
former military buildings used during the Second World War, will be incorporated into this
application site. Further significant expansion of the existing depot site includes land to the north-
east. The scheme also includes the demolition of numerous existing buildings on the site and the
creation of a new earth bund to the south of the existing earth bank.  In addition, a scheme for
fencing, which is partly retrospective, is proposed around the site boundary.

The site is located to the east of Stone Road, a designated HGV route that runs from Heath Road
to Lyng Road and onto the A47.  The site is located outside of a Settlement Boundary and
allocated General Employment Area and is situated in an area designated as countryside.  The
site is positioned in an isolated location where there are no neighbouring dwellings other that the
applicant's house to the south. To the rear of the site is an area that has been set aside for a
training use in connection with the Construction Industry Training Board (CITB). The existing site
is a well established depot that has the benefit of planning permission granted about five years
ago.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: James Stone

No Allocation
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Permission for change of use was granted under ref: 3PL/2005/1658/CU for the retention of a
yard for the standing, storing and maintenance of plant and machinery for agriculture and plant
hire contraction.  It should be noted that permission was only granted for the existing business on
a site with an approximate area of 4,400m2 whereas this current application would increase the
site area to approximately 37,000m2.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

PPG13
PPG24
SS1
CP.11
CP.14
DC.12
DC.16
DC.17
DC.19
DC.1
PPS4
PPS5
PPS7
PPS1
DC.7

Transport
Planning and Noise
Spatial Strategy
Protection and Enhancement of the Landscape
Sustainable Rural Communities
Trees and Landscape
Design
Historic Environment
Parking Provision
Protection of Amenity
Planning for Sustainable Economic Growth
Planning for the Historic Environment
Sustainable Development in Rural Areas
Delivering Sustainable Development
Employment Development Outside of General Employment Area

The following National Planning Guidance and the Breckland Adopted Core Strategy and
Development Control Policies have been taken into consideration in the determination of this
application:

HOCKERING P C -   
Hockering Parish Council voted 3-2 in favour
Comments
Hockering Parish Council are divided on this application.  However, it must be stated that the
Parish Council has received approx. 50 phone calls objecting to this application, not just from
within this parish.  The applicant has attended parish meetings in an attempt to resolve issues but
the main concerns are as follows:
1)  It is noted that this is a retrospective application.  This Parish Council is not happy that
retrospective applications do not receive some kind of penalty for starting a construction that is
not approved.

No

 EIA REQUIRED
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NORFOLK COUNTY COUNCIL - HIGHWAYS    
Comments in respect of additional information
I have now received additional information relating to vehicle movement figures and the operation
of the proposed training centre.  The submitted information would appear to summarise the
existing activities but am I unclear as to what the likely traffic figures would be if the development
is approved.  Can the applicant confirm this?  Am I to assume that the development will not lead
to an increase in vehicle movements?  How can this be if the site is to employ a further 10 staff
members and significantly increase in size? 
Similarly I would like further information relating to the operation of the training centre.  The
applicant's e-mail of 15 August suggests that the existing facility operates 3 days a week and is
limited to a maximum of three tests per day; however it is not confirmed what the arrangements
would be if permission were approved.  Am I to assume the training facility is to operate at the
same level?  The applicant also suggests that the training facility is open to account customers
as well as staff.  Am I to assume that if permission is approved the training centre would operate
primarily to accommodate non-staff or is the facility purely to be used ancillary to the depot. 
Development should enhance and encourage broader travel choice.  If the training facility is not
to be operated ancillary to the existing depot and primarily available for non-staff its location in
the countryside is likely to be reliant on access by private motor car.   I have some concerns
that this is not a suitable location for a training centre and would appreciate further clarification of
the nature of the intended development before I offer full comment.
 

LYNG P C -   

2)  What exactly is the status of the land.  Is if brown field or green field and what exactly is the
intention of the applicant long term?
3)  The height of the screening.  All agree that the fence that has been erected, without planning
permission, is too stark for the surroundings.  If planning permission had been sought prior to
erection, then some suggestions could have been made with regard to a softer look to the
perimeter.  As it is, any screening - ie hedging - would need to be to the height of the current
fence.  The parish are insistent on this, but wonder if this is practicable, particularly bearing in
mind the need for a visibility splay at the entrance.  Therefore consideration may need to be given
to a different type of fence.  In any case, a robust planting scheme is vital.
4)  Again, this parish would not be prepared to see any application that would lead to an increase
in HGV traffic through the village.
5)  There is also concern that working hours are restricted to reasonable times 8am - 6pm and no
work on Sundays.
6)  The building to be erected, albeit an ex grain store will be seen from the road as, at the roof
line, it stands 9.4m high.  A visual impact study would be appreciated.
7)  It is understood that a report has been carried out on the water pollution aspect of this
application.  Can this Parish formally request a copy of this please, bearing in mind that all
properties in this vicinity are on private bores or wells. 

Lyng Parish Council has viewed the plans for the above application and has no objection to the
scheme as submitted.
The Council does however insist that any conditions imposed by the Local Planning Authority in
respect of site screening by planting and landscaping should be of a rigorous standard to
maintain the surrounding rural landscape.
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NORFOLK COUNTY COUNCIL - HIGHWAYS    

ENVIRONMENTAL PLANNING    

CONTAMINATED LAND OFFICER    

HEALTH & SAFETY EXECUTIVE    

ENVIRONMENT AGENCY    

The site is set to expand significantly and I would therefore wish to see further information
relating to the operation of the training facilities and the level of vehicle movement likely to be
engendered by the development.
Therefore, before I offer full comment on this proposal I would appreciate it if the the applicant
could provide the following additional information:
1. A detailed breakdown of the existing and proposed vehicle movement figures for all areas of
the business i.e. training and plant hire; including size, frequency and type of vehicle.
2. Information relating to the operation of the training facilities including likely numbers at each
session, frequency of sessions and will the training facilities be for staff only or open to non-
staff?I have forwarded this e-mail direct to the agent.  On receipt of the requested information I
will offer further comment.

This application proposes an extension to an existing business, which has B8 use.  Policy DC7
Employment Development Outside of General Employment Areas is of relevance to this
application.  This states that employment development can be located outside of a general
employment area if it allows for the expansion of an existing business.  However, criterion c of
the policy does remain of relevance.
From the application, I can see no reference to traffic generation from the expansion of this site,
and the impact it would have on the surrounding area. As such, further information would be
expected to be provided on highway impact.

Further comments received 16th August, 2011
The principle of expanding an existing rural business is acceptable where it meets the
requirements of Policy DC7 and other landscape/amenity policies.  On this basis, a modest
expansion of the site to accommodate the proposed building is in accordance with DC7 but the
extensive peripheral areas for further activities which do not appear to be related to the existing
business cause concern if the applicant has not satisfied criterion (a) of the policy.  Has the
applicant adequately demonstrated that they have looked at other possibilities?  We have
recently enlarged the allocation at Shipdham Airfield Estate through the LDF Site Specifics
document for this type of use/development.

No objection.

HSE does not advise, on safety grounds, against the granting of planning permission in this case.
     

We OBJECT to the proposed development as submitted because there is insufficient information
to demonstrate that the risk of pollution to controlled waters is acceptable.

There are two strands to this objection. These are that: 
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NATURAL ENGLAND    

ARCHITECTURAL LIAISON/CRIME    

NORFOLK LANDSCAPE ARCHAEOLOGY    

" The application fails to provide assurance that the risks of pollution are understood, as a
preliminary risk assessment (including a desk study, conceptual model and initial assessment of
risk) has not been provided. PPS23 takes a precautionary approach. It requires a proper
assessment whenever there might be a risk, not only where the risk is known.
" Under PPS23, the application should not be determined until information is provided to the
satisfaction of the Local Planning Authority that the risk to controlled waters has been fully
understood and can be addressed through appropriate measures. This is not currently the case.

Reason: 
To protect the quality of inland fresh waters and groundwater's in accordance with Planning
Policy Statement 23 (PPS23) and Policy P1-4 of the Environment Agency's Groundwater
Protection: Policy and Practice (GP3) document.

The site is located on a Principal aquifer - the Lewes Nodular Chalk Formation and Seaford
Chalk Formation. Principal aquifers are geological strata that exhibit high permeability and
provide a high level of water storage. They support water supply and river base flow on a
strategic scale. 
 
The western portion of the site is situated within a Source Protection Zone 3 (SPZ3) of the
Environment Agency's groundwater protection policy. This means that contaminants entering the
groundwater at the site may eventually reach a groundwater abstraction point supplying public
drinking water. The regional use of groundwater in this area makes the site highly vulnerable to
pollution.  
 
The site is currently used as a depot. The site is known to be contaminated (Section 14 of the
planning application form). Contaminants present within the soils have the potential to move from
into the groundwater and to move laterally within the groundwater to impact surface waters.

Natural England has no concerns with this application as it is unlikely to affect the designated
features of Hockering Wood SSSI.

Comments provided on improving security.

If planning permission is granted, we therefore ask that this be subject to condition for a
programme of archaeological work in accordance with Planning Policy Statement 5: Planning for
the Historic Environment (2010), Policy HE7.7.  We suggest that the following condition be
imposed:-

No demolition shall take place within the site until the applicant, or their agents or successors in
title, has secured the implementation of a programme of historic building recording which has
been submitted by the applicant and approved in writing by the local planning authority. 
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Letters of objection have been received regarding the following points:
huge change to previous status of the site; loss of historical heritage: change from rural character
to industrial; highway safety; impact of proposed building on landscape; lighting from building;
dust/noise disturbance; scale of the operation means the scheme should be located on an
industrial estate

 REPRESENTATIONS

* The application is referred to Planning Committee as it is a major application.
* The application site is located in an area defined as countryside and, as such, of particular
importance is 'Policy DC 7: Employment Development Outside of General Employment Areas'.
Planning permission was granted in 2005 for the change of use to a depot for less than 4,500m2
of land.  The current application seeks to extend the depot to cover 37,000m2, as illustrated on
the submitted plans. The plans show that the area of hardstanding to be used for the expansion
of the depot would cover a vast area of countryside. 
* The applicant has not demonstrated that there are no other suitable sites in the area and has
not explained why the business cannot be located on an established employment site.
* It is accepted that the depot is an existing established business but the scale of the proposed
expansion would in effect create a small industrial site in the countryside.  The erection of the
proposed workshop building would represent a satisfactory level of expansion of the business but
the inclusion of 37,000m2 is considered to be wholly excessive in this location. The applicant was
asked to withdraw the application and re-submit with a revised plan including only the new
workshop building as part of the expansion but refused.  The Policy team now object because the
applicant has not demonstrated that there are no other suitable sites.  The Team also explained
that they have recently enlarged the allocation at Shipdham Airfield Industrial Estate through the
LDF Site Specifics document for this type of use/development. 
* The expansion of the site and erection of the new building is not considered to affect the
residential amenity of the area because of the relatively isolated location of the site.  The only
dwelling in close proximity to the site belongs to the applicant.
* The erection of the workshop building on its own is not considered to have an overly detrimental
impact on the landscape but the proposed large scale expansion of the site for industrial use
would cause harm to the character of the area.

 ASSESSMENT NOTES

ENGLISH HERITAGE    

CLERK TO WESTON LONGVILLE PARISH COUNCIL    

Considered not necessary for English Heritage to comment upon application

This site is of historical importance, with structures of World War Two date associated with RAF
Hockering in the nearby Hockering Wood.  If planning permission is granted, those WW2
buildings affected by the development should be recorded prior to alteration or demolition, and a
written report on and photographic record of the buildings deposited at Norfolk County Council's
Historic Environment Record.  An appropriate planning condition should be imposed to secure
this.
Aside from that one of parish Councillors noted that the business is well run and the creation of
additional employment opportunities is welcomed.
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Refusal of Planning Permission

9900
9900

Insufficient justification for significant expansion
Detrimental impact of fence on rural character

 RECOMMENDATION

 REASON(S) FOR REFUSAL

* Furthermore, the proposed fencing along the boundary of the site has been partly erected, as
illustrated on site photographs.  The excessive height of the steel fencing would detract from the
rural character of the area.  Whilst the agent has indicated that planting could be provided on the
outside of the fence, that area of verge may not fall within the applicant's control.  Further
clarification would need to be sought from the Highway Authority in respect of the extent of the
highway adjacent the site.  To benefit from Permitted Development rights, any fence over 1m in
height would need to be set back 2m from the edge of the highway, which includes any path or
verge.    
* Concerns have been raised regarding the historical importance of the site but Norfolk
Landscape Archaeology has not objected to the proposal subject to a programme of
archaeological work.
* The Highways Officer has stated that the applicant has provided insufficient information to allow
him to assess the likely traffic implications of the proposal.  Any further information will be
reported verbally at Planning Committee.
* The Environment Agency has objected to the application on the grounds that there is insufficient
information to demonstrate that the risk of pollution to controlled waters is acceptable. 
* The application is recommended for refusal on the grounds that the proposal represents
significant industrial expansion in the countryside, contrary to Policy DC7.  Furthermore, the
fence, by virtue of its siting, height, extent and materials, would have a detrimental impact on the
rural character of the area. 
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CASTON
Land at Bilhams Cottage
The Street

Co-Dunkall Limited
c/o agent 

EJW Planning Limited
Lincoln Barn Norwich Road

Erection of detached one and half storey bungalow & double garage & double
garage to Bilhams Cottage

Full

3PL/2011/0607/F

N

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : REFUSAL 

Impact upon the character and appearance of the locality
Impact upon neighbour amenity
Highway safety
Planning history

 KEY ISSUES

The application seeks full planning permission for the erection of a detached chalet bungalow and
two detached pitched roof garages, one to serve the proposed dwelling and the other to serve the
existing adjacent dwelling (Bilhams Cottage).  The development is to be sited to the rear of the
existing dwelling.

The site forms part of the former garden to Bilhams Cottage, a semi detached house to the south-
west of The Street, the main road through the village.  

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Chris Raine

No

 EIA REQUIRED
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3PL/2011/0326/F - Erection of single detached 1 ½ storey chalet bungalow and double garage
and double garage to Bilhams Cottage - Withdrawn.
3PL/2010/0763/F - New detached house with garage - Refused and dismissed at appeal.
3PL/2010/0762/F - 2 new detached houses with garages - Refused and dismissed at appeal.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

DC.11
DC.16
DC.1
DC.2
PPS1
PPS3

Open Space
Design
Protection of Amenity
Principles of New Housing
Delivering Sustainable Development
Housing

The following National Planning Guidance and the Breckland Adopted Core Strategy and
Development Control Policies have been taken into consideration in the determination of this
application:

CASTON P C -   
Object on the following grounds:

Backfilling, not in line with the linear development and not in character and form of the
neighbouring property and similar properties in the vicinity. 
Development would be in close proximity to Chapel Farm.  Approval for this application would
once again visually spoil the already overcrowding of development within The Street, Caston, a
dangerous precedent would be set if this proposal were approved, garden grabbing, a letter from
Breckland Planning dated 14th June 2010, accompanied the LDF booklet that states for Caston
point CAS.5 Amend settlement boundary to exclude land to the south of Chapel Farm, The Street
to follow defensible features on the ground and remove the potential for back land development.  
The expanse of the tiles on the north and south elevations is not in keeping with the rural village
and would be prominent from The Street, especially the north view and the plans disguise this
fact.
  Planning history page 3 of the planning statement refers to the bungalows opposite Bilhams
Cottage. If you stand at the entrance to Chase Farm and look north you are confronted by a
mass of tiles created by those bungalows and as I have previously stated these are not in
keeping with the rural village scene.
  The access from Bilhams Cottage proposed garage from Bilhams Cottage is not obvious given
it is shown that there is a hedge to be planted on this side of the drive.
  In the Planning Statement accompanying the application, page 8 states there are many
examples of very similar development sites throughout the village of Caston. I am not aware of a
similar situation in Caston. 
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Representations received are summarised as follows:
Out of character; it is an in-fill/garden grabbing development; previous applications have been
refused; loss of privacy; smells from bin storage point; noise from vehicle movements; parking
problems; does not provide affordable housing; drainage/flooding concerns; an appeal has been
dismissed; dwelling is too large; detrimental to biodiversity; it would set an undesirable precedent.

Letters confirming that they support the scheme have been received.

 REPRESENTATIONS

* The application is referred to the Planning Committee at the request of the Ward
Representative.
* The site is within the Settlement Boundary and, as such, the general principle of residential
development is acceptable.  However, it should be noted that it is intended to amend the
Settlement Boundary for Caston which would result in the proposed dwelling being outside of the
Settlement Boundary.  This is afforded significant weight at this stage, as no objections have
been raised to this revision through the accompanying consultation process.
* In terms of the specifics of the proposal, an assessment is as follows, and takes account of the
Inspector's dismissals of two residential schemes for the site:
* The Inspector highlighted two main issues, namely the impact of a scheme upon the character
and appearance of the surrounding area and upon the living conditions of neighbouring
properties.
* With regard to the impact upon the character and appearance of the locality, it was considered
that the space between Bilhams Cottage and the neighbouring Chapel Farm was an important
characteristic of the streetscene and key contributor to the open character of this part of The
Street.  Both schemes were considered to result in the loss of this space, to the detriment of the
character and appearance of the locality.  It is evident that the current application would result in
the same level of harm as highlighted in the appeal dismissal.  It is also considered that the
appearance of the dwelling is at odds with the existing adjacent dwellings by virtue of its relatively

 ASSESSMENT NOTES

ENVIRONMENT AGENCY    

ENVIRONMENTAL HEALTH OFFICER - POOR DRAINAGE    

NORFOLK COUNTY COUNCIL - HIGHWAYS    

No objection.

No objection subject to condition in respect of surface water drainage.

No objection subject to conditions.



BRECKLAND COUNCIL - PLANNING COMMITTEE - 05-09-2011

DC131_new

Refusal of Planning Permission

9900
9900

Loss of space, to detriment of locality
Site lies outside of the revised settlement boundary

 RECOMMENDATION

 REASON(S) FOR REFUSAL

"squat" appearance and by employing a gable arrangement to the front elevation.
* With regard to amenity, the Inspector highlighted that the proposed vehicular access and
associated turning area is adjacent to the garden of the adjacent property (Bilhams Cottage) and
this would be likely to lead to noise and disturbance from manoeuvring vehicles.  It is evident that
this relationship remains in the current scheme and, as such, would be a reason for refusal.
* The Highway Authority has confirmed that it has no objection subject to planning conditions
being appended to any subsequent planning approval.
* The Environmental Health Team has confirmed that it has no objection subject to a planning
condition relating to surface water drainage.
* The Environment Agency has no objection on flood risk grounds.
* The proposal fails to satisfy policies DC1, DC2 and DC16 of the Adopted Core Strategy and is,
therefore, recommended for refusal.
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SOUTH PICKENHAM
Valley Farm
South Pickenham Road

South Pickenham Estate Company Limite
Estate Office Home Farm

Sketcher Partnership Ltd
First House Quebec Street

Pole Barn for Cattle   

Full

3PL/2011/0608/F

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : REFUSAL 

Principle  
Design
Landscape impact 
Protection of amenity  
Highway safety
Protection of species 

 KEY ISSUES

The proposal seeks planning permission for a new pole barn to be sited within the curtilage of an
existing farm/farmyard to Valley Farm.  The new barn would be sited adjacent to existing
agricultural buildings.  The applicants currently farm a 150 cow organic sucker herd and propose
to winter all the stock in sheds and only allow the stock out in the spring and summer months.
The building would measure 50m in depth by 35m in width.  It would measure 3.6m to eaves
height with a shallow pitched roof to a maximum height of 7.2m.  Access would be via the existing
access from South Pickenham Road.  Materials would comprise open timber Yorkshire boarding
with roof finished in onduline corrugated roof sheets coloured black.

The application site comprises the existing farm/farmyard associated with Valley Farm which is
sited on the south-east side of South Pickenham Road.  The site is enclosed by trees and
hedges.  The site lies within the designated buffer zone, approximately 1000m from land within

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Jayne Owen

No Allocation
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the Breckland Special Protection Area which lies to the south-west of the site. 

No relevant site history

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

NATURAL ENGLAND    

NORFOLK COUNTY COUNCIL - HIGHWAYS    

No objection on account of the impact on designated sites
With respect to protected species if the LPA is aware of, or representations from other parties
highlight the possible presence of a protected or Biodiversity Action Plan (BAP) species on the
site, the authority should request survey information from the applicant before determining the
application. 

No objection as no change to the existing access arrangements as barn is proposed to be used
as ancillary to the existing agricultural activities. LPA may consider it appropriate to condition the
use of the building to ancillary purposes only.

 CONSULTATIONS

PPG13
PPS01
PPS07
CP.10
CP.11
DC.01
DC.12
DC.16

Transport
Delivering Sustainable Development
Sustainable Development in Rural Areas
Natural Environment
Protection and Enhancement of the Landscape
Protection of Amenity
Trees and Landscape
Design

The following National Planning Guidance and the Breckland Adopted Core Strategy and
Development Control Policies have been taken into consideration in the determination of this
application:

SOUTH PICKENHAM P C -   
No objection - does not affect the village

No

 EIA REQUIRED
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None

 REPRESENTATIONS

* The application is referred to the Planning Committee as it is a major application
* The applicants are proposing to construct a new pole barn to enable the applicants to keep up
with current legislation and to enable them to house their cattle over the winter period.  The
Design and Access Statement submitted with the application states that some of the reasons for
doing this are to avoid soil compaction and soil structures being damaged over the winter period;
to avoid poaching of soils; to avoid run off from over wintered grazed field; to avoid soil run off
onto roads and to avoid machinery running on water logged field.  In addition it is stated that the
facility would also enable the stock to be managed in a cost effective way by way of diets,
timeliness of operation and condition of stock and to store all muck to apply in the spring as a
fertilizer.
* It is considered that the proposed development would be in general accordance with national
policy guidance as set out in PPS7 which is supportive of proposals which enable farming and
farmers to become more competitive, sustainable and environmentally friendly; to adapt to new
and changing markets; to comply with changing legislation and associated guidance; to diversify
into new agricultural opportunities or to broaden their operations to add value to their primary
produce.  
* The proposed agricultural building would be well related to existing farm buildings and would be
constructed in materials which are appropriate to this rural context with timber boarded walls and
corrugated sheet roof.  The eaves and ridge height of the proposed building are relatively low and
the building would be appropriately sited.
* The building would be sited to the rear of existing buildings and is, therefore, well enclosed and
screened from public views.  The site is well enclosed by trees and hedges. 
* There are no immediate neighbouring properties which would be significantly affected by the
proposed development.  No objections or comments have been made on the grounds of

 ASSESSMENT NOTES

TREE & COUNTRYSIDE OFFICER    

ENVIRONMENTAL HEALTH OFFICERS    

ENVIRONMENT AGENCY    

It cannot be ascertained that an absence of adverse effect upon the stone curlew special interest
feature of the SPA can be established and there must therefore be a presumption against
consent. 

No objections or comments 

No objection 

NORFOLK WILDLIFE TRUST -  No Comments Received 
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Refusal of Planning Permission

9900 CP10: Protection of Species - SPA

 RECOMMENDATION

 REASON(S) FOR REFUSAL

Environmental Protection from the Council's Environmental Health Officer 
* With respect to highway safety the barn is sought to winter house the applicants cattle and
therefore to be used ancillary to the existing agricultural activities.  No changes are proposed to
the existing access arrangements.  
* Core Strategy Policy CP10 states that the Council will require that an appropriate assessment is
undertaken of all proposals for development that are likely to have a significant effect on the
Breckland Special Protection Area (SPA) and will only permit development that will not adversely
affect the integrity of the SPA.  In applying this policy the  Council has defined a buffer zone that
extends 1,500 m from the edge of those parts of the SPA that support or are capable of
supporting stone curlews, within which permission may be granted for the re-use of existing
buildings and for development which will be completely masked from the SPA by existing
development; alternatively permission may be granted for development provided it is
demonstrated by an appropriate assessment the development will not adversely affect the
integrity of the SPA.
* Policy CP10 also requires that it must be assumed that all development, irrespective of
intervening features and resulting in an increase in building footprint within 1500 m of the
elements of the Breckland Special Protection Area (SPA)  supporting or capable of supporting
stone curlews, or within 1500 m of accredited stone curlew supporting habitat outside the SPA
may have a significant effect on the stone curlew special interest feature of the SPA.
* In this case, the proposal is for a pole barn for the winter housing of cattle which is sited
approximately 1000 m from land within the Breckland Special Protection Area supporting or
capable of supporting stone curlews.  The proposal is not within an existing built environment with
considerable existing buildings in all directions towards the SPA and the proposal would result in
an increase in the built footprint of more than 30 sq m.  The plans indicate an increase in built
footprint of approximately 1750 sq m.
The Tree and Countryside Officer has carried out an appropriate assessment and concludes that
it cannot be ascertained that an absence of adverse effect upon the stone curlew special interest
feature of the SPA can be established and there must, therefore, be a presumption against
consent.
* The application is recommended for refusal being contrary to Policy CP10. 
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SNETTERTON
Chalk Farm
Chalk Lane

Mr Lawrence Cook
Azur Solar Systems 254 Buckingham Aven

Urban Pulse Architects
Unit 7 Vicarage Farm Business Park Winchester Road

Installation of roof mounted solar photovoltaic systems  

Full

3PL/2011/0635/F

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Impact upon the character and appearance of the countryside
Impact upon amenity
Highway safety 

 KEY ISSUES

The application seeks full planning permission for the installation of roof mounted solar
photovoltaic systems to ten existing farm buildings at Chalk Farm, Snetterton.

The site occupies a rural location and consists of a collection of farm buildings with associated
dwelling, office and shower block.  The site is accessed via Chalk Lane which lies to the west of
the site.  To the north, east and south of the site are areas of countryside.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

No relevant site history

 RELEVANT SITE HISTORY

CASE OFFICER: Chris Raine

No

 EIA REQUIRED

No Allocation
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 POLICY CONSIDERATIONS

None received.

 REPRESENTATIONS

* The application is referred to the Planning Committee as it is a major application.
* Policy DC15 of the Adopted Core Strategy confirms support in principle for new renewable
energy proposals and confirms that permission should be granted unless the proposal would

 ASSESSMENT NOTES

NORFOLK COUNTY COUNCIL- HIGHWAYS    

ENVIRONMENTAL HEALTH OFFICERS    

To allow me to provide full comment I would be grateful to receive further information relating to
the size, type and frequency of vehicle associated with the construction and site operation,
together with a revised plan showing the route for construction traffic and internal parking /
turning arrangements for both construction and operation vehicles.  I would also expect to receive
clarification (with accompanying plan) demonstrating how the development is to be linked to the
national grid.

Although the applicant states that there will be no noise generated from the solar panels, I have
assumed that the application also covers the use of any transformers and inverters.associated
with the conversion of solar power to electricity. I would therefore recommend approval of this
application subject to the following condition which is required to alleviate environmental concern.
* Noise from the operation of the inverters and associated transformers on the site shall not
exceed a limit value of 35 dB LLeq,15 minutes, in the 100Hz 1/3 octave band, at any time at a
free field location immediately adjacent to any nearby noise sensitive location. 

 CONSULTATIONS

PPS22
DC.15
DC.1
PPS7
PPS1

Renewable Energy
Renewable Energy
Protection of Amenity
Sustainable Development in Rural Areas
Delivering Sustainable Development

The following National Planning Guidance and the Breckland Adopted Core Strategy and
Development Control Policies have been taken into consideration in the determination of this
application:

SNETTERTON P C -   
No objection
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Planning Permission

3007
3046
3920
3750
3998
4000
3996

Full Permission Time Limit (3 years)
In accordance with submitted plans
Noise limits
Any highway conditions
NOTE: Reasons for Approval
Variation of approved plans
Note - Discharge of Conditions

 RECOMMENDATION

 CONDITIONS

have a significant detrimental or cumulative impact upon four criterion.  These criterion are:
- the impact upon national, or local nature and heritage conservation, 
- the impact upon the landscape/townscape
- amenity eg noise, visual intrusion etc
- highway safety

* Firstly, the site is not situated in a location which has any designations as such and therefore it
is considered that the proposal has little impact upon nature or heritage conservation
* In terms of the impact upon the landscape, the panels are positioned on the roofs of existing
buildings and given their slim nature and modest height, coupled with the existence of mature
boundary hedging/vegetation, means that the proposal would cause no significant harm to the
landscape.
* In terms of amenity, solar photovoltaics do not cause significant nuisance in terms of noise, etc
and they are sufficiently distanced from neighbouring properties so as to not cause any harm to
outlook.
* In terms of highway safety, the Highway Authority has asked for further information with regard
to vehicle movements associated with construction and site operations.  The information is
awaited and the comments of the Highway Authority will be reported verbally.
* In conclusion, it is considered that the proposal is acceptable in planning terms and is,
therefore, recommended for approval. 
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BANHAM
Rectory Farm Barn
Church Lane

Rev Richardson
Rectory Farm Barn Church Lane

Rev Richardson
Rectory Farm Barn Church Lane

Installation of solar panel arrays  

Full

3PL/2011/0690/F

Y

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Provision of small scale renewable energy scheme
Impact on Conservation Area

 KEY ISSUES

The application relates to three solar photovoltaic arrays, a total of 16 panels, to be installed on
two inner slopes of buildings forming a courtyard to a residential dwelling and on the outer slope
of a roof over an open car port area to that courtyard.  The Sandtoft system proposed replaces
existing tiles and is installed on the tile battens and not over existing roofing.  The roof area
covered by panels would be 21.8 m2.

The site is that of a two storey dwelling created from a barn conversion with attached single
storey buildings set around a central courtyard.  The property stands off Church Lane and is
served by a small private road which serves the property, Rectory Farm and two more modern
dwellings beyond.  A two storey dwelling accessed from Grammar School Yard stands to the west
and a terrace of properties also off Grammar School Yard and separated from the site by an
access road, lies to the north.  The building is not Listed but lies within the designated
Conservation Area.  

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Heather Burlingham

No

 EIA REQUIRED

No Allocation
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No relevant site history

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

None

 REPRESENTATIONS

*  The application is referred to Planning Committee due to the nature of the development and the
dwelling's position within the Conservation Area
*  Members will recall an application for solar panels to be retained on the front slope of a
dwelling in Harling which was considered at Planning Committee on the 11th July, 2011.  Those
panels are installed on top of the existing roof tiles.  This scheme proposes a system which
replaces existing tiles and is fixed to existing tile battens. 
*  Whilst some domestic micro generation equipment does benefit from Permitted Development
rights, subject to criteria, these do not apply to dwellings within Conservation Areas where the
equipment is installed on a roof slope forming the principal elevation and is visible from the
highway.
*  Regard must be had to the Government's aims in respect of mitigation of climate change and
support for provision of such renewable energy systems.  Central Government advice and local
planning policies generally support renewable energy schemes, even for small scale proposals
such as this.  However, within Conservation Areas, the benefits of the scheme in terms of climate

 ASSESSMENT NOTES

ANDREW GAYTON - HISTORIC BUILDINGS OFFICER    

ENVIRONMENTAL HEALTH OFFICERS    

No comment.

No objections

 CONSULTATIONS

PPS22
DC.15
DC.17
DC.1
PPS5

Renewable Energy
Renewable Energy
Historic Environment
Protection of Amenity
Planning for the Historic Environment

The following National Planning Guidance and the Breckland Adopted Core Strategy and
Development Control Policies have been taken into consideration in the determination of this
application:

BANHAM P C -  No Comments Received 
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Planning Permission

3007
3046
3998
4000
3996

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

 RECOMMENDATION

 CONDITIONS

change mitigation must be balanced against any adverse effects on that designated Area.
*  PPS5, whilst acknowledging the importance of such schemes, requires consideration to be
given to feasible solutions that deliver climate change mitigation with less or no harm to the
Conservation Area.  Policy HE1 requires careful consideration of the most appropriate options
and states that intrusive interventions, such as the mounting of microgeneration technology, can
harm Conservation Areas.  The public benefit of mitigating the effects of climate change should
be weighed against harm to the Conservation Area. 
*  In respect of alternatives to the photovoltaic panels, the applicant had included an air source
heat pump within the current application but this element has subsequently been withdrawn in the
light of objections from the Environmental Health Officer in respect of noise created by the unit,
proposed to be located within an enclosed courtyard and close to an adjacent dwelling.
*  The dwelling has a very limited curtilage and a tight relationship with other properties which
could prove to be a constraint to any alternative forms of micro generation or "green energy"
systems.  
*  Views of those panels to be installed on the inner slopes of single storey elements set around a
courtyard will be limited by the existing roofs.  Panels proposed on the roof over an open car port
will be visible from Church Lane at the access to the site. However, the roof has a very shallow
pitch, limiting the visual impact.  The use of black flashings to the panels and their installation
within the roof structure will make the panels less intrusive.
*  The property sits within a small group of dwellings, both traditional and more modern which lie
within the Conservation Area but not in a historic sensitive setting.  The provision of photovoltaic
panels is not considered likely to have a significant detrimental impact on this attractive property
or the wider Conservation Area.
*  The application is recommended for approval 
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WRETHAM
Stonebridge Camp
Thetford Road

Beres Developments Ltd
Peak House Greaves Road

Savills (L&P) Ltd
Innovation Court 121 Edmund Street

Extension of time limit on pp 3PL/2007/1569/F - Dev. of stonebridge camp, inc.
erection of 27 dwellings

Extend Time Limit

3TL/2011/0030/TL

N

N

Out Settlemnt Bndry

Y

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

Stonebridge 

 RECOMMENDATION : APPROVAL

Policy
Housing land supply
Development viability

 KEY ISSUES

The application seeks to extend the time limit on a planning permission for residential
development at Wretham.  The development proposed includes the demolition of existing former
military buildings and the erection of 27 dwellings, a new access and estate road, and an area of
public open space.

The application site is located on the southern edge of Stonebridge, East Wretham and extends
to approximately 1.6 hectares.  The site was formerly used as a military camp and includes a
large number of now disused buildings and hardstandings.   The site is adjoined to the north by
established housing and elsewhere by open countryside.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

 RELEVANT SITE HISTORY

CASE OFFICER: Nick Moys

No

 EIA REQUIRED

No Allocation



BRECKLAND COUNCIL - PLANNING COMMITTEE - 05-09-2011

DC131_new

Planning permission for 27 dwellings was granted in October 2008.

 POLICY CONSIDERATIONS

ENVIRONMENT AGENCY    
Our comments made in response to planning application 3PL/2007/1569 remains pertinent to this

 CONSULTATIONS

PPS03
PPS09
CP.10
CP.11
CP.14
DC.02
DC.04
DC.11
DC.14
DC.16

Housing
Biodiversity and Geological Conservation
Natural Environment
Protection and Enhancement of the Landscape
Sustainable Rural Communities
Principles of New Housing
Affordable Housing Principles
Open Space
Energy Efficiency
Design

The following National Planning Guidance and the Breckland Adopted Core Strategy and
Development Control Policies have been taken into consideration in the determination of this
application:

WRETHAM P C -   
Comments of Wretham Parish Council.
On the condition that the existing Section 106 Agreement (with its index linked contributions
towards inter alia open space provision and improvements to the Village Hall) remains as it is, or
is renegotiated upwards, my Council has no objection to this application.
However, the Council is very concerned that the agent's letter appears to indicate that the
applicant is seeking to revise some elements downwards because of the present difficult
economic climate.
My Council wonders how the applicant would react to a suggestion that the Agreement should be
enhanced if an improved economic climate were to have increased the prospective profit margin
on this development. It suspects they would insist that the other parties held to what was agreed
when the permission was first granted.
My Council is surprised that it might be suggested that, in order for the extension to be approved,
the applicant should sign a new Agreement taking in the current policies for affordable housing
and other County Services, especially as the applicant still has time to commence the
development before the original deadline.
Therefore, if the District Council officers are considering renegotiating any element of the existing
Section 106 Agreement downwards, my Council would object strongly. This development is going
to more than double the dwellings in Stonebridge, and the facilities agreed to are required is the
village is to absorb such an increase.
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NATURAL ENGLAND    

ARCHITECTURAL LIAISON/CRIME    

TREE & COUNTRYSIDE OFFICER    

ENVIRONMENTAL PLANNING    

revised application.  The Environment Agency previously raised no objection to the application,
subject to conditions relating to surface water drainage. 

This application is in close proximity to the Breckland Forest SSSI, Wretham Park Meres SSSI
and East Wretham Heath SSSI. However, given the nature and scale of this proposal, Natural
England raises no objection to the proposal being carried out according to the terms and
conditions of the application and submitted plans on account of the impact on designated sites.

No objection to overall cul-de-sac layout.  Comments about surveillance of parking areas.

For this application to be compliant with Policy CP10 there should no net increase in building
footprint.

Since the original permission was granted in 2007, there have been a number of significant
material changes to the Development Plan for the area. As such, these changes must be taken
into account as this application is considered.

Firstly, the site is outside any defined settlement boundary as identified on the adopted Proposals
Map. Furthermore, due to the lack of two key services, the Stonebridge (Wretham) Settlement
Boundary is proposed to be deleted through the Site Specifics DPD (currently in examination)
and will subsequently update the Proposals Map. Significant weight can be given to this approach
as no representations have been received on the deletion of the settlement boundary through the
pre-submission publication period. Therefore, any housing development remains contrary to
Policy DC.2 of the adopted Core Strategy as it is outside the settlement boundary.

Since the previous application was determined, the Council has commissioned significant
evidence base to support its planning policies in respect of the impact of housing development on
the Breckland SPA (in particular the stone curlew interest feature). Housing development has
been identified as having a significant effect on the Breckland SPA within 1,500m. As such,
Policy CP10 of the adopted Core Strategy is now of key relevance to this proposal as the site is
within 1,500m of stone curlew nesting sites (forming part of SPA population). 

In considering this proposal against PPS3: Housing, it is considered that the scheme is
undeliverable as it cannot fulfil the expectations of the Council's adopted Policies in terms of
securing appropriate contributions to infrastructure in order to make the proposal acceptable. The
applicant is seeking reductions in S106 requirements and it is unclear whether the proposal
meets the expectations of Policy CP4: Infrastructure. Therefore, the proposal should not be
supported as it does not appear capable of implementation without harming local infrastructure. 
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None

 REPRESENTATIONS

* The application is referred to Planning Committee as it is a Major application.
* Guidance issued on the handling of time limit extension applications indicates that councils
should generally take a positive and constructive approach towards proposals and should focus
their attention on development plan policies and other material considerations which may have
changed significantly since the original grant of permission.  Applications should be refused only
where changes in the development plan or other relevant material considerations indicate that a
proposal should no longer be treated favourably.

 ASSESSMENT NOTES

CONTAMINATED LAND OFFICER    

Para 69 of PPS3 sets out a number of points that proposals should satisfy if being released in
light of land supply considerations. In particular, the fifth bullet which considers proposals should
be in accordance with the Local Authorities' Spatial Vision and in line with planning for housing
objectives is not satisfied. The application is not consistent with the Spatial Vision and should not
benefit from release notwithstanding the insignificant decrease in land supply that would result
from not allowing the extension of time.

In addition, paragraph 73 of PPS3 indicates that there should be no presumption that permission
should be granted (the net effect of this application) even if there is a previous approval,
particularly if the original permission did not deliver the policy objectives of the PPS.

Conclusion
The site is in an unsustainable location, has highly questionable deliverability, and does not
satisfy the expectations of paragraphs 69 and 73 of PPS3 and there is an objection on that basis.

 

It is recommended that conditions are imposed on any permission granted requiring a
contamination risk assessment to be undertaken in view of the previous military use of the site.  

NORFOLK WILDLIFE TRUST -  No Comments Received 

NORFOLK COUNTY COUNCIL - HIGHWAYS -  No Comments Received 

HOUSING -  No Comments Received 

NORFOLK COUNTY COUNCIL -  No Comments Received 
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Planning Permission

3920 Conditions to be confirmed

 RECOMMENDATION

 CONDITIONS

* The application site falls outside the Settlement Boundary for Wretham.  Planning permission
was granted in 2008 as an exception to policy having regard to housing land supply
considerations, PPS3 policies, the design quality of the scheme and the community benefits
offered. Since the 2008 permission, a number of new local policies have been introduced through
the adoption of the Council's Core Strategy. Of particular note is the increase in affordable
housing from 30% to 40% and the introduction of Policy CP10 and the associated stone curlew
buffer zone.  In addition, it is proposed to delete the Settlement Boundary for Wretham in the Site
Specifics DPD.  The national planning framework remains largely unchanged for the time being,
but guidance has been issued urging councils to give due weight to the need to foster growth and
to re-consider Section 106 obligations where necessary on viability grounds.
* In terms of national policy considerations, the housing land supply shortall in the District
continues to be a significant factor, with PPS3 requiring favourable consideration to be given
provided that prescribed criteria are addressed.  Recent government policy statements have
emphasised the need to ensure delivery of new housing and promote economic growth.  The
proposed development performs well against some of the PPS3 criteria, and less so against
others.  Positive aspects include the fact that the site is well related to the existing built settlement
and that the redevelopment of a semi-derelict site would be secured. The scheme is well
designed, includes an appropriate mix of housing, would provide community benefits, and,
subject to certain provisos, appears to enjoy local support. However, the development would not
accord with the overall spatial vision for the area, which seeks to direct new development to
locations which are close to local services and have regular public transport services. To
conclude on this matter, it is clear that the issues for consideration are essentially the same as
those examined before.  Previously it was decided that the balance of arguments favoured the
development. It is not considered that circumstances relating to the site have changed to an
extent that would justify a different conclusion being reached. 
* Due to falls in development values and current housing market conditions, the applicant has
asked that affordable housing requirements are reviewed in order to ensure that the scheme is
deliverable.  These matters are currently under discussion and independent expert advice is
being sought.  A verbal update will be provided on this.  As well as affordable housing, the current
Section 106 agreement includes obligations relating to education, libraries, open space, transport
measures and village hall improvements.  It is anticipated that these obligations will remain
unchanged.
* In terms of the ecological impact of the development, it is considered that as the overall footprint
of buildings on the site would not increase as a result of the proposed development, there would
not be an adverse effect on stone curlew populations.
* The application is recommended for approval 




