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ATTLEBOROUGH
Woodview
Leys Lane

Mr A Jones
Woodview Leys Lane

Mr A Jones
Woodview Leys Lane

Change of use of land for siting of 6 static caravans & 2 tourers, erection of
general purpose building & assoc. work

Full

3PL/2011/0419/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 

Policy
Impact on the amenity of the area
Highway issues

 KEY ISSUES

The proposal seeks to increase the number of static caravans from 3 to 6 and to site them on all
of the land owned by the applicant (this includes the authorised site and the land which is the
subject of an enforcement notice).  The proposal also includes the siting of 2 touring vans and the
erection of a general purpose building.

The applicant has indicated that the static caravans would be positioned on a concrete pad and
the surrounding land would be laid out as gardens.  The touring caravans would be used for
travelling either for work or leisure purposes.

The general storage building is 14m by 9.5m with a ridge height of 4.2m.  It would be constructed
using rendered blockwork and green profiled sheeting and is to be sited on the western part of the
site.

The site is located to the south of the town centre and the main railway line which divides Leys
Lane, affording pedestrian access only to the town centre.  Vehicular access to Leys Lane south
of the railway line is via Slough Lane, off the B1077.  It is approximately 1,700m from the town
centre boundary on foot or 1,100m 'as the crow flies' in the Station Road direction.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Viv Bebbington

No Allocation
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The site is outside the Settlement Boundary.  It is a semi rural location, close to Attleborough,
within a loose knit group of dwellings and commercial buildings, which provides a transitional area
between the main built form of the settlement and the countryside.

The mobile homes and touring caravans are to be sited to the rear of the existing bungalow.

The application site covers the land immediately to the rear of the bungalow which has planning
permission for 3 mobile homes and 2 touring caravans and the area of land to the west which is
the subject of an enforcement notice.

Immediately to the north of the site is a recently approved site for 6 residential gypsy pitches with
utility/day rooms.  Immediately to the south are commercial properties.  To the east are a group of
residential properties and to the west farm land.

Outline permission for the erection of the bungalow was granted in 1984 and reserved matters
were approved in 1984.  The outline permission was subject to a legal agreement requiring the
removal of a caravan and scrap from the site, however it was agreed in 1985 that a caravan could
be stationed on the land whilst the bungalow was constructed. 

The applicant resided in the static caravans whilst implementing the permission.  Until 2005 the
view of the Authority was that the static caravans were ancillary to the main dwelling as extra
bedroom accommodation.  However it became evident that the static caravans were used as
independent dwellings in their own right.

An application for the retention of the caravans was submitted in 2006 and refused.  Permission
for a mixed use comprising residential occupation of the bungalow and also its use as a day room
and the siting of 3 mobile homes and 2 touring caravans for residential occupation was granted
on appeal in 2008.  The permission covered the area immediately to the rear of the bungalow and
was made personal to Mr & Mrs Jones and their residential dependants who are named
individually on the permission.  It was also a condition of the permission that when the land
ceases to be occupied by those named in the permission the use should cease and the caravans
and structures be removed.  

The western part of the application site is the subject of a current enforcement notice which
requires the removal of all the caravans, structures, vehicles and scrap.  The period for
compliance has expired and the land is being monitored in respect of the storage of scrap metals
and vehicles pending the outcome of the application.

An application to remove the existing mobile homes and touring caravans and erect a total of 9
static caravans and 4 touring caravans on the whole of the land owned by the applicant, for use
as a general gypsy site was refused in March 2011 (ref 3PL/2010/1231/F).

 RELEVANT SITE HISTORY

No

 EIA REQUIRED
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The two touring vans have recently been replaced by static caravans.

Circular 01/2006: Planning for Gypsy and Traveller Caravan Sites

 POLICY CONSIDERATIONS

MR K MARTIN    

NORFOLK COUNTY COUNCIL - HIGHWAYS    

ENVIRONMENTAL PLANNING    

I do support the strong objections of the Attleborough Town Council.  Could I still seek for the
compliance and conditions to be carried out and put into action all as the Planning Inspectors
report.

Recommend refusal

This application form states that this proposal is for the siting of 6 static caravans and 2 touring
caravans and associated buildings and works for occupation by travellers which is indicated in
the Design and Access statement. However, further information provided on file indicates that the
additional units are not for gypsies and travellers and are for family use by extended family that
the case officer advises do not wholly meet the legal definition of gypsies and travellers. The site
is outside the Settlement Boundary and in the countryside in policy terms albeit around 900m
from the town centre (straight line distance). It also appears from examination of the case history
that three of the caravans have the benefit of planning permission and as such, the application is
in effect for three net new pitches. I consider that the case officer should seek an amendment to
the description of development to clarify this error.

 CONSULTATIONS

PPS01
PPS03
PPS07
CP.02
CP.14
DC.01
DC.02

Delivering Sustainable Development
Housing
Sustainable Development in Rural Areas
The Travelling Community
Sustainable Rural Communities
Protection of Amenity
Principles of New 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:

ATTLEBOROUGH TC -   
Strong Objections: Observations made in respect of earlier application are reinforced: on the
grounds of poor highway access and loss of amenity value. It is noted with concern that the
district council has seemingly failed to ensure compliance of planning regulations on this site and
we consider that such action should be taken without delay. In addition, we have further concerns
relating to removal of trees on the site and the apparent despoilation of the land, trees and shrubs
at the curtilage through oil leakage/disposal. Issue of definition in relation to terms tourer and
static and whether correct designation as a gypsy site in planning terms.
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The following is a summary of representations made:-
More static caravans on site than approved;  The tourers have been replaced by static caravans;
The site is untidy and resembles a scrap yard, pollution from buried items;
Unsuitable for further development on the grounds of highway safety;
No need for additional accommodation - can all be accommodated within existing bungalows and
caravans;
Increase in traffic;
Outside Settlement Boundary.

A letter of support has been received from Norfolk County Council's Traveller Education Service

 REPRESENTATIONS

* The application is referred to Planning Committee as it is considered locally sensitive.
* The applicant has indicated that he is applying for additional static caravans to accommodate
his children and grandchildren.  Several of the dependant children, on site at the time of the
original permission, remain on site and are now adults and have children of their own and
therefore further accommodation is required.  Details of the occupants on the site have been
included in the application.  Most of the occupants were either dependants at the time of the
previous appeal or were named on the decision notice however, a niece and two children have
been included but no further information in respect of her housing need has been forthcoming.
* The current application differs from the previous application in so much as the applicant has

 ASSESSMENT NOTES

ENVIRONMENT AGENCY    

Policy DC2 of the Adopted Core Strategy is therefore relevant to this proposal. The supporting
case for these units is being made for family purposes and, in policy terms, is considered as
being for static caravans which are treated as private residential dwellings. The site is located
outside the Settlement Boundary in an area with poor highway access. I have been advised that
a previous application in this location was refused on highway grounds and I consider that the
highway constraints remain unchanged. Furthermore, the site will make a very limited
contribution towards the Councils land supply and, as such, does not benefit from favourable
consideration under PPS3 on such grounds. As a result, this application is clearly contrary to
Policy DC2. Further, PPS7 seeks to strictly control new development in the countryside. It should
also be noted that at this time, the emerging Attleborough and Snetterton Heath AAP is in its
early stages and the Council has not yet indicated any preferred directions for new housing
growth which would impact upon this proposal. 

This application is contrary to Policy DC2 of the adopted Core Strategy DPD and there is an
objection on that basis.

We have no objection to the proposed development, comments made re treatment plan and
soakaways.
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Refusal of Planning Permission

9900
9900

Contrary to DC2 and CP14
Impact on highway safety

 RECOMMENDATION

 REASON(S) FOR REFUSAL

reduced the number of caravans to meet the individual needs of his family only and is no longer
seeking permission for unrestricted gypsy and traveller accommodation.  The applicant has not
justified the current proposal on the grounds of his gypsy status.  The applicant ceased travelling
over 23 years ago for health reasons and to provide education for his children.  Most of his
children are no longer classed as dependants and do not satisfy the definition of gypsy status, as
set out in Circular 01/2006, since they have not had a nomadic way of life, even though they no
doubt regard themselves as having gypsy ethnicity.
* In policy terms applications for static caravans are treated as private dwellings and therefore
Policies DC2 and CP14 are relevant.  The proposal is outside a Settlement Boundary and in a
location where planning permission would not normally be granted.  The proposal is considered
contrary to Policy DC 2 and the proposal does not satisfy any of the criteria a - f set out in CP 14.
PPS7 seeks to strictly control development in the countryside.  The proposal would make a
limited contribution towards the Council's land supply and, as such, does not benefit from
favourable consideration under PPS3 
* The Inspector, in allowing caravans on part of the site, indicated that the benefit to family life
which would be obtained by allowing the family to remain on the site outweighed the limited harm
to the countryside.  However, the proposal would result in the doubling in the number of static
caravans on the site in a matter of 3 years.  It is considered that such an increase would no
longer result in limited harm and the cumulative impact would unduly impact on the amenity and
character of the area.
* In highway terms, the Highway Authority has raised an objection to the application.  It is
considered the proposal would result in an increase in vehicular activity on a substandard road
network.  Leys Lane is a narrow country road with a width of 3m and is only suitable for single
lane traffic.  There is limited passing provision and a series of sharp bends.  It is considered that
the development is likely to result in a cause of danger and inconvenience to highway users,
especially to vulnerable users such as pedestrian and cyclists.
* The proposal is considered contrary to policy and is unacceptable in terms of highway safety
and is therefore recommended for refusal.
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NECTON
Necton Garden Centre
Tuns Road

Necton Garden Centre
Tuns Road Necton

Sketcher Partnership Ltd
First House Quebec Street

Residential Development (10 dwellings)  

Outline

3PL/2011/0877/O

N

N

Part In Set Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : REFUSAL 

Principle

 KEY ISSUES

The proposal seeks outline planning permission with all matters reserved to establish the principle
of redeveloping land at Necton Garden Centre for housing following demolition of the existing
garden centre building and associated buildings.  The site lies partly inside and partly outside the
Settlement Boundary of the village of Necton. The indicative layout submitted with the application
proposes 10 No. dwellings, four of which would be affordable dwellings.  Six of the ten dwellings
would be located on land outside the Settlement Boundary.  The indicative layout provides for
retaining the existing, previously approved, access serving the garden centre.  A 15 m earth bank
with planting is proposed forming a buffer zone between the proposed dwellings and the A47.
The application is also submitted with a Contaminated Land Phase I Desk Study.    

The application site comprises land which is partly within and partly outside the Settlement
Boundary of the village of Necton.  The A47 lies to the north of the application site and the site is
currently occupied by an existing garden centre premises, shop and polytunnels and associated
buildings.  There is a single storey bungalow constructed in red brick with concrete pantiled roof
to the east of the front part of the site fronting towards St Andrews Lane and there are
predominantly detached and semi-detached bungalows opposite the site mainly of red brick and
concrete pantiled construction.   

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Jayne Owen

No Allocation
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Previous permission relate to the garden centre use and provision of an overspill car park

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

CONTAMINATED LAND OFFICER    

HIGHWAYS AGENCY    

No objection subject to conditions and informative 

No objection subject to condition relating to a Travel Plan and informative in relation to drainage.

 CONSULTATIONS

PPG13
PPG24
PPS01
PPS03
SS1
CP.13
CP.14
DC.01
DC.02
DC.04
DC.11
DC.12
DC.14
DC.16
DC.18

Transport
Planning and Noise
Delivering Sustainable Development
Housing
Spatial Strategy
Accessibility
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Open Space
Trees and Landscape
Energy Efficiency
Design
Community facilities, recreation and leisure

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:

NECTON P C -   
Concerns were expressed about possible problems being added to the drainage and sewerage
system in the village. There has been a record of overflowing of sewerage in the system. Also
concerns were expressed about peak hour traffic flows from the development onto Tuns Road
and A47 junction.

No

 EIA REQUIRED
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NORFOLK COUNTY COUNCIL - HIGHWAYS    

ENVIRONMENTAL PLANNING    

Amendment/additional information requested as follows:
Across the frontage of the site St Andrews Way widens excessively as it approaches the junction
with Tuns Road.  With the removal of the vairous delivery/service vehicles following the closure of
the Garden Centre, the carriageway should be narrowed to a constant width and the junction
radius reduced.  This will aid the provision of adequate visiblity to the east fo teh site access,
which is currently deficient and reduce vehicle speeds turning into St Andrews Lane. 
A 2.0 m wide footpath should be provided across the site frontage
A development of 10 dwellings will require provision of an adopted road in accordance with the
Norfolk Residential Design Guide
If a type 6 (shared surface) road is provided, the junction with St Andrews Lane could be formed
by a simple footpath crossing
If a layout is developed, with dwellings facing onto Tuns Road, it is likely that waiting restrictions
will be required to prevent on-street parking near the junction with the A47

OBJECTIONS TO PRINCIPLE: YES
OBJECTIONS TO DETAIL:  YES 

Comments:
The application proposes a residential development on land currently occupied by Necton
Garden Centre. The site is only partially inside the settlement boundary, with the indicative plan
accompanying the application suggesting that 6 of the dwellings would be located on land outside
of the settlement boundary. Whilst Necton is designated as a Local Service Centre Village within
the Core Strategy, it is not allocated for growth, through the settlement hierarchy contained within
Policy SS.1. The location of housing outside of the settlement boundary is contrary to the
requirements set out within criterion a-f of Policy CP14 Sustainable Rural Communities. Further
to this, the development also fails to satisfy the expectations of paragraphs 69 and 71 of PPS3
Housing, in relation to land supply. Whilst Breckland, does not currently have a five year supply
of deliverable land, for sites to come forward on this basis, it is set out within paragraph 69 of
PPS3 that they should be in accordance with the Districts spatial strategy. As already noted this
is not in accordance with the spatial strategy. Furthermore, it should also be noted that extant
planning permissions for 140 dwellings remain within the village.

Whilst the garden centre is not classified as a key service within DC18 Community Facilities,
Recreation and Leisure, it nonetheless contributes towards employment, which is part of the
consideration for Local Service Centre status.

The site adjoins the A47, which is designated as a key corridor of movement within Policy CP13
Accessibility of the Core Strategy. Whilst a noise bund is incorporated on the plan, Policy DC1
Protection of Amenity is of relevance. This application proposes residential development on land
closer to the A47 than other sites within Necton, and consideration to noise disturbance needs to
be given.

I can see no reference within the application to the requirements of DC14 Energy Generation and
Efficiency. For residential developments of 10 units or more, it is required that 10% of their
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Letters of representation have been received raising the following issues:

Letter of support from Necton Parish Councillor but not representing Parish Council as a whole,
raising the following issues:
Proposal will help to clean up this corner of Necton near the A47 as you enter the village;
There would be less traffic and remove all the delivery vehicles which currently serve the existing
garden centre use.

Letters of objection raising the following issues:
Concern that road will not be able to cope with the traffic and amount of disturbance that will be
caused; 
Concern regarding possible problems being added to the drainage and sewerage system in the
village; 
There has been a record of overflowing of sewerage in the system;
Concerns expressed about peak hour traffic flows from the development onto Tuns Road and
A47 junction 

 REPRESENTATIONS

HOUSING ENABLING OFFICER    

ENVIRONMENTAL HEALTH OFFICERS    

energy comes from a renewable source.

Conclusion
Objection the application is contrary to PPS3, CP14 and DC14. Further consideration is also
needed in terms of CP13 and DC1.

The application meets Policy DC4 with regard to the requirement for 40% affordable housing
There is an identified need for affordable housing in Necton which this provision would assist in
meeting.  The application currently proposes that there be 4 No. two bedroom dwellings provided
as affordable housing.  The need for affordable housing in Necton is for a varied mix of dwelling
types, of which large family homes and single person accommodation are the most in demand.
The Strategic Housing Team encourages the applicant to discuss with them an appropriate mix
for this scheme that will meet the needs of the area.  
The built units would need to be built to a minimum of the HCAs deisgn standards and must be of
a quality to be accepted by a Housing Association.  The units should be free from any public
subsidy.

I have looked at this application and have concerns with regards the proposed dwellings being
adverlsy affected by road traffic noise and the potential effect of increased surface water run off
affecting the existing drainage system, therefore I recommend conditions in relation to surface
water drainage and a noise assessment to alleviate environmental concern

CRIME PREVENTION/ARCHITECTURAL LIAISON OFFICER -  No Comments Received 
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* The application is referred to the Planning Committee as it is a major application.
Principle
* The site is only partially within the Settlement Boundary of the village of Necton with six of the
proposed dwellings falling outside it.  The application therefore fails to fully comply with Core
Strategy Policy DC2 Principles of New Housing. 
* Policy DC4 requires 40% of the total number of housing units to be provided and maintained as
affordable housing.  4 affordable dwellings are proposed and therefore the application complies
with Policy DC4.
* The location of housing outside the Settlement Boundary is also contrary to the requirements
set out in criteria (a) to (f) of Core Strategy Policy CP14 which sets out the circumstances where
new residential development would be permitted in order to support village and countryside
communities.  The application fails to meet the specified criteria and therefore fails to comply with
this policy.  
* Whilst Necton is designated as a Local Service Centre village within the Core Strategy it is not
allocated for growth, through the settlement hierarchy contained within Policy SS1.  The proposed
development also fails to satisfy paragraphs 69 and 71 of PPS3 in relation to land supply in this
respect. Whilst Breckland does not currently have a five year supply of deliverable land, for sites
to come forward on this basis, Paragraph 69 of PPS3 states that they should be in accordance
with the District's spatial strategy.  The application does not accord with the District's spatial
strategy as referred to above.  Extant permissions for 140 dwellings remain within the village. 
* In addition, whilst the garden centre is not classified as a key service within Core Strategy Policy
DC18 Community Facilities, Recreation and Leisure, it nonetheless contributes towards
employment, which is part of the consideration for Local Service Centre status.  The existing
business currently employs 2 full time and 2 part time staff.
* In addition, the site adjoins the A47, which is designated as a key corridor of movement within
Policy CP13 Accessibility.  Whilst a noise bund is incorporated within the plan, Policy DC1
Protection of Amenity is relevant.  The application proposes residential development on land
closer to the A47 than other sites within Necton and consideration to noise disturbance needs to
be given. 
* Policy DC14 Energy Generation and Efficiency.  For residential developments of 10 units or
more, it is required that 10% of their energy comes from a renewable source.  No reference is
made to this within the submitted details, however, if the Council are minded to approve the
application this may be attached as a condition of consent. 

Design, Layout and Siting 
* All matters are reserved and therefore these issues do not form part of the current application.
Indicative layout and elevation plans show 10 dwellings in  a mixture of built form comprising two
storey detached dwellings and one terrace of four two storey dwellings grouped around a
centrally located access road formed off the existing garden centre access.  The indicative layout
is generally acceptable but some plots appear cramped with limited amenity space around them.
No details are provided in relation to bin storage or cycle storage.  It is also unclear from the
submitted layout whether current adopted standards can be satisfactorily met with regard to
parking provision, particularly in relation to the terraced dwellings.  However, access and layout
are reserved for future consideration should outline planning permission be granted.  

Trees and Landscape
* Again landscaping is a reserved matter which does not form part of the current application.
However, the submitted Design and Access Statement states that it is proposed to retain the
existing hedges and trees where shown and existing 1.8 m and 1.2 m timber panel fencing would
be retained together with new fencing proposed where indicated between proposed dwellings. It

 ASSESSMENT NOTES
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is also stated that existing trees would be protected and preserved.
  
Protection of Amenity
* Impact on existing residential amenity would also be considered at the reserved matters stage,
if outline planning permission were to be granted.  However, the indicative layout satisfactorily
demonstrates that adequate separation distances could be achieved in relation to existing
neighbouring dwellings and between each proposed dwelling within the application site itself and
that subject to satisfactory detailed design, significant overlooking, overshadowing, or loss of
privacy should not arise.
* The application site lies in close proximity to the A47 trunk road.  The Councils Environmental
Health Officer has raised concerns with regard to the future occupiers of the proposed dwellings
being adversely affected by road traffic noise and the potential effect of increased surface water
run off affecting the existing drainage system.  Should planning permission be granted conditions
are recommended requiring a scheme for the provision, implementation, ownership and
maintenance of the surface water drainage to be submitted in writing and agreed with the Local
Planning Authority and that prior to the commencement of development a PPG24: Planning and
Noise assessment be carried out by a competent acoustician and a scheme devised for
protecting the proposed residential development from noise from the A47 highway.  The
assessment and scheme to be submitted in writing for approval by the Local Planning Authority.
The scheme should also include protection to amenity and garden areas and should not rely on
the requirement to close windows. 
 
Highways
* Access is reserved for future consideration should the principle of the redevelopment of this site
for housing be established through the granting of outline planning permission.  The submitted
Design and Access statement states that is intended to retain the existing access and that,
having regard to the existing use of the site, traffic generation associated with the proposed
development would be largely inconsequential.  The Highways Agency has been consulted on the
proposals and have no objection to the proposal subject to conditions relating to the production of
a Travel Plan.  The Highway Authority have requested that amendments/additional information be
submitted including that St Andrews Lane be narrowed to a constant width, the junction radius is
reduced to aid the provision of adequate visibility to the east of the site access, which is currently
deficient, and to reduce vehicle speeds turning into St Andrews Lane.  It is also requested that a
2 m wide footpath be provided across the site frontage.  The applicant is also advised that a
development of 10 dwellings would require provision of an adopted road in accordance with the
Norfolk Residential Design Guide and that if a shared surface road is provided, the junction with
St Andrews Lane could be formed by a simple footpath crossing.  Comment is also made that if a
layout is developed with dwellings facing onto Tuns Road, it is likely that waiting restrictions would
be required to prevent on-street parking near the junction with the A47. 

Other Matters
* Surface water/foul water drainage
The site is not within an area at risk of flooding where it would be deemed necessary for a flood
risk assessment to be submitted and the application details state that the proposal is not within
20 m of a watercourse (e.g. river, stream or beck).  The submitted details state that the surface
water would be disposed of by soakaway.   Full details may be appropriately required by
condition, should the Council be minded to grant outline planning permission. 

* The application is recommended for refusal 
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Refusal of Outline Planning Permission

9900
9900

Outside SB
Failure to comply with PPS3

 RECOMMENDATION

 REASON(S) FOR REFUSAL
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3

DEREHAM
Penhill
Etling Green

Mr J Eglen
Penhill Etling Green

Jonathan W Burton
12 Park Road Dereham

Change of use of land for parking provision for additional two lorries 

Change of Use

3PL/2011/0896/CU

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle  
Design
Amenity 
Impact on rural area  
Highway safety

 KEY ISSUES

The proposal is for the provision of additional lorry parking at Penhill, Etling Green outside the
Settlement Boundary of the town of Dereham.  The applicant has been operating a haulage
business from Penhill since 2001 with one lorry.  Since early 2011 parking provision is required for
three lorries.  Access is via the existing access serving Penhill from Bush Lane.  The submitted
statement indicates that the lorries are only parked at the premises for a maximum of 50% of the
time subject to workload.  During busy periods the lorries may not be parked at the premises
apart from at weekends.  There is an existing static caravan within the curtilage which is the
subject of a separate planning application currently being considered.    

The application site comprises land within the curtilage of the property known as Penhill.  The site
is enclosed by 1.8 m high timber panel fencing to the north and hedging.  

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Jayne Owen

No Allocation
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3PL/2005/0279/CU  - Change of use of garage to saddlery - Approved 7th April 2005
Concurrent Application 
3PL/2011/0895/CU - Provision of static caravan (retrospective)- Not yet determined 

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

Representations have been received from local residents and the Etling Green Residents
Association.  Concerns relate to:
Scale and nature of business; traffic movements; hours of operation; impact on residential
amenity; impact on roadways

 REPRESENTATIONS

NORFOLK COUNTY COUNCIL - HIGHWAYS    

CONTAMINATED LAND OFFICER    

The site is served by a private road which joins the highway at an existing access onto Norwich
Road (B1147).  From inspection of the site the access arrangements
are considered acceptable and I would raise no objection from a highway safety perspective.

No objections 

 CONSULTATIONS

PPG13
PPS01
PPS07
DC.01
DC.16

Transport
Delivering Sustainable Development
Sustainable Development in Rural Areas
Protection of Amenity
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:

DEREHAM T C -   
Objection as this would cause disruption to residents and is not a suitable site to store lorries

ENVIRONMENTAL HEALTH OFFICERS -  No Comments Received 

No

 EIA REQUIRED



BRECKLAND COUNCIL - PLANNING COMMITTEE - 28-11-2011

DC131_new

Planning Permission

3007
3046
3920
3998
4000
3996

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

 RECOMMENDATION

 CONDITIONS

* The application is referred to the Planning Committee at the request of the Ward Member.
 
Principle  
* The site is outside the Settlement Boundary where strict restraint is placed on all new
development proposals except in exceptional circumstances.  In this instance, however, the
applicant has been operating a haulage business from Penhill since 2001 with one lorry.  Given
that the proposed additional two parking spaces are in connection with this existing business it is
considered that the development is acceptable in principle.

Design
* The Highways Authority has been consulted on the proposal and has raised no objections to the
design and layout of the proposed parking spaces,
 
Amenity  
* This area of Etling Green has become predominantly domestic in character albeit Penhill and
his immediate neighbour run businesses from their premises.  Intensification of lorry activities
could cause issues to other residents although the lorries would not need to pass other properties
to get into the yard from the road.
* The Council's Environmental Health Officer has been consulted on the proposal and has
requested further information with regard to what time of day the lorries would arrive and leave
the yard and clarification with respect to whether the vehicles would be repaired and maintained
at the site and if so what days and times this would be expected to be carried out.  At the time of
writing this additional information is awaited.
 
Impact on Rural Area
* Given the existing context of the site, it is not considered that the additional two lorry spaces
would have a significant impact on the character and appearance of the rural area in this location.

Highway Safety
* The Highway Authority has been consulted on the proposal.  From inspection of the site they
are satisfied that the access arrangements are acceptable and raise no objection from a highway
safety perspective.

* The application is recommended for approval.  Details of suggested conditions will be reported
verbally. 

 ASSESSMENT NOTES



BRECKLAND COUNCIL - PLANNING COMMITTEE - 28-11-2011

DC131_new

4

NECTON
Town Farm
Chantry Lane

Mr Ian Thompson
Town Farm Chantry Lane

Sketcher Partnership Ltd
First House Quebec Street

Residential development (10 Dwellings)  

Outline

3PL/2011/0909/O

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

 KEY ISSUES

The proposal seeks outline planning permission with all matters reserved to establish the principle
of redeveloping land to the east of Chantry Lane outside the Settlement Boundary of the village of
Necton.  Access is proposed via an existing access track serving Town Farm.  An indicative layout
submitted with the application proposes 10 No. dwellings, four of which would be affordable
dwellings.  The application is accompanied by a Design and Access Statement and a
Contaminated Land Phase I Desk Study.  

The application site comprises land outside the Settlement Boundary of the village of Necton.
The site currently comprises a field/paddock adjacent to the applicant's existing dwelling.  The site
has been put forward for consideration in the Local Development Framework.

The applicant has also relocated an existing car sales and repair business from 2 Tuns Lane
(trading as Fransham Motors) to the application site and is currently trading from there.   It is
understood from the applicant that he intends to submit a separate retrospective planning
application for change of use.

 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

ENVIRONMENT AGENCY    
This application falls within Cell F5 of the Environment Agency's PPS25 Flood Zone Standing
Advice Matrix. In line with current government guidance on Standing Advice, it will be necessary,
in this instance, for your Council to respond on behalf of the Agency, in respect of land drainage
/flood defence issues. 
No objection subject to conditions

 CONSULTATIONS

PPG13
PPS01
PPS03
SS1
DC.01
DC.02
DC.04
DC.11
DC.12
DC.16

Transport
Delivering Sustainable Development
Housing
Spatial Strategy
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Open Space
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:

NECTON P C -   
This application for development is outside the village development boundary and as such the
Parish Council are strongly against any development being allowed outside the boundary.
Parish Council objects because the site access is on a bend on a widely used road. Also road
proposed for site is too narrow for 2 way traffic and the development will add to the well
documented problems of the drainage and sewerage in Chantry Lane area. Also would ask
confirmation that there are no TPO's on any trees being felled during any proposed development.

No

 EIA REQUIRED
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NORFOLK COUNTY COUNCIL - HIGHWAYS    

TREE & COUNTRYSIDE OFFICER    

If permitted the proposal will result in 11 properties being accessed off a single roadway.  This
number of dwellings exceeds the maximum I would normally allow to be served by a private drive,
this figure being eight, and to serve such developments I would normally require an adopted
roadway.  However, from inspection of the site it is evident the proposed access route is via
a narrow tree lined track which measures a maximum of some 6m in width only.  This width is
considered wholly insufficient to accommodate an adoptable standards road and as such if your
Authority is minded to support the proposal I would expect the applicant to enter into a Section
106 agreement with the County Council to ensure the future maintenance of the proposed access
road and that it is never offered for adoption.  This agreement must be completed prior to the
grant of consent so if your minded to support the application I request the determination is held in
abeyance until I confirm the Section 106 agreement is completed.  I can confirm I have arranged
for colleagues to commence negotiations with the developer.
 
From a highway safety perspective I am satisfied that junction visibility between the access and
Chantry Lane is acceptable and that two vehicles could pass within the access, although the
latter is likely to require removal of the gate and posts to provide a 4.5m width.  I am aware local
concerns have been expressed regarding the fact the access joins Chantry Lane on a bend,
however from my site inspection I consider acceptable levels of forward visibility for both vehicles
standing in the carriageway waiting to turn and for those vehicles approaching from either
direction are available and therefore adverse highway comment in this instance would be difficult
to substantiate.
 
If your Authority are minded to support the application I recommend it be subject to the following
condition and obligation:
 
A Section 106 Agreement between the developer and County Council as Highway Authority to
ensure the future maintenance of the proposed access drive
 

SHC 05 (Variation)
Prior to the commencement of the development hereby permitted full details (in the form of
scaled plans and / or written specifications) shall be submitted to and approved in writing by the
Local Planning Authority in consultation with the Highway Authority to illustrate the following:

i)          Roads and footway
i)          Foul and surface water drainage
iii)         Visibility splays
iv)         Access arrangements
v)          Parking provision in accordance with adopted standard
vi)         Turning areas

Installation of services and upgrading the access to adoptable standard would not be possible
without terminal prejudice to the mature oak trees lining the drive.

The proposal is contrary to DC12 and on these grounds the application cannot be supported.
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Letters of representation have been received raising the following issues:
This is green belt land;
Building requirements within Necton are already satisfied within present approved plans;
The site is currently in use as a car lot without approval for business use?
Access/egress from track would be potentially hazardous as it is on a tight bend;
The track itself does not seem wide enough to facilitate two vehicles passing each other;
Noise nuisance/impact during construction phase there is already a substantial amount of traffic
passing up and down in association with applicants garage business;
If track is converted to road who would have responsibility for maintenance?
Impact on mature trees lining access track;
Chantry Lane is already known as area that floods what impact would these extra houses do for
that situation 

 REPRESENTATIONS

* The application is referred to the Planning Committee as it is a major application.
 Principle
* The site is outside the Settlement Boundary of the village of Necton and therefore fails to
comply with Core Strategy Policy DC2 Principles of New Housing. 
* Policy DC4 requires 40% of the total number of housing units to be provided and maintained as
affordable housing.  4 affordable dwellings are proposed and therefore the application complies
with Policy DC4 in this respect
* Criteria (a) to (f) of Core Strategy Policy CP14 sets out the circumstances where new residential
development would be permitted in order to support village and countryside communities.  The
application fails to meet any of the specified criteria and therefore fails to comply with this policy.
*  Whilst Core Strategy Policy SS1 identifies Necton as a Local Service Centre village it is
identified as one of a number of villages which will not see a positive housing allocation for the
remainder of the plan period, but will see, between them, at least 100 homes developed from
existing commitments.  Necton has a considerable quantum of existing housing permissions and
consequently there is no requirement in the Core Strategy to develop any further land in or

 ASSESSMENT NOTES

ENVIRONMENTAL PLANNING    

CONTAMINATED LAND OFFICER    

To summarise, there is a Planning Policy objection on the grounds of:
Proposal being outside of the Settlement Boundary and contrary to DC2 and CP14.
Proposal being contrary to SS1 and CP1 as no requirement for further housing development in
Necton.

No objections

CRIME PREVENTION/ARCHITECTURAL LIAISON OFFICER -  No Comments Received 

ECONOMIC AND STRATEGY OFFICER -  No Comments Received 
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around Necton for housing.  The scheme therefore also conflicts with Core Strategy Policies SS1
and CP1 in this respect.  

Design, Layout and Siting 
* All matters are reserved and therefore these issues do not form part of the current application.
Indicative layouts and 
elevations show 10 dwellings comprising a mixture of pairs of semi-detached dwellings and pairs
of linked detached dwellings grouped around an access extending from the existing access
serving Town Farm.   The indicative layout is generally acceptable but some plots are provided
with limited amenity space, in particular plots 3,4 and 8 appear cramped and unsatisfactory in
terms of amenity area provision.  No details are provided in relation to bin storage or cycle
storage.  It is also unclear from the submitted layout whether current adopted standards can be
satisfactorily met with regard to parking provision.  However, access and layout are reserved for
future consideration.  
 
Trees and Landscape
* Again landscaping is a reserved matter which does not form part of the current application.
However, the Tree and Countryside Officer has commented that the installation of services and
upgrading of the access to adoptable standard would not be possible without terminal prejudice to
the mature oak trees lining the drive.  The proposal would, therefore, be contrary to the aims and
objectives of Policy DC12 which states that any development that would result in the loss of, or
the deterioration in the quality of important natural features, including protected trees and
hedgerows will not normally be permitted. 
 
Protection of Amenity
* Impact on existing residential amenity would be considered at the reserved matters stage, if
outline planning permission were to be granted. However, the indicative layout satisfactorily
demonstrates that more than adequate separation distances can be achieved in relation to
existing neighbouring dwellings and between each proposed dwelling within the application site
itself and that subject to satisfactory detailed design, significant overlooking, overshadowing, or
loss of privacy should not arise.

Highways
* The Highways Authority have commented that the proposal will result in 11 properties being
accessed off a single roadway which exceeds the maximum number which would be normally
permitted to be served by a private drive (normally 8).  An adopted roadway would normally be
required.  However, from inspection of the site it is evident that the proposed access route is via a
narrow tree lined track which measures a maximum of 6 m in width only.  This width is considered
wholly insufficient to accommodate an adopted standards road and, as such, the Highway
Authority's advice is that if the Local Planning Authority is minded to support the proposal it is
expected that the applicant will enter into a Section 106 Agreement with the County Council to
ensure the future maintenance of the proposed access road and that it is never offered for
adoption.  This agreement must be completed prior to the grant of consent so if the Local
Planning Authority is minded to support the application it is requested that the application is held
in abeyance until confirmation is received that the Section 106 Agreement is complete. 
 
Other Matters
* The site is greenfield land and outside the Settlement Boundary and is, therefore, unacceptable
in planning policy terms. 
* The current use for car sales/repairs is a separate enforcement matter which is currently being



BRECKLAND COUNCIL - PLANNING COMMITTEE - 28-11-2011

DC131_new

Refusal of Outline Planning Permission

9900
9900

Outside Settlement Boundary
Failure to comply with PPS3

 RECOMMENDATION

 REASON(S) FOR REFUSAL

investigated.  It is understood that the applicant will be making a retrospective planning
application to regularise this situation. 
* Impact during the construction phase is not a planning matter on which permission could
reasonably be refused.  However, should unreasonable disturbance arise for example in relation
to noise nuisance, this is a matter which falls within the remit of the Council's Environmental
Health Department to investigate.  Notwithstanding this, a condition could be attached to any
permission granted restricting hours of operation to ensure that existing levels of residential
amenity are satisfactorily preserved during the construction phase should planning permission be
granted.
* No details have been provided in relation to surface water/foul water drainage, however, should
planning permission be granted these matters can be satisfactorily conditioned. 

* The application is recommended for refusal.
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MILEHAM
Burghwood Drive

Breckland Council
Elizabeth House Walpole Loke

Chaplin Farrant Limited
51 Yarmouth Road Norwich

Construction of 13 dwellings   

Outline

3PL/2011/0938/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

 KEY ISSUES

The proposal seeks outline planning permission with all matters reserved to establish the principle
of constructing 13 dwellings on land at Burghwood Drive in the village of Mileham.  Access is
proposed from Burghwood Drive.  

An amended plan has been received providing 200% parking provision 

The application site comprises land within the Settlement Boundary of the village of Mileham.
The site is currently laid to grass and is located to the rear of pairs of two storey semi-detached
dwellings which lie to the north and detached and semi-detached single storey bungalows to the
south which front towards Claxton Close.  The site is currently enclosed by a mixture of
hedging/planting/small trees and post and wire and close boarded fencing.  

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Jayne Owen

No

 EIA REQUIRED

No Allocation
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3PL/2005/1782/O - Construction of 8 open market dwellings and 3 social housing dwellings -
Approved 1 February 2006 

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

ENVIRONMENT AGENCY    

NORFOLK COUNTY COUNCIL - HIGHWAYS    

The proposed development is under 1 hectare and falls within Flood Zone 1 of the Environment
Agencys Flood Maps. Therefore this application falls within Cell F5 of the Environment Agency's
PPS25 Flood Zone Standing Advice Matrix. In line with current government guidance on Standing
Advice, it will be necessary, in this instance, for your Council to respond on behalf of the Agency,
in respect of land drainage /flood defence issues 
We have no objection to the proposed development, subject to conditions in respect of foul
drainage. 

Norfolk County Highways have requested that any future detailed application should include the
following:
The adjacent bend in Back Lane (east of Back Lane's junction with Burghwood Drive) should be
widened to a minimum width of 4.8 m
Each dwelling should be provided with a minimum of two vehicle parking spaces
A 20 mph zone should be provided starting at the entrance to Burghwood Drive.
The applicant has been made aware of these requirements.
Notwithstanding the above, no objection is recommended to the principle of the redevelopment of
this site for housing subject to a condition requiring full details of roads and footways, foul and
surface water drainage, visibility splays, access arrangements, parking provision in accordance
with the adopted standard, turning areas, off-site highway improvements in the form of localised

 CONSULTATIONS

PPG13
PPS01
PPS03
DC.01
DC.02
DC.04
DC.11
DC.12
DC.16

Transport
Delivering Sustainable Development
Housing
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Open Space
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:

MILEHAM P C -  No Comments Received 
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Letters of representation have been received raising the following issues:
Impact on outlook/privacy;
Increase in traffic;
Impact of construction phase;
What compensation is being offered for disturbance caused; 
Provisions for boundary fencing/screening ;
Site would be better used as playground for children as children currently have nowhere to play
without going right up to the other end of the village which is not safe for younger ones 

 REPRESENTATIONS

HOUSING ENABLING OFFICER    

CONTAMINATED LAND OFFICER    

carriageway widening on Back Lane.  

A condition is recommended requiring full details of the following to be submitted to and approved
in writing by the local planning authority:
Roads and footways, foul and surface water drainage, visbility splays, access arrangements,
parking provision in accordance with adopted standard, turning areas and off-site highway
improvements in the form of localised carriageway widening on Back Lane.
  

The application for the construction of 13no. dwellings at Burghwood Drive, Mileham is within the
development boundary for the village and is therefore subject to the provision of 40% of the
dwellings to be provided as affordable housing as set out in Core Strategy Policy DC4. The
application for outline permission makes reference to the provision of 5no. affordable dwellings
and would therefore meet policy DC4. Mileham has an identified need for affordable dwellings
and the mix of dwelling sizes is deemed sufficient in this location.

Although an outline permission, the site plan that has been provided with the application shows
there to be only 100% parking. When developing affordable housing we would expect 200% to be
provided, especially in rural areas such as this application as vehicle ownership becomes more
important in order to access services. The provision of only 100% parking in this location may
well lead to future management problems as there are no alternatives for second cars nor for
visitors to park.  The affordable dwellings provided must be constructed to at least the HCAs
minimum design standards whilst also being provided free from any form of public subsidy.

An amended plan has been received providing 200% parking and further comments are currently
awaited.

No objections subject to conditions 

CRIME PREVENTION/ARCHITECTURAL LIAISON OFFICER -  No Comments Received 
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* The application is referred to the Planning Committee as the applicant is Breckland Council and
it is a major application.

Principle
* The site is within the Settlement Boundary of the village of Mileham and is, therefore, in general
accordance with Core Strategy Policy DC2 Principles of New Housing.  In addition, outline
planning permission has previously been granted for 8 open market dwellings and 3 social
housing dwellings on this site under planning reference 3PL/2005/1782/O.
*  Policy DC4 requires 40% of the total number of housing units to be provided and maintained as
affordable housing.  The scheme provides 8 open market dwellings and 5 affordable dwellings. 
* In addition, Core Strategy Policy DC11 states that all new development is expected to provide a
contribution towards outdoor playing space equivalent to 2.4 hectares per 1000 population.  In
normal circumstances this would be secured by way of a unilateral undertaking however, as the
applicant is Breckland Council this clearly cannot be achieved in this way.  The Council has
advised that this requirement would form part of a legal agreement should the site be sold on to a
third party.  
* Breckland Council Strategic Housing Officer has commented on the fact that the original
indicative site plan provided shows there to be only 100% parking.  200% is expected to be
provided especially in rural areas as vehicle ownership becomes more important in order to
access services.  The provision of only 100% parking in this location could lead to future
management problems as there are no alternatives for second cars nor for visitors to park.  This
has been brought to the attention of the applicant as a matter which should be addressed as part
of any reserved matters application should outline planning permission be granted.  An amended
plan has been received providing 200% parking provision.

Design, Layout and Siting 
* All matters are reserved and therefore these issues do not form part of the current application.
However, an indicative layout shows a mixture of terraced, semi-detached and one detached
dwelling to the north and south of a central access extending Burghwood Drive to the west.   The
form of development as indicated would appear to generally be in keeping with the existing form
which comprises traditional two storey and single storey dwellings of a uniform character and
appearance and of no particular architectural merit. The indicative layout demonstrates an
adequate level of amenity space for each dwelling.  No details are provided in relation to bin
storage or cycle storage.  
    
Trees and Landscape
* Again landscaping is a reserved matter which does not form part of the current application.  The
submitted Design and Access Statement states that it is envisaged that the garden area will be
partly paved with the remaining area turfed, with some small planted areas.  A condition requiring
full details of boundary treatments is considered appropriate.  

Protection of Amenity
* Impact on existing residential amenity will be considered at the reserved matters stage,
however, the indicative layout satisfactorily demonstrates that more than adequate separation
distances can be achieved with existing dwellings to ensure, subject to satisfactory detailed
design, significant overlooking, overshadowing, or loss of privacy should not arise.  Clearly,
development of this site will affect the outlook of neighbouring dwellings, insofar as an
undeveloped piece of land would be redeveloped for housing.  However, the development is

 ASSESSMENT NOTES
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Outline Planning Permission

3005
3058

Outline Time Limit (3 years)
Standard Outline Condition

 RECOMMENDATION

 CONDITIONS

within the Settlement Boundary where the principle of redeveloping the site for housing is
acceptable and, in addition, planning permission has previously been granted for 11 dwellings on
this site which is a material planning consideration in determining the current application.  As
referred to above, should outline consent be granted a condition requiring full details of existing
and proposed boundary treatments should also ensure that existing levels of privacy are
satisfactorily protected. 

Highways
* The Highways Authority previously raised concerns at the time the previous outline planning
permission was granted regarding the suitability of Back Lane to cater for the development but
ultimately no objection was raised.  On re-inspection of the site, there are again concerns
regarding the suitability of Back Lane and Burghwood Drive, primarily on the grounds of restricted
width, lack of pedestrian facilities and restricted forward visibility.  However, it is acknowledged
that the land is within the Settlement Boundary of Mileham, that a footway link to the B1145 (and
local services) via Claxton Way is available, avoiding the need for pedestrians to use Back Lane
and that recent highway improvemens (secured from the redevelopment of Kibigori Farm) has
resulted in Back Lane measuring a width of 4.5 m between this site and the B1145, allowing two
vehicles to pass.  
Whilst noting that all matters are reserved for future consideration, the Highway Authority has
requested that any future detailed application should include the following:
The adjacent bend in Back Lane (east of Back Lane's junction with Burghwood Drive) should be
widened to a minimum width of 4.8 m
Each dwelling should be provided with a minimum of two vehicle parking spaces
A 20 mph zone should be provided starting at the entrance to Burghwood Drive.
The applicant has been made aware of these requirements.
Notwithstanding the above, no objection is recommended to the principle of the redevelopment of
this site for housing subject to a condition requiring full details of roads and footways, foul and
surface water drainage, visibility splays, access arrangements, parking provision in accordance
with the adopted standard, turning areas, off-site highway improvements in the form of localised
carriageway widening on Back Lane.  

Other Matters
* It is not normal practice for the Council to compensate existing residents for disturbance during
the construction phase of development and impact during that phase is not a planning matter on
which permission could reasonably be refused.  However, should unreasonable disturbance
arise, for example, in relation to noise nuisance, this is a matter which falls within the remit of the
Council's Environmental Health Department to investigate.  Notwithstanding this, a condition
could be attached to any permission granted restricting hours of operation to ensure that existing
levels of residential amenity are satisfactorily preserved during the construction. 
*  The application is recommended for approval.
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3060
3949
3946
3920
3920
3920
3920
3920
3920
3920
3920
3920
3923
3998
4000
3996

Standard outline landscaping condition
Contaminated Land - Site Investigation/Remediation
Contaminated Land - Unexpected Contamination
Highways details
Foul drainage
Levels
No of dwellings only (Outline)
Renewable energy
Construction hours
Affordable Housing Provision
Details indicative only
EA Notes attached
Contaminated Land - Informative (Extensions)
NOTE: Reasons for Approval
Variation of approved plans
Note - Discharge of Conditions
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WRETHAM
Larkshall Farm Yard

A F Machinery Ltd
The Estate Office Larkshall

Mrs Jennifer Tortice
A F Machinery Ltd The Estate Office

Potato/onion storage and general farm storage sheds  

Full

3PL/2011/0954/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 

Impact upon the Breckland SPA
Impact upon the character and appearance of the rural area
Amenity
Highway safety

 KEY ISSUES

The application seeks full planning permission for the erection of a potato store which measures
48m x 24mm x 7.8m to the eaves and an onion/potato/grain and general store which measures
75m x 42m to the same eaves height.  Both buildings have pitched roofs and are to be clad with
plastisol sheeting in goosewing grey.  The proposal also includes the provision of a 3m high earth
bund adjacent to the proposed buildings.

The application site consists of part of a large agricultural holding consisting of an extensive
range of buildings including storage buildings, workshops, poultry units etc.  There is also an
associated large irrigation lagoon to the north.  The site is accessed via the Thetford Road which
lies to the north-west.  To the south is farmland.  

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Chris Raine

No

 EIA REQUIRED

No Allocation
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3PL/2005/1750 - Erection of onion box store - Approved 6/1/2006
3PL/2006/1752 - General purpose agricultural building - approved 20/2/2007
3PL/2008/0161 - General purpose and potato storage buildings - Approved 30/4/2008
3PL/2009/1128 - Extension to potato store - Refused 10/3/2010
3PL/2010/0458 - Potato store extension - Approved - 19/1/2011 

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

ENVIRONMENT AGENCY    
No objection, but wish to make the following advisory comments. 

Any facilities, above ground, for the storage of oils, fuels or chemicals shall be sited on
impervious bases and surrounded by impervious bund walls. The volume of the bunded
compound should be at least equivalent to the capacity of the tank plus 10%. All filling points,
vents, gauges and sight glasses must be located within the bund. The drainage system of the
bund shall be sealed with no discharge to any watercourse, land or underground strata.
Associated pipework should be located above ground and protected from accidental damage. All
filling points and tank overflow pipe outlets should be detailed to discharge into the bund. 
All drums and small containers used for oil and other chemicals shall be stored in bunded areas
which do not drain to any watercourse, surface water sewer or soakaway.
Only clean, uncontaminated surface water should be discharged to any soakaway, watercourse
or surface water sewer.
All surface water from roofs shall be piped direct to an approved surface water system using
sealed downpipes. Open gullies should not be used.
Site operators should ensure that there is no possibility of contaminated water entering and
polluting surface or underground waters.

 CONSULTATIONS

PPS01
PPS04
PPS07
PPS09
CP.10
DC.01
DC.12
DC.14
DC.16

Delivering Sustainable Development
Planning for Sustainable Economic Growth
Sustainable Development in Rural Areas
Biodiversity and Geological Conservation
Natural Environment
Protection of Amenity
Trees and Landscape
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 -   
No objection
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NATURAL ENGLAND    

R S P B    

NORFOLK WILDLIFE TRUST    

Natural England has no objection to the application provided that certain mitigation is supplied by
the development. 
The application site is about 850m east of East Wretham Heath Site of Special Scientific Interest
(SSSI) (a component site for Breckland Special Protection Area (SPA) and Breckland Special
Area of Conservation (SAC)) and about 1.2 km north of Bridgham & Brettenham Heaths SSSI (a
component site for Breckland SPA/Breckland SAC). The application site falls within the 1500m
zone around Breckland SPA with stone curlew and within the 400m zone around Breckland SPA
with woodlark and nightjar as identified by Policy CP10 in Breckland Council's Adopted Core
Strategy and Development Control Policies Development Plan Document. The application site is
also 800m west of the Peddars Way and Norfolk Coast Path national trail. 
We support the findings of the report entitled "Proposed Potato Box Store Extension at Larkshall,
East Wretham, Breckland, Norfolk Evidence to support Appropriate Assessment" by Wild Frontier
Ecology (April 2010). In addition, we note that the applicant is including the following measures to
avoid any adverse effects on the SPA: 
i) The construction of a 3m high bund to effectively screen low level human activity and vehicles
on the application site 
 ii) No external lighting facing the SPA 
 iii) The construction of the potato store outside the breeding season 
We do not anticipate an increase in predators from this application. With the above measures in
place, it seems unlikely that this development would result in an increase in lighting, human
activity, noise and predators to levels significantly above the existing operational activities of the
farming complex. In addition, there are additional factors which were considered pertinent in the
former application (3PL/2010/0458/F) namely, the distance to relevant parts of the SPA, the
intervening presence of large tracts of Breckland Forest and the landform which all reduce the
likelihood of significant effects to Breckland SPA. 
Natural England therefore concludes that, with mitigation, the application will have no adverse
effect on the integrity of Breckland SPA. 
The application site does not fall within any nationally designated landscapes. However all
proposals should complement the local distinctiveness and be guided by the local authority's
landscape character assessment. The proposal is unlikely to adversely affect the amenity of
users of Peddars Way and Norfolk Coast national trail. 
Natural England retains its statutory discretion to modify its present advice or opinion in view of
any and all such additional matters or any additional information related to this consultation that
may come to our attention. 

Objection on the basis of there being insufficient information provided to establish if an adverse
effect would result on the stone curlew element of the Breckland SPA.  Consequently, they have
asked for further information in relation to alternative sites, external lighting, disturbance
agents/predators eg cats, rats etc, noise levels and pedestrian activity. 

No comments received to date.
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TREE & COUNTRYSIDE OFFICER    
The Conservation of Habitats and Species Regulations 2010, Regulation 61(1) states - "A
competent authority, before deciding to undertake, or give any consent, permission or other
authorisation for a plan or project which-
(a) is likely to have a significant effect on a European site (either alone or in combination with
other plans and projects), and
(b) is not directly connected with or necessary to the management of that site
must make an appropriate assessment of the implications for the site in view of the site's
conservation objectives."
With respect to planning decisions, the local planning authority is deemed the "competent
authority" and the process is commonly known as a Habitats Regulations Assessment (HRA)
The precautionary principle is embedded within the Regulations through the "Waddenzee Ruling"
which requires a presumption against a development proposal unless "no reasonable scientific
doubt remains as to the absence of such (adverse) effects"

Based on currently available evidence and as embodied in Breckland Council Core Strategy
Policy CP10, it must be assumed that all development, irrespective of intervening features and
resulting in an increase in building footprint within 1500m of the elements of the Breckland
Special Protection Area (SPA) - supporting or capable of supporting stone curlews, or within
1500m of accredited stone curlew supporting habitat outside the SPA - may have a significant
effect on the stone curlew special interest feature of the SPA.

The following steps are used to assess the magnitude of risk:
* The application site is approximately 1200m 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.
* The proposal would result in an increase in the built footprint of more than 30sqm: the plans
indicate an increase in built footprint of 4590sqm.
* The proposal a significant intensification of use.
* The proposal is for two new stand alone buildings.

In the light of specialist research undertaken for the Habitats Regulations Assessment of the
adopted Breckland Core Strategy, which demonstrates an association of buildings and a
significantly reduced nesting density by stone curlews up to distances of at least 1500m, it cannot
be ascertained that an absence of adverse effect upon on the stone curlew special interest
feature of the SPA can be established and there must therefore be a presumption against
consent.

Reports from Natural England (NE), RSPB and Frontier Ecology are noted. NE and RSPB have
presented statements to the effect that they do not consider that the proposal would have a
significant adverse effect on the citation species of the SPA. The report from Frontier Ecology
relates to another planning application of an altogether different magnitude and does not carry an
endorsement from them that it may be applied to the current proposal. 
 
Both the senior bodies previously supported the results of the research cited above, and which
underpins Policy CP10 of the Breckland Core Strategy, when it was found sound at public
examination - and later in relation to other planning applications requiring a Habitats Regulations
Assessment. Neither denies the established science but each chooses a reductionist approach
on the assumption that they know for sure what, if any, proxy measures the agreed science
represents. They deal with each assumed proxy in turn and deem it not significant, while
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ENVIRONMENTAL PLANNING    

ENVIRONMENTAL HEALTH OFFICERS    

conspicuously ignoring the one measure that has been established with statistical significance.

Regulation 61(3) of the "Habitats Regulations" requires the Local Planning Authority to have
regard to any representations made by the appropriate nature conservation body - in this case
Natural England. However, in apparently sidestepping the established science and retreating to
opinion, both NE and RSPB seem to ignore the findings of the European Court of Justice in Case
C-127/02 (the "Waddenzee Ruling") which said that a plan or project may only be authorised
"where no reasonable scientific doubt remains as to the absence of such (adverse) effects" (my
italics).

Regulation 61(2) states "A person applying for any such consent, permission or other
authorisation must provide such information as the competent authority may reasonably require
for the purposes of the assessment". Breckland Council might reasonably request that such
scientific evidence to support the applicant's case should now be presented.

This application proposes the development of a new 4,590m2 potato/machinery stores at
Larkshall Farm, East Wretham. The site is located within 1,500m of Breckland SPA with stone
curlew and as such Policy CP10 of the adopted Core Strategy is relevant to this proposal. 

I note from the application documents that there has been informal consultation with Natural
England and the RSPB. These informal consultation responses appear to be satisfied that the
proposal will not have an adverse effect on the SPA, although it should be noted that these are
not Habitats Regulations Assessments. However, both of these consultation responses have
failed to include any consideration of the increase in new buildings and structures on the SPA.
The research underpinning the Council's policy approach included this in the assessment, and it
is disappointing that this seems to have been overlooked in the aforementioned letters.

Furthermore, the Council's accepted evidence on stone curlew still finds an adverse effect
notwithstanding the presence of intervening features (such as structural landscaping). 

The proposal is not completely screened from the SPA by existing development as criterion a) of
Policy CP10 requires. Therefore, unless criterion b) of CP10 can be satisfied then this scheme is
contrary to the aforementioned policy.

Conclusions:
There is currently an objection to this proposal, unless an HRA can conclude no adverse effects
on the integrity of the SPA as criterion b) of CP10 requires.

No objection.
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None received.

 REPRESENTATIONS

* The application is referred to the Planning Committee as it is a major application.
* Given that the site is within 1500m of the Breckland SPA, the Council is required to undertake
an appropriate assessment into whether the proposal would have a significant effect upon the
Breckland SPA.  It must be established that a proposal would not affect the integrity of the
Breckland SPA.
* In response to this requirement the applicant has submitted a supporting report (undertaken by
Wild Frontier Ecology) which concludes that the proposal would not have an adverse effect.
* Natural England has assessed the proposal and concluded that, subject to mitigation, the
application would not have an adverse effect upon the integrity of the Breckland SPA.  The
mitigation is in the form of the construction of a 3m bund, no external lighting facing the SPA and
the construction of the potato store outside of the stone curlew breeding season.
* The Tree and Countryside Officer has undertaken an appropriate assessment and based on
currently available evidence and as embodied in Breckland Council Core Strategy Policy CP10, it
must be assumed that all development, irrespective of intervening features and resulting in an
increase in building footprint within 1500m of the elements of the Breckland Special Protection
Area (SPA) - supporting or capable of supporting stone curlews, or within 1500m 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 instance, the application site is approximately 1200m 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.  The proposal would result in an increase in the built footprint by 4590sqm.  The
proposal is a significant intensification of use.  The proposal is for two new stand alone buildings.
* On the basis of these factors, and in the light of specialist research undertaken for the Habitats
Regulations Assessment of the adopted Breckland Core Strategy, which demonstrates an
association of buildings and a significantly reduced nesting density by stone curlews up to
distances of at least 1500m, it cannot be ascertained that an absence of adverse effect upon on
the stone curlew special interest feature of the SPA can be established and there must therefore
be a presumption against consent.  
* The points raised by Natural England (NE), RSPB and Frontier Ecology are noted. NE and
RSPB have presented statements to the effect that they do not consider that the proposal would
have a significant adverse effect on the citation species of the SPA. The report from Frontier
Ecology relates to another planning application of an altogether different magnitude and does not
carry an endorsement from them that it may be applied to the current proposal. 
* Both the senior bodies previously supported the results of the research cited above, and which
underpins Policy CP10 of the Breckland Core Strategy, when it was found sound at public
examination - and later in relation to other planning applications requiring a Habitats Regulations
Assessment. Neither denies the established science but each chooses a reductionist approach

 ASSESSMENT NOTES

NORFOLK COUNTY COUNCIL - HIGHWAYS    
No objection.
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Refusal of Planning Permission

9900
9900
9900

Contrary to Policy CP10
Policy CP10
Impact on stone curlew

 RECOMMENDATION

 REASON(S) FOR REFUSAL

on the assumption that they know for sure what, if any, proxy measures the agreed science
represents. They deal with each assumed proxy in turn and deem it not significant, while
conspicuously ignoring the one measure that has been established with statistical significance.
* Regulation 61(3) of the "Habitats Regulations" requires the Local Planning Authority to have
regard to any representations made by the appropriate nature conservation body - in this case
Natural England. However, in apparently sidestepping the established science and retreating to
opinion, both NE and RSPB seem to ignore the findings of the European Court of Justice in Case
C-127/02 (the "Waddenzee Ruling") which said that a plan or project may only be authorised
"where no reasonable scientific doubt remains as to the absence of such (adverse) effects".
 * Regulation 61(2) states "A person applying for any such consent, permission or other
authorisation must provide such information as the competent authority may reasonably require
for the purposes of the assessment". Breckland Council might reasonably request that such
scientific evidence to support the applicant's case should now be presented.
* This assessment and conclusion is shared by the Environmental Planning Officer.
* The RSPB has confirmed that it has an objection on the basis of there being insufficient
information provided to establish if an adverse effect would result on the stone curlew element of
the Breckland SPA.  Consequently, they have asked for further information in relation to
alternative sites, external lighting, disturbance agents/predators eg cats, rats etc, noise levels and
pedestrian activity. 
* The Highway Authority has confirmed that it has no objection to the proposal on safety grounds.
* In visual terms, the proposed buildings are consistent with the existing complex of buildings in
terms of scale, mass, height and materials and they are sited so as to retain the existing strong
sense of grouping which exists on site.
* The buildings are sufficiently distanced from residential properties so as to not cause loss of
light or outlook.  Furthermore, the proposed use of the buildings coupled with the separation
distances to neighbouring properties indicates that no significant noise or disturbance would
occur.
* Policy DC14 requires a development of this size to incorporate renewable energy technology to
provide at least 10% of its energy consumption.  It is considered acceptable to secure this
through a planning condition 
* In conclusion, the proposal fails to establish that an adverse effect upon the stone curlew
special interest feature of the SPA would not occur and, as such, the application is recommended
for refusal.
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WATTON
Saham Road

Hopkins Homes Limited
Melton Park House Scott Lane

Hopkins Homes Limited
Melton Park House Scott Lane

Erection of 69 residential dwellings with associated open space(Revised Scheme
to 3PL/2010/0639/F)

Full

3PL/2011/0981/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 

Pprinciple of development including planning history
Iimpact upon the character and appearance of the area
Nneighbour amenity
Highway safety
Contributions including affordable housing 
Drainage

 KEY ISSUES

The application seeks full planning permission for residential development on land at Saham
Road, Watton.  The development proposed would comprise the erection of 69 dwellings, the
construction of a new access road and the provision of an area of public open space.  A range of
house types is proposed, including  4 x 1 bed flats, 13 x 2 bed dwellings,  30 x 3 bed dwellings
and 22 x 4 bed dwellings, with 27 of the dwellings provided as affordable housing.  

The application site is located on the northern fringe of the town of Watton, approximately 0.5km
to the north-west of the town centre.  The site consists of land laid to grass and bounded by
hedgerows, with a total area of 3.27 hectares. The site also includes small wooded areas.  The
site is adjoined to the south, east and west by residential development.  Richmond Park golf
course is located just to the north.   

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Chris Raine

No Allocation
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3PL/2010/0639/F - Residential development (91 dwellings)- Refused and dismissed on Appeal.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

PPS01
PPS03
PPS07
PPS09
SS1
CP.01
DC.01
DC.02
DC.04
DC.11
DC.12
DC.14
DC.16

Delivering Sustainable Development
Housing
Sustainable Development in Rural Areas
Biodiversity and Geological Conservation
Spatial Strategy
Housing
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Open Space
Trees and Landscape
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:

WATTON TOWN CLERK -   
The land is not in the site specific document of the Local Development Framework, and with the
amount of houses being applied to be built would impact greatly on the already overstretched
infrastructure of the town, especially the doctors and health service.
The land is outside the settlement boundary.
There would be a tremendous increase of traffic onto Saham Road, which would cause serious
congestion coming onto the already busy and often gridlocked High Street, with a devastating
effect at peak hours.
It would also have an impact on the surrounding villages of Saham and Threxton, as these small
roads would be used as a rat run to avoid congestion on the main road through the town.
The junction of Saham Road, High Street and Harvey Street would not sustain the amount of
traffic and cause Harvey Street to be used as a rat run. Harvey Street is a one way system, quite
a narrow with parked cars along side for the residents that live there. Many of the the housesand
flats along Harvey Street exit straight onto the road and the increase in traffic would be a very
serious safety issue.
The drainage in the area of the application is very poor and often floods. The adjacent residents
often suffer flooding problems with raw sewage in their gardens. Anglia Water are well awatre of
the existing problems.

No

 EIA REQUIRED



BRECKLAND COUNCIL - PLANNING COMMITTEE - 28-11-2011

DC131_new

ENVIRONMENT AGENCY    

NATIONAL GRID    

We have no objection to the proposed development, subject to conditions relating to surface
water and contamination being appended to any subsequent planning permission.

The works proposed are likely, unless controlled, to adversely impact the safety and integrity of
National Grid apparatus.  If you decide to proceed with these works, please contact us again so
that we may arrange for technical advice and guidance to be provided.  Please note this
assessment is purely related to the potential for the proposed physical works to adversely impact
National Grid's assets. It does not imply in any way the acceptability of the proposed
development from a planning perspective.  See the assessment below for full details.  Apparatus

SAHAM TONEY P C -   

The present site attracts and is home to many species of wildlife which would be destroyed with
the proposed development.
The increase in noise pollution to local residents will also increase with such a large development

very strongly recommends Refusal of the above Application for the following reasons:-
* The land is outside the settlement boundary.
* The land in not included in the Local Development Framework which is a policy that Breckland
Council have spent a lot of time and money on to assess suitable housing sites for future
development.
* There are areas of land in Watton which have planning permission which will greatly impact on
the already overstretched infrastructure of the town especially the doctors and health service and
schools.
* The development is not sustainable and it will be a burden on the town and the surrounding
parishes.  There is no mass employment in Watton.  There are insufficient amenities for the
residents of Watton and surrounding villages now without adding to this.
* Traffic will increase on Saham Road causing congestion coming into Watton on the already
busy and often grid locked High Street.  At peak times it is impossible to travel through the town
centre.
* Traffic will try to avoid the town centre by using Harvey Street accessed via Saham Road
thereby causing congestion in the parish of Saham Toney.
* The area often floods.  The adjacent residents often suffer flooding problems with raw sewage
in their gardens and Anglian Water is aware of the existing problems.
* The river which runs through the Richmond Park Golf Complex, which is just below the level of
the development site, has flooded in the past ten years.  This flooding extended into the Saham
Toney parish area.  Future flooding could be a lot worse with an increase in the non-absorbent
building materials and patios etc.
* The site attracts and is home to many species of wildlife whose habitat would be destroyed with
the proposed development.
* The increase of traffic and noise on Cley Lane/Saham Road in Saham Toney would be
detrimental to our parish.  Cley Lane already suffers from a considerable amount of traffic and it
is only a country road with no footpaths.
The Council considers that policies and guidelines are made for a reason and should be adhered
to.  If this development were to receive Planning Permission it would make the whole system a
farce and a complete waste of taxpayers money.



BRECKLAND COUNCIL - PLANNING COMMITTEE - 28-11-2011

DC131_new

NORFOLK COUNTY COUNCIL  - HIGHWAYS    

TREE & COUNTRYSIDE OFFICER    

HOUSING ENABLING OFFICER    

owned by other operators may be present in this area. It is your responsibility to make contact
with these operators.
 

Comments awaited

The `simple' issue of trees as post-development architectural features has been satisfactorily
presented by Landscape Planning Ltd.

The Extended Phase 1 Habitat Survey, Bat Survey and Great Crested Newt Survey by
Landscape Planning are also accepted as satisfactory.

While the Bat survey and the GCN survey proved low potential for the site, Section 5 of the
Ecological Survey recommends the incorporation of biodiversity features into the development
plan (in line with CP10). The plans submitted to date do not sufficiently demonstrate that the
incorporation of biodiversity features into the development has been given appropriate weight and
detailed plans should be forthcoming before the scheme can be accepted.

The applicant has submitted the application under PPS3 and the shortfall in supply within the
district.

Usually a site outside the development boundary would be 100% affordable housing, in this
instance the Housing team will seek to secure its policy requirement of 40% which is 27.6 and we
round up to 28. This application currently falls short by 1 unit. 

It is noted that the applicant has reduced the numbers from the previous application which
provides for a slightly improved layout however a better effort could be made of the design of the
affordable housing units. Registered Providers will expect the units to meet the Homes and
Communities design standards along with the Housing Quality Indicators. As a housing team we
would wish to seek to address some the issues we have experienced on other sites. Thus areas
for parking should be given more thought for example the parking for number 55 could be along
side the dwelling and will require the terrace to have a shift to the right to enable this. The parking
arrangements for 4 - 12 could be improved by looking at how they could be provided as semis
rather than terraces and allowing the cars nearer the properties, 64 - 65 again the likelihood is
that people will park right outside the dwellings causing problems in the neighbourhood.

The designs leave little to the imagination for the storage of wheelie bins which again are likely to
end up at the front of dwellings leaving the street scene very unattractive. 

The housing team recognise that some improvements have been made but further work is
required on this application if it is to be acceptable to the wider community.
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CONTAMINATED LAND OFFICER    

ENVIRONMENTAL HEALTH OFFICERS    

ENVIRONMENTAL PLANNING    

No objection subject to a condition.

No objection, however, I do have concerns regarding foul water drainage.  I note that Anglian
water have recommended conditions relating to foul sewage with which I concur.  I would also
recommend that due to the scale of the development and proximity to nearby residents the
following condition should be applied during the construction phase.

All works to be carried out in accordance with the guidance provided in Breckland Council
Information leaflet, 'Construction and demolition works - Guidance for contractors and
developers'. 

OBJECTIONS TO PRINCIPLE: YES
OBJECTIONS TO DETAIL:  See comments.

Comments:
This application proposes the development of 69 homes plus associated open space at Saham
Road, Watton. The site is currently located outside the settlement boundary for Watton as
defined on the Proposals Map and is a resubmission of previous application 3PL/2010/0639/F
which was refused. The previous application was also dismissed on appeal. 

The applicant has indicated that the Council does not currently have a 5 year supply of housing
land as PPS3 requires. Therefore, the contents of paragraphs 69 and 71 of the statement are
relevant to this application along with the policies contained within the adopted Core Strategy and
DC policies DPD. Breckland Council currently has 2.18 years land supply taken at April 2011.
The adoption of the Site Specific Policies and Proposals DPD (report due imminently) will
increase that figure to approximately 3.55 years. Furthermore, it should also be noted that the
Council has now published the Thetford Area Action plan for pre-submission publication which
allocates 5,000 new homes for the town. The Thetford AAP is one of the cornerstones of the
Council's planning strategy, and when adopted will close the current land supply shortfall. 

Watton is identified in the adopted Core Strategy for an allocation of 300 new homes up to 2026,
although this number has reduced due to other planning permissions granted in advance of the
LDF under the auspices of PPS3 which brings the number of homes to be allocated down to
approximately 214 units. The application site has not been included in the Site Specific Policies
and Proposals proposed submission document. The site was discounted early on in the Site
Specifics process as a "reasonable" option due to inadequacies of local highway network
(including junctions), lack of a footway, local instances of sewer flooding and the site not being
preferable in landscape terms. 

The applicants have continued to pursue this site through the Examination in Public on the Site
Specifics document held in July this year. The Inspectors Binding Report is due imminently (next
2-3 weeks at time of writing) which will conclude on the sites proposed to be allocated in Watton.
It is considered that should the document be found sound as submitted by the Council, then to
allow this site in addition to those already included would increase the amount of housing to a
level whereby this would be contrary to the Council's Spatial Vision for the area as expressed in
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NATURAL ENGLAND    

Policies SS.1 and CP.1 of the Core Strategy. Allowing this proposal in addition to the allocated
sites would result in a level of housing more than 20% above the Core Strategy requirement.
Therefore, it is considered that the scheme does not satisfy bullet 3 of para 69 as it has been
identified as being unsuitable for allocation for housing through the Site Specifics process, and  is
also contrary to the Spatial Vision for the area. Consequently this site should not benefit from
being released under paragraph 71. It should also be reminded that there is a significant
quantum of extant housing permissions (over 600 dwellings) within the Watton area albeit
including those some schemes in Carbrooke Parish but inside the Watton settlement boundary.

The applicant has referred to the Draft National Planning Policy Framework (DNPPF) in their
submission, particularly the section which considers housing land supply and the additional
allowance the NPPF proposes beyond initial 5 year requirement. It should be reminded that the
publication of this document is still at a very early stage. Consequently, the contents of the
DNPPF could change and therefore the weight that is given to it should reflect the fact it is an
early draft.

Since the previous application was submitted, this scheme has been revised to address some of
the concerns raised on the proposed housing layout and mix.  It is noted that there is now a
broader range of units provided on site. 

However, it is also noted that much of the supporting information put forward in the applicants
Planning Statement appears to have not been updated since last year's application and does not
reflect the current Planning Policy Situation in Breckland. In numerous instances this also refers
to 91 dwellings (particularly the delivery section), which does not aid the assessment of this
scheme. In terms of delivery it is considered that the contribution to land supply does not
outweigh the conflict with the adopted Spatial Vision. 

The level of open space for children's play appears consistent with Policy DC11. Approximately
6,643m2 has been proposed. It is assumed that contributions towards formal outdoor sports pitch
requirements will be provided to ensure full compliance with the policy as for a development of
this scale this is an off-site requirement. 

Conclusions:
The proposal does not fulfil all of the criteria of paragraph 69 of PPS3, as well as being contrary
to Policies SS.1 and CP.1 of the adopted Core Strategy. There is an objection on that basis. 

This proposal does not appear to affect any statutorily protected sites or landscapes, or have
significant impacts on the conservation of soils, nor is the proposal EIA development. 
The ecological survey submitted with this application has not identified that there will be any
significant impacts on statutorily protected sites, species or on priority Biodiversity Action Plan
(BAP) habitats as a result of this proposal. However when considering this application the council
should maximise opportunities in and around the development for building in beneficial features
as part of good design in accordance with the duty on the council described above and in
paragraph 14 of PPS 9. 
Examples of biodiversity enhancements that can be widely incorporated into development
proposals include: 
Native species of plant should be used in landscaping proposals associated with development,
unless there are over-riding reasons why particular non-native species need to be used. The
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A significant number of representations have been received, including a petition, and a summary
of the objections is as follows:

scale of development; effects on local character; inadequate local infrastructure; increased traffic;
existing drainage problems; loss of residential amenity; harm to wildlife interests and there is a
previous refusal and appeal dismissal.  

 REPRESENTATIONS

ANGLIAN WATER SERVICE    

nature conservation value of trees, shrubs and other plants includes their intrinsic place in the
ecosystem; their direct role as food or shelter for species; and in the case of trees and shrubs,
their influence through the creation of woodland conditions that are required by other species, eg
the ground flora. 
Modern buildings tend to reduce the amount of potential nesting and roosting sites. Artificial sites
may therefore need to be provided for bats and birds. There is a range of ways in which these
can be incorporated into buildings, or built in courtyard habitats. Their location should provide
protection from the elements, preferably facing an easterly direction, out of the direct heat of the
sun and prevailing wind and rain. 
On the basis of the information available to us with the planning application, Natural England is
broadly satisfied that the mitigation proposals, if implemented, are sufficient to avoid adverse
impacts on the local population of Bats and Great Crested Newts and therefore avoid affecting
favourable conservation status. It is for the local planning authority to establish whether the
proposed development is likely to offend against Article 12(1) of the Habitats Directive. If this is
the case then the planning authority should consider whether the proposal would be likely to be
granted a licence. It should also be noted that the advice given at this stage by Natural England
is not a guarantee that we will be able to issue a licence, since this will depend on the specific
detail of the scheme submitted to us as part of the licence application. 

No objection subject to conditions relating to foul and surface water drainage being used.

CRIME PREVENTION/ARCHITECTURAL LIAISON OFFICER -  No Comments Received 

GPSS -  No Comments Received 

PLANNING OBLIGATIONS -  No Comments Received 

STREETSCENE -  No Comments Received 

NORFOLK LANDSCAPE ARCHAEOLOGY -  No Comments Received 

NORFOLK COUNTY COUNCIL HIGHWAYS -  No Comments Received 

COMMUNITY DEVELOPMENT OFFICER -  No Comments Received 

ASSET MANAGEMENT -  No Comments Received 
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* The application is referred to the Planning Committee as it is a major application.
* The application site formed part of a larger site considered under 3PL/2010/0639/F for 91
dwellings.  This previous application was the subject of a planning appeal and it is considered
appropriate to review the issues raised in this appeal.
* Both the previous committee report for 3PL/2010/0639/F and the appeal dismissal identified that
the Local Planning Authority did not benefit from having an up-to-date five year land supply for
residential development and, as such, the site could potentially be considered favourably despite
it being outside of any defined Settlement Boundary, if it complied with the relevant requirements
of PPS3.
* Both the Local Planning Authority and the Planning Inspector considered the site as generally
suitable for housing given its close proximity to the existing built form on the edge of Watton and
given its access links to the nearby town centre and local facilities and services.  Given that this
site is a reduced area from the previous and, as such, shares the same characteristics, it is
considered that this application continues to be acceptable in these terms. 
* Furthermore, from a visual perspective, it is considered that the layout and proposed house
types are appropriate to this edge of town location and would not cause unacceptable harm in
visual terms.
* However, notwithstanding these factors, the Local Planning Authority and Planning Inspector
expressed concern at the timing of the application, given that the Local Planning Authority was
awaiting the results of its examination of its site specifics policies and proposals development
plan document which would establish which sites should be brought forward for residential
development.  With this in mind, and given the significant scale of the proposal (91 dwellings) it
was considered that the proposal was "premature" in planning terms.  It is evident that at the time
of writing the Local Planning Authority are still not in possession of the Inspector's report relating
to the aforementioned document and the scale of this development (69 dwellings) remains
substantial, and on this basis it remains "premature" in planning terms.
* With regard to highway safety issues, the Highway Authority has been consulted and their
comments are awaited.  These will be reported verbally to the Committee.  It should be noted that
they had no objection to the previous proposal subject to conditions and a legal agreement and,
as such, it is envisaged that they are unlikely to object in principle to this scheme.
* From a neighbour amenity perspective, it is considered that the separation distances between
the proposed scheme and the adjacent neighbours would ensure that existing levels of light,
privacy and outlook would be adequately safeguarded.     
* The appeal dismissal raised concern at the lack of integration between market housing and the
affordable housing units and also the need to see an appropriate mix of affordable units, in terms
of both dwelling type and delivery type.  Following discussions with the Housing Enabling Officer
this issue has been adequately addressed.    
* The scheme provides for an appropriate area of public open space within the development.
* Anglian Water has confirmed that both foul and surface water can be dealt with via suitably
worded planning conditions.
* The scale of the development necessitates the completion of a Section 106 legal agreement in
order to secure contributions relating to affordable housing, open space, education, libraries etc.
An acceptable level of progress has been made on this document.
* The Tree and Countryside Officer has no objection to the proposal in principle, however
suggests that the scheme fails to incorporate biodiversity features.  It is considered that these
could be reasonably secured through a suitably worded planning condition.
* In conclusion, the proposal is considered to be "premature" in terms of PPS3 and, as such, is
recommended for refusal.

 ASSESSMENT NOTES
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Refusal of Planning Permission

9900 Premature application

 RECOMMENDATION

 REASON(S) FOR REFUSAL
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ATTLEBOROUGH
Birds Meadow
Buckenham Road

Ms Sharmane Edwards
3 Bowford Crescent Monkswood

David Cumming  DSA Design Studio
The Cottage Rocklands Road

Erection of 17 dwellings   

Full

3PL/2011/0988/F

N

N

Out Settlemnt Bndry

Y

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : REFUSAL 

Justification for residential development
Impact upon the character and appearance of the locality
Impact upon neighbour amenity
Impact upon highway safety

 KEY ISSUES

The application seeks full planning permission for the erection of 17 dwellings.

The proposal provides for a mix of housing which includes 4 detached houses, 2 pairs of semi
detached houses and a pair of semi detached bungalows and 1 terrace of 4 houses and 1 terrace
of 3 houses.  7 of the units would be for affordable housing (2 units shared ownership and 5 units
affordable rented)
The dwellings are contemporary in design using traditional materials such as red brick and
horizontal larch timber cladding and plain tiles.  The design incorporates solar panels, timber
shading screens and bike sheds.

The proposal also provides 6 allotted gardens to the front of the site.

The site is an overgrown area of land to the west of Old Buckenham Road on the edge of
Attleborough.  The site is outside the Settlement Boundary.  To the north of the site are detached
and semi detached bungalows and houses directly fronting Old Buckenham Road.
The land to the rear of the properties (a former pig unit) has permission for residential

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Viv Bebbington

No Allocation
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development with access off Slough Lane.
The land to the south west and east is agricultural.
The two oak trees on the northern boundary are the subject of a Tree Preservation Order.  There
is a pond in the northwest corner of the site close to one of the preserved trees.

No relevant site history

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

PPS01
PPS03
PPS07
CP.10
CP.11
CP.14
DC.01
DC.02
DC.04
DC.11
DC.12
DC.13
DC.14
DC.16
DC.17
DC.19

Delivering Sustainable Development
Housing
Sustainable Development in Rural Areas
Natural Environment
Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Open Space
Trees and Landscape
Flood Risk
Energy Efficiency
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:

ATTLEBOROUGH TC -   
OBJECTION: on the grounds infrastructure concerns, highways/footway impact (due to additional
vehicle movements on the B1077 Buckenham Road, the site entrance being placed close to the
S-bend at Foundry Corner and the pending speed limit and junction works at Buckenham
Road/Slough Lane) and aesthetic deviation from the street scene. It was further considered that
this site be considered as part of the Attleborough local plan. 

No

 EIA REQUIRED
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ENVIRONMENT AGENCY    

NORFOLK COUNTY COUNCIL - HIGHWAYS    

TREE & COUNTRYSIDE OFFICER    

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

Notice is hereby given that the Norfolk County Council as Highway Authority recommends that
permission be refused for the following reasons:-

SHCR 03 - The proposed development does not have adequate access to an appropriate level of
public transport as set out in the adopted Norfolk Bus Strategy published by the Transport
Authority.

SHCR 33 - The proposal is remote from local service centre provision conflicting with the aims of
sustainable development, the need to minimise travel, and the ability to reduce the reliance on
the private car as represented in national and local policy.

SHCR 13 - As far as can be determined from the submitted plans, the applicant does not appear
to control sufficient land to provide adequate visibility at the site access.  The proposed
development would therefore be detrimental to highway safety.

In respect of policies CP10, CP11 and DC12 there are no objections to the principle of
development. However, for the detailed reasons below, the currently proposed development is
contrary to policies CP10 and DC12.

The northern boundary of the site comprises an ancient species rich hedgerow within which stand
two oaks which are the subject of Tree Preservation Order 2009 No.9 (T7 & T8). T7 stands
behind a pond and has been identified as vulnerable; both trees are of high importance. Radical
alteration of the rooting environment by infilling of the pond creates an unacceptable risk to this
protected tree. 

Furthermore, the deliberate loss, rather than enhancement, of a potentially valuable conservation
resource contravenes both CP10 and DC12 and necessitates a re-consideration of the site
layout. Surely retention of the pond in a corner location with natural protection on two sides is
more sustainable than excavating another pond in a more exposed location.

The wildlife assessment by Mick Finnemore is accepted and his highlighted risks to amphibians
by backfilling the pond are noted.

OLD BUCKENHAM PARISH COUNCIL -   
The proposed development should be considered in the context of the LDF proposals to develop
4500 houses in Attleborough over the period 2001 to 2026 and in particular the Attleborough and
Snetterton Heath Area Action Plan (ASHAAP).
There is no plan within this application to improve any of the infrastruture which Attleborough and
to a large extent Old Buckenham relies on.
The site is close to the outlying Parish boundary and so is likely to result in increased traffic flows
on the B1077 which will have an adverse effect on Old Buckenham, which is already busy with
the added danger of children walking to school along this road.
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The Attleborough Community Team has objected to the proposal on the grounds of policy and
scale of development: the scheme should be considered in the context of the LDF proposals in
particular the Attleborough and Snetterton Heath Area Action Plan.  Concerns relate to
infrastructure, traffic flow and highway safety   

 REPRESENTATIONS

* The application is referred to the Planning Committee as it is a major application.
* The site lies outside of the defined Settlement Boundary of Attleborough 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

 ASSESSMENT NOTES

HOUSING ENABLING OFFICER    

CONTAMINATED LAND OFFICER    

The replacement of the Lawsons cypresses on the south east boundary in favour of native
species is encouraged.

Notwithstanding the above, any consent should be subject to tree protection fencing condition
3414 and the requirement for a landscaping plan in keeping with the rural nature of the site.

This application is being made under PPS3 and the shortfall in land supply that the Council
currently has. The application is outside the development area so should be considered as an
exception site with 100% affordable housing. In this instance the Housing team will seek the
policy requirement of 40% which equates to 6.8 dwellings and we round upto 7. Currently the
application does not meet this requirement as it is proposing 6 units. 

The mix of the proposed housing does not necessarily reflect the applicants own statement that
the highest need for affordable housing in Attleborough is for single person accommodation and
we would seek at least 2 1 bed roomed units to meet this need. The design and quality for the
units must be to the Homes and Communities Agency (HCA) design criteria and meet the
Housing Quality Indicators (HQI). This is especially important if they seek a Registered Provider
for the units. The design and access statement does not specify the split between rented and
shared ownership dwellings and the Housing team would encourage the applicant to agree this
as soon as possible.

I refer to the above planning application. Our records indicate that there is a pond which is
intended to be backfilled. This could potentially become a source of ground gases, as such I
would request the specifications of the backfilling operation to ascertain that it is not going to
become a source of ground gases. Therefore I recommend applying conditions and informative

NATIONAL GRID -  No Comments Received 

CRIME PREVENTION/ARCHITECTURAL LIAISON OFFICER -  No Comments Received 
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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 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 provide 7 of the 17 units as affordable
(41%).  This amount is acceptable to the Enabling Officer however the mix of housing does not
reflect the highest need for accommodation in Attleborough which is for single person
accommodation.  Two 1 bed units would meet the need.  The plans have not been revised to
meet this need however the provision of single storey accommodation is welcomed by the
housing team.
* 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 included the provision of solar panels within the scheme and has confirmed the houses would
be constructed to a Code for Sustainable Homes level 3.  A condition could be imposed to ensure
the policy is achieved. 
* Heads of terms in respect of affordable housing and recreational space have been submitted
with the application however the Section 106 agreement has not been progressed as no
undertaking for costs has been submitted.
* The layout of the site is constrained by the existence of a gas main which crosses the site and
effectively divides the site and results in all but two dwellings being located to the rear of the site.
The area covered by the gas main has been utilised as allotted gardens and open space.  The
allotment gardens are at the front of the site adjacent the highway and immediately to the south
of the existing dwelling.
* The layout of the site does not relate well to the pattern of development along Old Buckenham
Road.  The dwellings are concentrated to the rear of the site and are in direct contrast with the
existing linear development along the street scene.  Furthermore the development to the east and
west of the gas pipe does not form a cohesive group and is considered inappropriate for this
edge of settlement location.  Notwithstanding para 71 of PPS3 it is considered the proposal
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Refusal of Planning Permission

9044
9035
9900
9900
9900

Policy not met outside settlement
Contrary to PPS3- para 71
Highway reason for refusal - lack of visibility
Surface water drainage reason for refusal
Contrary Policy DC 12 - detrimental impact on Protected Tree

 RECOMMENDATION

 REASON(S) FOR REFUSAL

cannot be supported in its current form.
* In terms of design the dwellings are contemporary in design but use traditional materials and
incorporate energy saving measures.  The proposal is considered in accordance with policy in
terms of scale, size, design and appearance.
* In terms of the impact on the neighbouring properties, the existing dwelling to the north of the
site is single storey.  The proposed dwellings nearest this property are also single storey and
have been orientated to face away from the existing dwelling.  The adjacent proposed terrace is 1
½ storey and uses roof lights on the rear elevation to reduce the impact in terms of overlooking
and scale.
* The Highway Authority has recommended the application be refused on the basis that the
proposal does not have adequate access to public transport and conflicts with the aims of
sustainable development in terms of reducing the reliance on the private car.  They also raise
concerns that the applicant does not appear to have control of sufficient land to provide adequate
visibility splay.  Whilst it is not considered reasonable to refuse the application on the grounds of
lack of public transport provision and the need to reduce car reliance given the proximity of the
site to the town centre, the lack of sufficient visibility is of concern and it is considered that the
proposal should be refused on the grounds of inadequate visibility.
* The Contaminated Land Officer has confirmed the need to impose conditions.
* The East Harling Internal Drainage Board has raised concerns about the proposed surface
water drainage scheme and whether the site can be adequately drained.  The proposal is
considered contrary to Policy DC 13.
* The Environment Agency has confirmed that it has no objection subject to the imposition of
conditions.
* The Tree and Countryside Officer has raised a concern that the filling of the pond would impact
on the Oak tree which is the subject of a TPO.  The proposal is considered contrary to Policy DC
12.
* In conclusion, the scheme would have an unacceptable impact upon the character and
appearance of the locality in terms of layout.  It has not been demonstrated that the site can be
adequately drained in terms of surface water or accessed in terms of visibility and is, therefore,
recommended for refusal.
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ATTLEBOROUGH
7 Edenside Drive/Land to rear
16-26 Connaught Road

Mr S Becker
E W Becker & Sons Properties Ltd Stone B

ADM Architectural
Flint Cottage Shropham Road

Six single storey houses for persons with learning disabilities & alterations to
access at 7 Edenside Drive

Outline

3PL/2011/1010/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

Impact upon neighbour amenity
Impact upon the character and appearance of the area
Highway safety issues

 KEY ISSUES

The application seeks outline planning permission for the erection of six dwellings for occupation
by persons with learning disabilities.  The application would include alterations to the existing
access to the site.  This outline application seeks to deal with "access" and "scale" with all other
matters reserved.  An indicative layout has been provided.

The application site consists of a parcel of land made up of garden land positioned to the rear of a
number of residential properties which front onto the following streets (Edenside Drive,
Connaught Road and New North Road).  The site is to be accessed via 7 Edenside Drive which is
a detached chalet dwelling. 

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Chris Raine

No

 EIA REQUIRED

No Allocation
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3PL/2011/0348 - Erection 6 new homes for persons with learning difficulties, new
access/associated works and new access for 7 Edenside Drive - Withdrawn 13/6/2011 

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

NORFOLK COUNTY COUNCIL - HIGHWAYS    
I note that the application seeks outline consent and that layout has not been marked for
consideration at this time.  Whilst this is the case and I therefore could not substantiate adverse
comments in response to the layout of the scheme at this outline stage I raise the issue of a lack
of on-site turning provision, cycle storage and the accuracy of the plan relating to the access at
this time so your Authority and the applicant are aware of my concerns and that they can be
incorporated into any future reserved matters application should your Authority support this
proposal.
In addition to the above I would also suggest that refuse collectors are unlikely to walk all the way
to the proposed bin store; this being some 55m from the public highway.  I have concerns that if
constructed as shown on the indicative plan the development will result in refuse bins being left
within the footway and/or within the accesses on the day of collection, to the detriment of highway
safety.  The cycle store would also appear remote from the properties and I would recommend it
is relocated.
In relation to on-site parking the current proposal further reduces the level with only 3 spaces
included to the front of the site, no doubt one or two of these are intended for use with the
wardens house.  The parking provision has again been reduced from what was originally
proposed however I acknowledge its proximity to the town centre where local transport
connections are available and the nearby public car parking facilities as well as local and national
guidance in relation to car free / low car parking developments.

 CONSULTATIONS

PPS01
PPS03
DC.01
DC.02
DC.11
DC.16

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

ATTLEBOROUGH TC -   
No objection
Comment:  Minor concerns expressed in relation to protection of existing trees on the site and the
need to deal with notifiable plants (Japanese Knotweed)
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A number of representations have been received, a summary of which is as follows:
A petition has been received which sets out the following concerns:
Increased use of Edenside Drive; noise from building works and warden accommodation;
congestion and devaluation of house prices. 

Letters have been received which set out the following concerns:
Devaluation of property; increase in noise; unsuitable access; loss of privacy to neighbours;
failure to enhance the locality; noise and disturbance to neighbours; no significant change from
the previous appeal; will access to Connaught Road be used; Japanese knotweed is present on
site.  

Letters of support for the development have been received.

 REPRESENTATIONS

NORFOLK COUNTY COUNCIL - HIGHWAYS    

HOUSING ENABLING OFFICER    

HISTORIC BUILDINGS OFFICER    

CONTAMINATED LAND OFFICER    

I understand the above application is set for determination at Planning Committee and is likely to
be reported with an officer recommendation of approval.  Should Committee be minded to
support the proposal I recommend the following conditions be appended to the consent notice:
Full details of access arrangements, surface water drainage, parking provision, loading areas,
turning areas; access to/from Edenside Drive only; visibility splay in accordance with drawings. 

The application for 6no. single storey dwellings for occupation by those with learning difficulties
will provide specialist housing for a specific client group. There is a shortage in this type of
accommodation across the District.
The application makes reference to the charging of affordable rents as 80% of private market
rent. To ensure that these are affordable we would ask that these rents must be at a level that is
within the local housing allowance when a service charge has been included.
We would expect the housing to be built to lifetime homes standards and meet at least the
minimum HCA design standards.
As mentioned in the application, an exit strategy for the dwellings will be expected in the event of
the scheme's intended use no longer being viable. This should ensure that at least 40% of the
dwellings are still provided as affordable dwellings in perpetuity.

No objection.

The desk study is generally acceptable as a risk based evaluation of the site.   I recommend
applying conditions and informative
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Outline Planning Permission

3005
3058
3060
3920
3949
3946
3750
3730
3750
3998

Outline Time Limit (3 years)
Standard Outline Condition
Standard outline landscaping condition
Single storey units only
Contaminated Land - Site Investigation/Remediation
Contaminated Land - Unexpected Contamination
Details of highways works
Access to specified road
Visibility splay
NOTE: Reasons for Approval

 RECOMMENDATION

 CONDITIONS

* The application is referred to the Planning Committee at the request of the Ward Member.
* The application site is within the Settlement Boundary for Attleborough and, as such, the
general principle of residential development is acceptable.
* The accommodation is proposed to be used by a specific end user (individuals with learning
disabilities).  There is a lack of this type of specialist accommodation within the District and, as
such, it will meet this acknowledged need.  This has been confirmed by the Council's Housing
Team.  A legal agreement will ensure that the accommodation is used for this purpose.  The
existing dwelling on site would be occupied by a warden who would provide supervision to
occupiers of the accommodation.
* In visual terms, whilst the application does not seek to deal with layout or design, it is evident
that a scheme of single storey units as set out in the indicative scheme would be compatible with
the locality and cause no significant harm to the locality including the Conservation Area.
* With regard to neighbour amenity, the indicative scheme suggests single storey
accommodation which, coupled with the separation distances to neighbouring dwellings, would
ensure that light, outlook or privacy would not be significantly compromised.  It is considered
appropriate to insist that any subsequent detailed scheme is single storey only and this would be
achieved through a suitably worded condition.  In order to prevent vehicle movements adjacent to
the side of No. 9 Edenside Drive, no driveway into the site has been provided, with all on-site
parking contained to the front of the site.  Any subsequent reserved matters application will be
required to do this.
* The Highway Authority has expressed some concerns relating to the lack of on-site turning
provision and the accuracy of the plan relating to the site access.  However, they acknowledge
that "layout" is to be dealt with at reserved matters stage and on this basis they have requested
that should permission be approved planning conditions relating to the access and on-site parking
and turning should be used.
* In response to concerns regarding Japanese knotweed, the applicant has undertaken some
pesticide treatment at the site.  It should be noted that legislation exists which requires the
removal of Japanese knotweed prior to a development being undertaken and any subsequent
consent should make reference to this requirement.
* In conclusion, the proposal is considered to be acceptable and is, therefore, recommended for
approval. 

 ASSESSMENT NOTES



BRECKLAND COUNCIL - PLANNING COMMITTEE - 28-11-2011

DC131_new

4000
3996
3923
3992
3994

Variation of approved plans
Note - Discharge of Conditions
Contaminated Land - Informative (Extensions)
Non-standard note re: S106
Non-standard  re Japanese knotweed
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WATTON
Richmond Park Golf Club

Richmond Park Golf Club
Saham Road Watton

Martin Hall Associates Ltd
7a Oak Street Fakenham

Variation of condition 2 of pp 3PL/2006/1163/F - As-built drawings to
parking,siting& elevations of plots 7-10

Full

3PL/2011/1089/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

Local amenity 
Design

 KEY ISSUES

This material minor amendment application relates to design changes to 4 holiday units on land at
Richmond Park Golf Course.  The units are part of a larger holiday development approved in
2007, the bulk of which has not yet been started.  The proposed revisions include changes to
fenestration, internal layout and the addition of Juliet balconies. With the exception of the
balconies, the units have been completed with these changes, and so to that extent the
application is retrospective.

The application site is located on the northern edge of Watton, on land off Saham Road and
forming part of the Richmond Park Golf Club.  Plots 7-10 are adjoined immediately to the north by
a number of existing holiday dwellings, and, at a greater distance to the west, by established
residential properties.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

Planning permission was granted in 2007 for the development of 22 holiday dwellings, 24 holiday
apartments and a leisure centre.  

 RELEVANT SITE HISTORY

CASE OFFICER: Nick Moys

No

 EIA REQUIRED

No Allocation
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A minor amendment application for plots 7-10 was refused in 2011 on the grounds that the
proposed development, which included large balconies with hot tubs, would harm the appearance
of the area and the amenities of neighbours.  

An enforcement notice was served in July 2011 requiring the removal of the balconies and
changes to the doors/windows.  The period for compliance with the requirements of the notice
expires in February 2012. At present the balcony structures are largely in place, although it
appears that work to dismantle them has started.

 POLICY CONSIDERATIONS

Objections have been received from neighbours on grounds of poor design, harm to local
amenity and inadequate parking, turning and amenity space.

 REPRESENTATIONS

* This application is referred to Committee at the request of the Ward Member.
* Key issues for the determination of this application are the appearance of the development,
impacts on neighbouring properties and the adequacy of access and parking arrangements.
* In terms of appearance, the development would be very similar to the scheme originally
approved in 2007.  Changes include a slightly elongated building footprint, internal alterations and
consequent changes to window arrangements, including the addition of rooflights. The style and
general appearance of the building would remain unchanged.  Internal alterations involve the
relocation of living accommodation to the first floor and the conversion of the roofspace to
bedrooms/bathrooms.  Juliet balconies are proposed on the rear elevation to the first floor living
rooms.  It is considered the revised design would be in keeping with adjacent development and
would not cause harm to the appearance of the area generally.
* In terms of amenity, it is considered that the omission of the larger balcony structures with hot
tubs overcomes many of the concerns raised previously about overlooking and noise and
disturbance.  The location of living space on the first floor and the associated changes to
fenestration would increase the potential for overlooking, but bearing in mind the orientation of

 ASSESSMENT NOTES

 CONSULTATIONS

DC.01
DC.16

Protection of Amenity
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:

WATTON TOWN CLERK -   
The committee had no objection to the internal layout and were pleased that the hot tubs and
balconies had been removed
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Planning Permission RECOMMENDATION

 CONDITIONS

the units and the separation distances from neighbouring properties, it is not considered that any
significant harm to local amenities would result.  
* Minor changes to the arrangement of parking spaces are proposed.  Two spaces per units are
proposed which is considered to be acceptable.  Whilst access to some of the spaces proposed
would be rather restricted, given the nature of the development and its position at the end of a
long private access road, it is not considered that the proposal will have any significant impact on
highway safety.
* The application is recommended for approval.
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ATTLEBOROUGH
6 Edenside Drive

Mr & Mrs Chapman
6 Edenside Drive Attleborough

Mr P & Mrs P J Chapman
6 Edenside Drive Attleborough

Erection of conservatory & brick wall (retrospective)  

Full

3PL/2011/1157/F

N

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Scale, siting, design and materials appropriate to dwelling
Impact on street scene
Impact on residential amenity
Highway safety

 KEY ISSUES

The application relates to retrospective consent for two elements:- the erection of a conservatory
to the end gable of the bungalow and the erection of a 1.73m high brick wall.
The conservatory measures 3.7m deep x 3.7m wide to a height of 3.2m and is attached to the
end gable wall of the bungalow; the side elevation.  The white UPVC frame is built off a dwarf
brick wall to match the existing bungalow. 
The brick wall, in materials to match the bungalow, is 1.7m high x 9.75m in length and is sited
directly adjacent the highway boundary, linked to a wall of the same height running from that point
to a gated entrance off the side wall of the bungalow itself in one direction and the boundary of
the driveway to the adjacent property in the other. The section of wall between the boundary and
the property would appear to be a replacement for a screen block wall previously on site.
The wall to the boundary replaces a low screen block wall with a timber fence above which, when
shrubbery was removed, proved to be beyond repair. 

The site is that of a detached bungalow on a corner plot of a wider residential development close
to the town centre.  Bungalows stand either side of the site with No. 4 being directly off Edenside
Drive and No. 8 on a small cul de sac off Edenside Drive.  This part of the residential

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Heather Burlingham

No Allocation
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development has largely open frontages with low walls and hedges. There is a long brick wall
adjacent the highway further into the estate, securing the rear garden of a two storey property
standing gable end to the road.

No relevant site history

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

None

 REPRESENTATIONS

*  The application is referred to Planning Committee at the request of the Ward Representative.
*  The property sits on a prominent corner plot with the frontage retaining its original low screen
block boundary wall.  Photographs of the site taken before the wall was built show that style of
low wall with a timber fence above, to a similar height to that now built, continuing along the
highway boundary into the cul de sac to the rear boundary.  Although no consent had been
granted for that fencing, it would appear it had been in place for some time with shrubbery
growing over the top and overhanging the pavement.
*  The applicant states that the fence and wall was found to be in poor condition when vegetation

 ASSESSMENT NOTES

NORFOLK COUNTY COUNCIL - HIGHWAYS    
The application seeks retrospective permission for a new wall along the roadside frontage of the
site.  The wall directly abuts the access to No 8 Edenside Drive and there is little intervisibility
between pedestrians (approaching from the east) and those vehicles exiting No8.  Re-alignment
of the wall to provide a splay adjacent the access of No8 would help in providing intervisibility for
pedestrians & exiting vehicles however I consider given that this wall replaces a similar height
arrangement of wall and fence in this instance it would be very difficult to substantiate adverse
highway comment.

 CONSULTATIONS

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:

ATTLEBOROUGH TC -   
No objection

No

 EIA REQUIRED



BRECKLAND COUNCIL - PLANNING COMMITTEE - 28-11-2011

DC131_new

Planning Permission

3046
3998
4000
3996

In accordance with submitted plans
NOTE: Reasons for Approval
Variation of approved plans
Note - Discharge of Conditions

 RECOMMENDATION

 CONDITIONS

was removed.  The replacement wall was built in March of this year.
*  The proposed conservatory is considered acceptable in terms of its siting, design and materials
to this property and is not intrusive in the street scene.  The replacement wall screens the
conservatory from view and provides privacy to the very small area of rear garden at the dwelling.
*  Frontages on this development are largely open or feature low walls and hedging, of various
heights.  There is, however, a high brick wall adjacent the highway securing the rear garden of a
two storey dwelling further along Edenside Drive.  The generally open character is repeated at
the main approach to this property.  The new wall runs along a side boundary on a small cul de
sac and is not considered to be harmful to the wider street scene.  Whilst previous fencing on the
boundary may not have had the necessary consent, clearly this had been in place for some time
with shrubbery growing over.  Whilst the new wall gives a hard edge at the highway, over this
relatively small length it is not considered to be unduly intrusive.
*  The wall stands directly adjacent the driveway to the bungalow in the cul de sac and, as such,
may limit visibility for vehicles leaving that property.  However, this would only be in the direction
of traffic leaving the small cul de sac of five properties where speeds are restricted and for
pedestrians in the area.  The Highway Authority has been consulted and, on the basis that the
wall replaces a similar arrangement of wall and fence, there is no objection to the scheme.
*  The proposed conservatory is considered acceptable and, on balance, having regard to the
previous boundary treatment, the need to secure private space for the dwelling, the relatively
short length of wall, retention of the open frontage to the property and limited impact on the wider
street scene, the wall is not considered to be unduly intrusive.  The application is recommended
for approval.  




