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Bennett Plc
Mrs L Elvin
Acorn Building Services Norfol
Exheat Ltd
J D Alston Estates
Mr Ken Seaman
W O & P O Jolly
Mr & Mrs D Alston
Mr William Nunn
Mr R Childerhouse

Applicant

WATTON
GREAT ELLINGHAM
DEREHAM
LITTLE CRESSINGHAM
KENNINGHALL
OLD BUCKENHAM
ROUDHAM/LARLING
ATTLEBOROUGH
NORTH LOPHAM
WEETING

Parish

3PL/2011/0088/D
3PL/2011/1200/CU
3PL/2011/1240/F
3PL/2011/1291/F
3PL/2011/1307/F
3PL/2011/1318/F
3PL/2011/1363/F
3PL/2011/1392/D
3PL/2011/1400/F
3TL/2011/0044/TL
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WATTON
Former RAF Radar Site
Norwich Road

Bennett Plc
Low Green Barn Nowton

Mr Terry Harvey
Terence D Harvey Sans Souci

Residential development - 154 dwellings  

Reserved Matters

3PL/2011/0088/D

N

N

In Settlemnt Bndry

Y

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Layout/design
Trees
Residential amenity
Access/parking

 KEY ISSUES

Reserved matters approval is sought for a development of 154 dwellings.  The mix of dwellings
proposed encompasses a wide range of house types, including 30 x 2 bed dwellings, 81 x 3 bed
dwellings, 25 x 4 bed dwelling and 18 flats   A total of 46 dwellings would be provided as
affordable housing.  Most of the development would be of two storeys, but a number of
bungalows, chalets and three storey properties are also proposed.  
A new roundabout access road would be constructed on Norwich Road to serve the development.
Two small areas of public open space would be provided.  Pedestrian links would be provided to
Gilman's Drift. 
The application is supported by various documents including a Design & Access Statement and
Arboricultural Assessment Report.  
Various amendments have been made to the proposal since the submission of the application to
address concerns raised about design and layout, tree and highway matters.

The site proposed for development formerly accommodated the radar station for the RAF Watton
base.  The site is broadly rectangular in shape and comprises 4.6 hectares of open land.  Apart
from some small-scale storage of building materials, the site is currently unused and is generally
overgrown.  The site is located within a predominantly residential area and is bounded on all sides
by housing.  The site includes a number of trees, most notably on the eastern boundary adjoining

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Nick Moys

P P for Residential
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Gilman's Drift (a public footway/cyclepath).

Outline planning permission, with all matters reserved, was granted in April 2008.  This
permission was subject to a Section 106 agreement requiring, amongst other things, a new public
recreation area to be provided elsewhere in the locality to compensate for the loss of the
application site, which was then allocated for open space.  The provision of affordable housing
(30%) and on site open space, together with financial contributions to recreation, education,
library and transport facilities, were also required.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

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

Housing
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Open Space
Trees and Landscape
Design

The following National Planning Guidance, the adopted Breckland Core Strategy and
Development Control Policies, and the adopted Site Specific Policies and Proposals Document
including the Proposals Map have been taken into consideration in the determination of this
application. 

WATTON TOWN CLERK -   
Objection:-
That the committee recommend refusal for the following reasons:
1. Over development of the site 
2. Access and heavy increased traffic onto the Norwich Road which was in near proximity to two
other road junctions.
3. Not enough parking space for the amount of properties. 
4. Properties were not in keeping with the styles of other properties on the Norwich Road 
5. Very little green open space. 
6. And that no development should be permitted to take place until the equivalent piece of land to
the Radar site as per the agreed 106 agreement and the outline planning application be passed
to BDC. 

No

 EIA REQUIRED
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ENVIRONMENT AGENCY    

ARCHITECTURAL LIAISON/CRIME    

NORFOLK COUNTY COUNCIL HIGHWAYS    

TREE & COUNTRYSIDE OFFICER    

ENVIRONMENTAL HEALTH OFFICER - POOR DRAINAGE    

MINISTRY OF DEFENCE    

We have no comments to make on this reserved matters application.

Concerns raised about footpath links proposed, and the potential for anti-social behaviour on the
proposed open space areas.  Parking proposals welcomed.

Detailed comments made about design and layout of access roads and parking.

Comments in relation to tree survey and concerns regarding impact on trees.

Amended proposals:
Robinia T25 is not a protected tree, is not suitable for retention beyond development and may be
removed at their discretion.  Trees T12 & T14 (Haydens notation) are included in TPO 2005
No.52 as T4 Swedish whitebeam and T2 Horse chestnut respectively. Neither tree has to be
removed for the immediate purposes of the development. Consent for their removal should
therefore be pursued giving reasons and offers of replacement (which are both absent from the
above letter) through the 1APP system.

Further comments awaited

Details of drainage proposals, including any pumping stations, should be provided.  

No safeguarding objections to this proposal.

WATTON TOWN CLERK -   

It is the policy of Watton Town Council that a 106 contribution be applied for on all developments
from a single build upwards.

The planning committee recommend the keeping of condition 9 with no decision being made until
after the consultation has been completed.

RAMBLERS ASSOCIATION:  NORFOLK AREA -  No Comments Received 

NORFOLK COUNTY COUNCIL -  No Comments Received 

HOUSING -  No Comments Received 

STREETSCENE -  No Comments Received 

ASSET MANAGEMENT -  No Comments Received 

CONTAMINATED LAND OFFICER -  No Comments Received 
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Objections have been received from a number of local residents rasing concerns about the
density of development, loss of trees, effects on Gilman's Drift and impact on wildlife.

 REPRESENTATIONS

*  This proposal is referred to Planning Committee as it is a major application.
Principle of Development
*  The principle of residential development is established by the outline planning permission
granted in 2008.  The current application is concerned therefore only with matters of detail
relating to the design, scale and layout of the development.

Planning Policy
*   Assessment of the proposed development has taken into account local and national planning
policy relating to housing design, layout, residential amenity and protection of trees.  Relevant
policies include PPS3 'Housing', and Core Strategy Policies DC1 (Amenity), DC2 (Housing), DC4
(Affordable housing), DC11 (Recreation), DC12 (Trees) and DC16 (Design).

Impact on surrounding area
*  The development of the site for housing would be in keeping with the established character of
the area.  The density of development proposed (33DPH) would be consistent with most
surrounding development, as would the general pattern of development proposed.  The suburban
character of the area would be maintained. Development on the site frontage would complement
the existing Norwich Road street scene.
*  Whilst some change to the immediate environment of neighbouring properties is inevitable
given the scale of the development, it is not considered that the proposed development would
result in significant adverse effects on local amenity.  Reasonable separation distances would be
maintained from new properties to site boundaries. Development along the western boundary of
the site would consist mainly of bungalows and chalets to reflect the character of adjacent
development and reduce potential overlooking.  Two storey properties are proposed along the
southern boundary, but overlooking here would be offset to an extent by existing boundary
screening and new planting. The remaining boundaries are less sensitive in amenity terms.
*  Gilman's Drift which adjoins the western site boundary is a generally tree and hedge lined
footpath/cycleway with a semi-rural character (despite its location within a generally built up area).
To ensure the retention of existing vegetation and to maintain, as far as practicable, the character
of Gilman's Drift, revisions have been made to the proposed layout to provide more separation
between development and trees.  The amended scheme is considered to be acceptable in this
respect.   
*  Concerns have also been raised about the loss of two trees, a horse chestnut and whitebeam,
within the main body of the site.  Amendments have been made in an effort to address these
concerns.  A verbal update will be provided on this issue.

Design Quality
* The proposed layout and design of the development is considered to be acceptable.  The
proposed layout accords with the indicative details provided with the outline application.  Although
building set backs would be relatively limited generally, it is considered that the informal pattern of
the development and the use of a variety of house types would help to offset any sense of
overdevelopment. Proposed landscaping would also assist in this respect, though the inclusion of
hedging to define front gardens, where space permits, would enhance the scheme further.
Houses would be arranged to create varied street scenes, and attention has been paid to the
design of key buildings on focal points and corners to improve legibility.  Incidental open spaces

 ASSESSMENT NOTES
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Approval of Reserved Matters

3920 Conditions to be confirmed

 RECOMMENDATION

 CONDITIONS

and retained trees would be used as focal points to create a sense of place.  
* House designs would be broadly traditional in form and materials to reflect the visual character
of the area. Following discussions with the applicant, various amendments have been made to
the detailed design of individual house types to improve the appearance of the development as a
whole.
* The provision of car parking is handled well, with most properties having the benefit of on-plot
parking, located away from street frontages.  'Overspill' visitor parking would be provided in lay-
bys in an effort to reduce the incidence of casual parking on roads and footways.  In terms of
access, the proposed loop road layout and footpath/cyclepath links would ensure that the
development has a goof degree of permeability.

Conclusion
* The overall layout and design of the proposed development is considered to be acceptable.
The scheme would comply with the terms of the outline permission granted in 2008.  Subject to
the satisfactory resolution of outstanding tree issues, the application is recommended for
approval subject to conditions.
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GREAT ELLINGHAM
The Mill House
4 Church Street

Mrs L Elvin
The Mill House 4 Church Street

Mrs L Elvin
4 The Mill House Church Street

Change of use - annexe to be converted to two bedroom holiday let 

Change of Use

3PL/2011/1200/CU

N

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

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

 KEY ISSUES

The application seeks planning permission to change the use of an existing granny annexe into a
2 bedroom holiday let unit.  The application also proposes the creation of a new access onto the
site from the adjacent Church Street carriageway and an enlarged parking area to the front of the
property.

The application site consists of a detached two storey dwelling with attached granny annexe to
the rear.  The dwelling is situated within a rectangular shaped plot which is accessed via Church
Street.  The access also serves two other neighbouring dwellings located to the south-west and
west.  To the north-east and south-east are further neighbouring properties.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Chris Raine

No

 EIA REQUIRED

No Allocation
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3PL/2008/0948 - Conversion of derelict Mill Tower to one dwelling - Approved 29/8/2008

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

The following representations have been received:

The applicants only have right of way over the existing access; loss of privacy; overlooking;
parking concerns; noise and disturbance; access would be restricted for adjacent properties if an
emergency vehicle was required.

 REPRESENTATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS    

MR W H C SMITH    

No objection to amended scheme subject to conditions

Comments in support of Parish Council objections

 CONSULTATIONS

PPS01
DC.01
DC.08
DC.16

Delivering Sustainable Development
Protection of Amenity
Tourism Related Development
Design

The following National Planning Guidance, the adopted Breckland Core Strategy and
Development Control Policies, and the adopted Site Specific Policies and Proposals Document
including the Proposals Map have been taken into consideration in the determination of this
application. 

GREAT ELLINGHAM P C -   
At the 15 November Parish Council Meeting Great Ellingham Councillors objected to the above
planning application on the following grounds:

1. Loss of amenity value to neighbours with particular impact on No. 2, Church Street

2. Safety grounds - There will be increased traffic using a 12 foot wide drive which already serves
three properties. Also the exit from the property is on to an already complicated and dangerous
junction.
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Planning Permission

3007
3046
3750
3750
3750
3920
3994
3998
4000
3996

Full Permission Time Limit (3 years)
In accordance with submitted plans
Highways condtion - access
Highways condition - visibility splays
Highways condition - parking laid out
Holiday accommodation/annnex/ancillary only
Highways Note
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.
* Tourism is broadly supported by planning policy and is acknowledged as being an important
contributor to the Breckland economy.
* In terms of the specific issues associated wit this proposal an assessment is as follows:
* In visual terms, no significant alterations or extensions are proposed to the existing building and
as such no significant harm would occur.  Furthermore, the new access allows for the retention of
the most significant tree on the site frontage.
* In terms of neighbour amenity, the proposed holiday let unit is single storey and, as such, the
existence of a boundary fence prevents any significant overlooking of the neighbouring
properties.  Concern has been raised at the potential for noise and disturbance from the unit.  It is
considered that the change of use from a residential use (annexe) to a holiday use would not
cause a significant increase in noise and the existence of boundary fencing would also help to
minimise noise disturbance.
* There has also been concern expressed at noise and disturbance from vehicles associated with
the proposal.  It should be acknowledged that the existing annexe use could reasonably have
vehicle movements associated with it and, as such, there is unlikely to be any significant increase
in vehicle movements from a holiday let use.  The parking area associated with the proposal is
positioned in front of the applicant's dwelling and, as such, would be unlikely to cause significant
harm to neighbouring properties.
* In terms of highway safety, the Highway Authority has confirmed that it has no objection to the
creation of a new access and enlarged parking area to the front of the site subject to the use of
appropriately worded conditions.
* In conclusion, the proposal is considered to be acceptable in planning terms and is, therefore,
recommended for approval.

 ASSESSMENT NOTES
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DEREHAM
Former Library Site
Church Street

Acorn Building Services Norfolk Ltd
66A Ivory Road Norwich

Richard Pike Associates
4 Netherconesford 93-95 King Street

Erection of 12 no. one bed flats and communal area with associated parking and
landscaping

Full

3PL/2011/1240/F

Y

Adjacent Grade 2

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle
Impact on Conservation Area
Design and layout
Landscaping
Amenity
Highways

 KEY ISSUES

The proposal seeks full planning permission for the erection of 12 no. one bed flats and
communal area with associated parking and landscaping.  There is an extant planning permission
for demolition of the former library and erection of 10 dwellings.  The former library building has
now been demolished.  The flats would be accommodated in two blocks, one fronting onto Church
Street and the other set towards the rear of the site.  The proposed buildings would be of broadly
traditional design with elevations proposed in red brick with pantiled roofs.  Four affordable
dwelling units would be provided.

The site is within the Settlement Boundary of the town of Dereham, within the town centre and
within Dereham Conservation Area.  The site is located on the southern side of Church Street,
opposite The Romany Rye Hotel and bar.  There is a Grade II Listed building to the east of the
site (17 Church Street), residential flats to the west of the site and the Queen Mothers garden lies
to the south. There are two protected trees on site.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Jayne Owen

No Allocation
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3PL/2007/1354/F - Demolition of former library and erection of ten dwellings -  Refused 16
October 2007
3PL/2008/0046/F - Demolition of existing former library and erection of ten dwellings
(resubmission) - Approved 28 March 2008
3PL/2009/0214/F - Conversion of library building to restaurant (Class 3) and associated ancillary
takeaway, no demolitions - Approved 5 May 2009 
3PL/2010/1259/F - Erection of 13 No one bed flats and communal area with associated parking
and landscaping - Refused 1 April 2011

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

PPG13
PPS01
PPS03
PPS05
CP.05
DC.01
DC.02
DC.04
DC.11
DC.12
DC.14
DC.15
DC.16
DC.17
DC.19

Transport
Delivering Sustainable Development
Housing
Planning for the Historic Environment
Developer Obligations
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Open Space
Trees and Landscape
Energy Efficiency
Renewable Energy
Design
Historic Environment
Parking Provision

The following National Planning Guidance, the adopted Breckland Core Strategy and
Development Control Policies, and the adopted Site Specific Policies and Proposals Document
including the Proposals Map have been taken into consideration in the determination of this
application. 

DEREHAM T C -   
No objection - Councillors welcome social housing in Dereham but were concerned about the
lack of parking on site

No

 EIA REQUIRED
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ENVIRONMENT AGENCY    

NORFOLK LANDSCAPE ARCHAEOLOGY    

NORFOLK COUNTY COUNCIL HIGHWAYS    

HISTORIC BUILDINGS OFFICER    

TREE AND COUNTRYSIDE OFFICER    

ENVIRONMENTAL PLANNING    

ASSET MANAGEMENT    

No objections subject to conditions 

No objection subject to condition 

No objection subject to conditions

The proposed Church Street elevation would, in my opinion, be improved via the use of brick as
opposed to the proposed use of colour washed render; this would simply replicate the approved
amended design within application 3PL/2008/0046/F. The proposed use of a traditional window
format must be reinforced via the use of flush fit fixed and opening lights in painted timber.
Alternatives will not, in my opinion, be acceptable. Similarly, external facing materials must be of
the appropriate quality and specified by the applicant's agent during this current application
period as opposed to being subject to condition.

The applicants have specified materials as requested.  However, alternatives have been
suggested by the Historic Buildings Officer and comments are currently awaited as to whether
the applicant agrees to the alternatives suggested.

The current application has achieved an acceptable relationship with the two protected trees on
site and the proposal may be supported provided that the provisions of the Method Statement in
Section 4 and Drawing No.8330-1000 (Arb) of Chris Yardley's Arboricultural Implications
Assessment are conditioned to any consent and strictly adhered to.

The principle of development has been accepted by previous consent granted in 2008.  The site
is within Dereham's primary shopping area and Core Strategy Policies DC2 Principles of New
Housing, Policy DC4 Affordable Housing, DC14 Energy Generation and Efficiency and DC19
Parking Provision are relevant. 

Breckland Council will continue to lock gates to Queen Mothers Garden each evening.  There
appears to be a new gate shown on the path at Church Street, will this be managed by the
residents?  The proposed new gate must not prevent public access to the Queen Mothers
Garden during the day.
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One letter of objection has been received from a representative of the firm of solicitors whose
offices stand adjacent to the site on the grounds that the proposal would restrict light to one of
the offices at first floor level, which is the only natural light that enters this room, as the new
building would be considerably closer to the building than the old library and also raising
concerns regarding security should scaffolding be constructed on the adjacent site allowing
access to the roof of the adjacent building. 

 REPRESENTATIONS

Principle 
* The application is referred to the Planning Committee as it is a major application
* The site is within the Settlement Boundary and has the benefit of an extant planning permission
for 10 dwellings granted in 2008.  The principle of the redevelopment of this site for housing is,
therefore, established 
* Planning permission for 13 units was refused in November 2010 following concerns regarding
overdevelopment of the site and the proximity of Block 2 at the rear of the site to a protected
sycamore tree.  The current application is a re-submission of that scheme 
Affordable Housing
* 33% affordable housing is provided (4 units). Core Strategy Policy DC4 requires 40% affordable
housing to be provided (4.8 units).  The Local Planning Authority would normally round up this
number to 5 units.  However, it is considered that it would be the preference of a Housing
Association to have a self contained block of properties to facilitate easier management of these
properties.  This has been agreed by Breckland Council's Strategic Housing Officers and it is
therefore considered that the affordable housing provision is acceptable in this instance.
Design and Layout 
* The design and appearance of the scheme generally reflects that of the previously approved
scheme.  As previously approved, the Church Street block reflects the overall proportions and
fenestration patterns of nearby traditional buildings without seeking to replicate their architectural

 ASSESSMENT NOTES

ENVIRONMENTAL HEALTH OFFICERS    

CONTAMINATED LAND OFFICER    

Concerns regarding proposed use of communal bin storage and preference for individual bins for
properties. 
No objection subject to condition 

No objection subject to conditions 

NORFOLK RIVERS INTERNAL DRAINAGE BOARD -  No Comments Received 

NORFOLK WILDLIFE TRUST -  No Comments Received 

CRIME PREVENTION/ARCHITECTURAL LIAISON OFFICER -  No Comments Received 

STREETSCENE -  No Comments Received 

ENABLING OFFICER -  No Comments Received 
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detailing and the principal elevation of the proposed frontage building would be symmetrical in
appearance, with regularly spaced windows and lead clad dormer windows.  A full height glazed
projection would create a distinctive central focal point, without detracting from the generally
traditional character of the building.  The scale and height of the building is the same as that
previously approved.  In response to the previous refusal of permission, changes have been
made to the detailed design of the proposed flats, principally the number of units has been
reduced by one, allowing block 2 to be reduced from three storey to two storey and the footprint
of block 2 has been reduced allowing a greater distance to be provided between the proposed
development and a retained sycamore tree.  The proposed development as revised is well
designed and would fit comfortably within the street scene in this context
Impact on Conservation Area 
* The scheme has been amended following comments made by the Historic Buildings Officer and
full details of external facing materials have been received as requested and agreed 
Protection of Amenity
* The amenities of neighbouring residents would not be significantly affected.  Whilst an objection
has been raised with respect to overshadowing of a first floor window within the adjacent office
building, as this does not serve residential accommodation it is not considered that this impact
would be significant.  In addition, planning permission has previously been granted for a building
in a similar position to that proposed
Highways 
* The position of the vehicular access remains as previously approved.  As previously, only
limited on-site parking facilities are provided (eg two disabled parking spaces) and this is
considered acceptable to Norfolk County Council given the central location of the site. Core
Strategy Policy DC19 relates to parking provision and supports car free developments in town
centres 
The plans have been amended following comments from Norfolk County Council Highways
providing an additional cycle space and revisions to the layout so that windows and doors do not
open out over the proposed parking and turning provision.  No objections have been raised to the
amended plans subject to a condition  
Other Issues
* Breckland Council has requested that the proposed new gate on the path at Church Street must
not prevent public access to the Queen Mothers Garden during the day.  The applicants have
confirmed that the new gate to the front will be left open and accessible to the public as required
by a condition attached to the deeds to the land.
Summary 
* The site has the benefit of an extant planning permission for 10 dwellings 
* The proposal is a re-submission of an earlier refused scheme for 13 dwellings which was
refused following concerns regarding overdevelopment of the site and the proximity of block 2 at
the rear of the site to a protected sycamore tree and it is considered that the previous reasons for
refusal have been satisfactorily overcome.  In addition, the revised scheme generally reflects that
previously approved.  
* No objections have been raised by the Council's Historic Buildings Officer in relation to impact
on the character and appearance of the Conservation Area subject to agreeing materials
* Existing residential amenity would be satisfactorily preserved
* The Highway Authority has raised no objection to the proposal on highway safety grounds
Conclusion 
* The scheme is acceptable in planning policy terms and is recommended for approval
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Planning Permission

3007
3046
3920
3920
3920
3920
3949
3946
3920
3920
3920
3920
3920
3920
3920
3920
3994
3994
3998
4000
3996

Full Permission Time Limit (3 years)
In accordance with submitted plans
Materials
Window details
Levels
Boundary treatment
Contaminated Land - Site Investigation/Remediation
Contaminated Land - Unexpected Contamination
Archaeology condition
EA condition
EA condition
Trees
EHO Condition
10% Renewable Energy
Highways
Precise details of glazed link to Block 2
EHO Note
Section 106 Note
NOTE: Reasons for Approval
Variation of approved plans
Note - Discharge of Conditions

 RECOMMENDATION

 CONDITIONS
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LITTLE CRESSINGHAM
Exheat Ltd
Threxton Road Industrial Estate

Exheat Ltd
Threxton Road Industrial Estate Watton

Plandescil Ltd
Connaught Road Attleborough

Erection of warehouse to be used in conjunction with the existing production
facility 

Full

3PL/2011/1291/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

Principle  
Design
Protection of amenity  
Highway safety
Impact on Special Interest Feature SPA Stone Curlew 

 KEY ISSUES

The proposal seeks planning permission to construct a new warehouse building to the south of
the existing premises to be used for the storage of products which the applicant manufactures
and distributes.  The proposed building is to be sited to the east of Threxton Road.  The building
would be single storey comprising a principal element measuring 45.5 m in depth by 26.6 m in
width with a secondary element projecting westwards from the western elevation of the main
element towards Threxton Road.  The building would be a maximum height of 9.5 m. providing
1469 square metres of gross floor area.  The building would be constructed using profiled steel
cladding coloured goosewing grey with merlin grey detailing.  The roof would be profiled steel
sheeting coloured goosewing grey.  Employee numbers would increase by 12.    

The site comprises an existing commercial business premises within a designated general
employment area in the parish of Little Cressingham, adjacent to the boundary with Watton.  The
site is located to the south of the existing Exheat premises which is at the junction of Brandon

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Jayne Owen

General Employ
Area
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Road (B1108) and Threxton Road.  The application site is located approximately 960 m from land
within the Breckland Special Protection Area supporting or capable of supporting stone curlews. 

No relevant site history

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

CONTAMINATED LAND OFFICER    

ENVIRONMENT AGENCY    

No objections subject to conditions 

No objections 

 CONSULTATIONS

PPG13
PPS01
CP.10
DC.01
DC.06
DC.16

Transport
Delivering Sustainable Development
Natural Environment
Protection of Amenity
General Employment Areas
Design

The following National Planning Guidance, the adopted Breckland Core Strategy and
Development Control Policies, and the adopted Site Specific Policies and Proposals Document
including the Proposals Map have been taken into consideration in the determination of this
application. 

WATTON TOWN CLERK -   

LITTLE CRESSINGHAM PC -   

No objection

Supported providing it complies with the planning guidelines and that there is no impact on the
villages

No

 EIA REQUIRED
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None

 REPRESENTATIONS

* The application is referred to the Planning Committee as it is a major application 
Principle  
* The proposal is for a new warehouse building in connection with an existing commercial
business located in an area of established industrial and commercial development within the
Threxton Road industrial estate.  The site is within a designated general employment area.  Core
Strategy Policy DC6 allows for new employment development in this area provided it is not a town
centre use and it will not undermine the function of the wider employment area 
* In addition, Policy CP10 requires that it must be assumed that all development, irrespective of
intervening features and resulting in an increase in building footprint within 1500 m of the
elements of the Breckland Special Protection Area (SPA) supporting or capable of supporting
stone curlews, or within 1500 m of accredited stone curlew supporting habitat outside the SPA
may have a significant effect on the stone curlew special interest feature of the SPA.  The
application site is located approximately 960 m from land within the Breckland Special Protection
Area supporting or capable of supporting stone curlews and therefore an appropriate assessment
requires to be carried out in relation to this proposal.
Impact on Special Interest Feature SPA Stone Curlew 
* The Tree & Countryside Officer has been consulted and an appropriate assessment carried out.

 ASSESSMENT NOTES

NATURAL ENGLAND    

NORFOLK COUNTY COUNCIL HIGHWAYS    

TREE AND COUNTRYSIDE OFFICER    

ENVIRONMENTAL HEALTH OFFICERS    

No objections

No objection subject to conditions

The proposal is within an existing built environment with considerable existing buildings in all
directions towards the SPA.  The proposal would not reult in those collateral elements of
residential development such as walkers, wayward pets or random security lighting.  In the light
of the above considerations it is unlikley that the proposal would have a significant effect on the
stone curlew special interest feature of the SPA.  A condition requiring a lighting plan would be
prudent. 

No objection subject to conditions as imposed on original building and in relation to use

NORFOLK WILDLIFE TRUST -  No Comments Received 

R S P B -  No Comments Received 

ECONOMIC DEVELOPMENT -  No Comments Received 



BRECKLAND COUNCIL - PLANNING COMMITTEE - 13-02-2012

DC131_new

Planning Permission

3007
3046
3920
3944
3946
3920
3920
3920
3941
3923
9850
3998

Full Permission Time Limit (3 years)
In accordance with submitted plans
Materials as specified
Contaminated Land - Desk Study/Site Investigation
Contaminated Land - Unexpected Contamination
Highways Condition - Access
Highways Condition - Parking/access laid out
Details of Lighting
Renewable Energy
Contaminated Land - Informative (Extensions)
Non-std NOTE - refer to EA letter
NOTE: Reasons for Approval

 RECOMMENDATION

 CONDITIONS

 It has been concluded that it is unlikely that the proposal would have a significant effect on the s
tone curlew special interest feature of the SPA.
Design
* The building would be a steel-framed structure finished with goosewing grey profiled steel
sheeting on the walls and roof with areas of darker merlin grey on flashings and goods doors.
The roof would incorporate 10% GRP rooflighting to minimise the use of artificial lighting within
the building.  It is considered that the design and appearance of the building is in keeping with the
character of the area which comprises similar commercial/industrial buildings
Protection of Amenity  
* There are no immediate neighbouring properties which would be significantly affected by the
proposed development.  The Council's Environmental Health Officer has been consulted and no
objections have been raised provided the development proceeds in line with the application
details and any previous relevant conditions imposed in relation to the existing commercial
premises 
Highway Safety
* The Highway Authority has been consulted on the proposal and following amendments to the
scheme have raised no objections subject to conditions
feature of the SPA. 
Conclusion 
* In conclusion, the proposed development is required in connection with an existing commercial
use and would not undermine the function of the wider employment area.  The proposed
development would have no significant impact on the special interest feature of the SPA.  The
proposed development is therefore considered acceptable in principle having regard to Core
Strategy Policies DC6 and CP10. In relation to other material planning considerations, the
proposed new building is considered acceptable in terms of design and appearance and no
objections have been raised in terms of highway safety. A condition requiring a 10% on-site
contribution towards renewable energy is to be attached to the planning permission.
* Approval is recommended subject to conditions
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4000
3996
3739

Variation of approved plans
Note - Discharge of Conditions
Highway NOTE Inf 1
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KENNINGHALL
Guiltcross Dairy
Garboldisham Road

J D Alston Estates
Uphall Garboldisham

Plandescil Ltd
Connaught Road Attleborough

Erection of cattle shed as extension to existing dairy farm 

Full

3PL/2011/1307/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

Principle of development
Impact upon the character and appearance of the locality
Impact upon residential amenity
Highway safety

 KEY ISSUES

The application seeks full planning permission for the erection of a cattle shed at an existing farm.
The building consists of a pitched roof structure (4m to eaves and 8m to the ridge) with open
sides and sheet roof.  The building is positioned to the east of an existing milking parlour and
cattle shed and is accessed via the adjacent B1114 which lies immediately to the north-west of
the site.

The application site lies in a rural location and forms part of a large agricultural enterprise and
currently consists of farm buildings with associated tank.  The site is accessed via the B1114
which lies to the north-west of the site beyond which are residential dwellings.  To the east and
south is open agricultural land.  

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Chris Raine

No

 EIA REQUIRED

No Allocation
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3PL/2000/0952 - Bulk milk refrigeration tank - Approved 21/8/2000
3PL/2003/0297 - Lean to extension to dairy unit - Approved 22/4/2003
Various application relating to agricultural use

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

None received.

 REPRESENTATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS    

ENVIRONMENTAL HEALTH OFFICERS    

ENVIRONMENT AGENCY    

No objection subject to a condition relating to site accesses.

No objection providing the control of cattle waste and run off are dealt with so as to not cause
smell or pollution.

No objection subject to a condition relating to foul and surface water drainage.

 CONSULTATIONS

PPS01
PPS07
PPS23
DC.01
DC.12
DC.14
DC.16

Delivering Sustainable Development
Sustainable Development in Rural Areas
Planning and Pollution Control
Protection of Amenity
Trees and Landscape
Energy Efficiency
Design

The following National Planning Guidance, the adopted Breckland Core Strategy and
Development Control Policies, and the adopted Site Specific Policies and Proposals Document
including the Proposals Map have been taken into consideration in the determination of this
application. 

KENNINGHALL P C -   
No objection
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Planning Permission

3007
3046
3920
3750
3920
3994
3998
4000
3996

Full Permission Time Limit (3 years)
In accordance with submitted plans
Environment Agency - dispose foul & surface water drainage
Highways condition - improvements to access
Details of muck pan
Highways Note
NOTE: Reasons for Approval
Variation of approved plans
Note - Discharge of Conditions

 RECOMMENDATION

 CONDITIONS

* The application is referred to the Planning Committee as it is a major application.
* Planning policy is broadly supportive of new agricultural buildings associated with agricultural
enterprises.
* In terms of the specific issues associated with this application, an assessment is as follows:
* In visual terms, the simple and functional appearance of the building is consistent with the
adjacent agricultural buildings.  The location of the building in close proximity to the existing
buildings creates a tight group of buildings avoiding an undesirable spread of buildings into the
countryside.  Furthermore, the height and size of the building also satisfactorily reflect the existing
adjacent structures.
* In terms of neighbour amenity, the proposed building is sufficiently distanced from neighbouring
properties so as to prevent any significant loss of light, privacy or outlook.  Given the agricultural
use of the building it is necessary to assess the proposal for potential nuisance from smells or
pollution.  The Environmental Health Officer has confirmed that they have no objection subject to
the control of cattle waste and run-off.  This would be dealt with via suitably worded conditions.
* The Highway Authority has confirmed that they have no objection to the proposal subject to the
imposition of an appropriate condition.
* The Environment Agency has confirmed that they have no objection to the proposal subject to
the imposition of conditions relating to foul and surface water drainage being agreed.  
* Planning policy requires that the proposal provide at least 10% of its energy requirements via
renewable or decentralised energy sources.  This is to be secured via a suitably worded
condition.
* In conclusion, the proposal is considered to be acceptable in planning terms and is, therefore,
recommended for approval.

 ASSESSMENT NOTES
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OLD BUCKENHAM
Eel Farm
Fen Road

Mr Ken Seaman
Eel Farm Fen Road

Paul Took Planning
60 Neatherd Road Dereham

Removal of condition 8 on 3PL/2003/1720/F & new garage & alterations 

Full

3PL/2011/1318/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 on setting of Listed Building
Size of extension and cartshed

 KEY ISSUES

The proposal seeks the removal of a planning condition to enable a converted barn to be used as
a separate independent dwelling, an extension to the building and the demolition of a detached
garage and the erection of a replacement garage in a revised location.

Condition 8 on planning permission 3PL/2003/1720/F requires the building to be occupied solely
as an addition to the main dwelling and not to be sold or leased for occupation as a separate
dwelling unit.  The applicant wished to move into the annex and sell the farmhouse.

The application is an amended scheme following the refusal by this Committee of one of a similar
nature.  The size of the extension and garage has been reduced.

The extension is approximately 7.4m wide and 7.8m long with a small 0.9m link to  be constructed
using weatherboarding and clay pantiles.  It would be located to the rear of the building in the
position of an existing double cartshed style garage which is to be demolished and replaced with a
larger 3 bay cartshed in an alternative location.

The proposed cartshed is 8.9m by 6m with an external staircase to provide storage within the roof
space.  The overall height is 5.5m and the building would be clad with weatherboarding and clay
pantiles.

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Viv Bebbington

No Allocation
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The building which is the subject of the application is a former converted barn within the curtilage
of a grade 2 Listed farmhouse.  Permission for use as an annex was granted in 2003.  The site is
in a rural location surrounded by countryside with no immediate neighbours.  Both the farmhouse
and the barn are set back from the highway.  There is an existing large 3 bay cartshed to the west
of the farmhouse which would be retained for use by the farmhouse.  The existing double
cartshed currently used by the annex would be demolished and rebuilt in an adjacent position.
The annex has its own private amenity area to the west and north. 

 SITE AND LOCATION

3PL/1999/1082/F - Extension to farmhouse - Approved

3PL/2003/1720/F - Conversion of barn to an annex - Approved

3PL/2009/0522/F - Amend condition for use as separate dwelling, new access, extension to barn
and erection of 2 new garages - Withdrawn

3PL/2010/0242/F - Removal of condition - Withdrawn

3PL/2011/0739/F - Removal of condition 8 of pp 3pl/2003/1720 ( occupation of annex) and new
garage block and alterations - Refused

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

PPS05
DC.03
DC.16
DC.17
DC.20

Planning for the Historic Environment
Replacement Dwellings and Extensions in the Countryside
Design
Historic Environment
Conversion of buildings in the countryside

The following National Planning Guidance, the adopted Breckland Core Strategy and
Development Control Policies, and the adopted Site Specific Policies and Proposals Document
including the Proposals Map have been taken into consideration in the determination of this
application. 

No

 EIA REQUIRED
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None

 REPRESENTATIONS

* The application is referred to Planning Committee at the request of the Ward Representative.
* The proposal is an amended scheme following the refusal, by this Committee, of the previous
application in October 2011.  The size of the extension has been reduced to reflect the floor area
of the existing double garage and the proposed garage has been reduced from a 4 bay to a 3 bay
building.
* The existing annex is a modest 1 bed annex with separate lounge and kitchen dining room with
a mezzanine level study and detached double garage to the rear.  The proposal includes the
demolition of the garage and the erection of a large extension to provide an additional bedroom
with en-suite and additional WC.  The garage was new build when the barn was originally
converted.
* Whilst it is acknowledged that the size of the proposed extension has been reduced and it is
similar in size to the double garage, it nevertheless increases the ground floor area of the annex
by a significant amount (an increase of 45%)
* The ground floor area of the annex is 107.5m sq. and the proposed extension is 49 m sq.
* The proposed garage remains significantly larger than the existing garage it replaces.
* When considering proposals for barn conversions, Policy DC20 requires the building to be
capable of conversion without significant extension or new build.  Moreover, Policy DC3, which

 ASSESSMENT NOTES

HISTORIC BUILDINGS OFFICER    

NORFOLK COUNTY COUNCIL HIGHWAYS    

Eel Farmhouse was added to the statutory list of buildings of architectural or historic importance
during 1999 and subsequently extended to form the current farmhouse from 2000. Although not
included in the actual list description - as list descriptions at this stage were only intended for
identification purposes - the outbuildings to which this application refers were in my opinion
covered by the listing by virtue of their inclusion within the curtilage of the farmhouse and that
they obviously predated 1st July 1948. A later phase of development saw the conversion of the
outbuildings for residential accommodation. During these works of conversion, I recall that a
significant amount of the fabric was renewed as a result of failure/s although I am not able to
confirm the current extent of original versus renewed fabric that exists within the conversion. The
current proposal - seeking the provision of additional construction to an existing conversion with
an indeterminate amount of new fabric and a subdivision of the farmhouse and (converted)
outbuildings - does not appear to differ significantly in principle from earlier application/s.
Therefore, my previous objection/s stand/s.

 

No objection subject to conditions

 CONSULTATIONS

OLD BUCKENHAM P C -   
No comment
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Refusal of Planning Permission

9900
9900

Inappropriate size , scale
Impact on setting of Listed Building

 RECOMMENDATION

 REASON(S) FOR REFUSAL

considers extensions to dwellings within the countryside, supports extensions which do not result
in a dwelling which is disproportionate to the scale of the original dwelling.
* It is considered the size of the extension is disproportionate to the size and scale of the existing
annex and represents a significant extension and scale of new build which would not normally be
considered acceptable under Policies DC20 and DC3.
* Not only do the extensions and new garage represent a considerable amount of new build, they
also impact on the setting of the Listed Building by increasing the amount of development within
its curtilage.  PPS5 indicates that the significance of a Listed Building can be harmed through
development within its setting.
* It is considered that in recent history the site has undergone the maximum extent of
redevelopment via the large extension and remodelling of the farm house, conversion of the barn
and the erection of 2 garages.  It is considered that any additional development would not
preserve the setting of the Listed Building.
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ROUDHAM/LARLING
Caravan 1 & 2
Roudham Farm

W O & P O Jolly
Roudham Farm Roudham

W O & P O Jolly
Roudham Farm Roudham

2 mobile homes for seasonal workers (retrospective)  

Full

3PL/2011/1363/F

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

RECOMMENDATION : TEMPORARY DECIS

Principle of development
Impact upon the character and appearance of the locality
Impact upon residential amenity
Highway safety
Breckland SPA

 KEY ISSUES

The application seeks retrospective planning permission for the retention of two mobile homes to
be occupied by seasonal workers associated with the applicants' agricultural operations (May and
June).  The mobile homes are sited adjacent to agricultural buildings.

The application site consists of part of a working agricultural holding with agricultural buildings to
the north and east, a residential dwelling to the west and agricultural land to the south.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

No relevant site history

 RELEVANT SITE HISTORY

CASE OFFICER: Chris Raine

No

 EIA REQUIRED

No Allocation
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 POLICY CONSIDERATIONS

TREE & COUNTRYSIDE OFFICER    

ENVIRONMENTAL HEALTH OFFICERS    

NORFOLK COUNTY COUNCIL HIGHWAYS    

NORFOLK COUNTY COUNCIL HIGHWAYS    

CONTAMINATED LAND OFFICER    

No objection.

No objection subject to a condition relating to the units only being occupied by a farm worker.

No objection.

The highway network surrounding the site is restricted in width, and there is a lack of available
passing provision.  It is accepted however that seasonal workers could be employed at Roudham
Farm without the on-site accommodation and in doing so this would result in daily vehicle
movements transporting the workers to and from the farm.  On the basis it could be argued
accommodating the workers on-site could help reduce vehicle movements, and that the caravans
will only be occupied for a limited period every year I consider adverse comment in this instance
would be difficult to substantiate.

 

If your Authority are minded to support the application I recommend the accommodation be
conditioned for the above purposes only.

No objection

 CONSULTATIONS

PPS01
PPS07
CP.10
DC.01

Delivering Sustainable Development
Sustainable Development in Rural Areas
Natural Environment
Protection of Amenity

The following National Planning Guidance, the adopted Breckland Core Strategy and
Development Control Policies, and the adopted Site Specific Policies and Proposals Document
including the Proposals Map have been taken into consideration in the determination of this
application. 

ROUDHAM & LARLING P C -   
No objection
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Temporary Planning Permission

3007
3046
3920
3920
3920
3998
4000
3996

Full Permission Time Limit (3 years)
In accordance with submitted plans
Limited occupation
Removal of mobile homes 31-07-2015
Occupied months of May and June
NOTE: Reasons for Approval
Variation of approved plans
Note - Discharge of Conditions

 RECOMMENDATION

 CONDITIONS

None received.

 REPRESENTATIONS

* The application is referred to the Planning Committee as the applicant is related to the Ward
Member.
* Planning policy makes provision for residential accommodation where it is linked to agricultural
enterprises.  It is evident that the applicant runs a significant enterprise and there is a need for
seasonal workers associated with its operations.  
* In visual terms, the mobile homes are sensitively sited so as to be screened by the existing farm
buildings and, as such, have no significant impact upon the character and appearance of the
countryside.
* In terms of neighbour amenity, they are only close to an existing dwelling which is under the
applicants' control and, as such, would cause no significant harm to neighbour amenity.
Furthermore, it should also be acknowledged that they will only be occupied for a short period
within the year given that they will house seasonal workers.  
* The Environmental Health Officer has stated that it is necessary for the occupation of the
mobile homes to be restricted to workers associated with the agricultural holding given the close
proximity of operational farm buildings.  This is considered acceptable in planning terms.
* The Highway Authority has confirmed that it has no objection to the proposal.
* The site abuts a part of the Breckland SPA which does not provide a habitat for stone curlews
and therefore the Town & Countryside Officer does not object to the proposal.  However, it is
within 400m of the Breckland Forest SSSI component of the SPA and given the period for
occupation (May to June) is within the peak nesting period for birds it would be desirable for the
applicant to confirm that the occupants of the mobiles would not be permitted to keep pets.
* In conclusion, the proposal is considered to be acceptable in planning terms and is, therefore,
recommended for approval.

 ASSESSMENT NOTES
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ATTLEBOROUGH
Wood Farm
Deopham Road

Mr & Mrs D Alston
Wood Farm Deopham Road

Paul Took Planning
60 Neatherd Road Dereham

Erection of dwelling   

Reserved Matters

3PL/2011/1392/D

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Compliance with outline approval
Impact upon the character and appearance of the locality
Design
Impact upon amenity
Highway safety

 KEY ISSUES

The application seeks reserved matters approval for a single detached two storey dwelling
including attached garage following outline planning permission 3PL/2010/1181/O.

The site forms a parcel of agricultural (grazing) land located to the south of the Deopham Road,
Attleborough.  The site occupies a relatively isolated location with no adjacent neighbouring
dwelling.  There are a collection of agricultural buildings to the south-east and a dwelling.  The
buildings are used in connection with the applicants' business and their parents' farming
enterprise and the dwelling is occupied by the applicants' parents.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Chris Raine

No

 EIA REQUIRED

No Allocation
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3PL/2010/1181/O - Single dwelling (outline) - Approved 1/12/2011.
3PL/2008/0203/O - Single dwelling (outline) - Refused 7/5/2008

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

None received.

 REPRESENTATIONS

* The application is referred to the Planning Committee at the request of a Ward
Member/Chairman of the Planning Committee.
* The principle of residential development at the site has been established via outline planning
approval 3PL/2010/1181/O.  This approval was granted on the basis that the scheme would
exhibit high sustainability credentials (code level 5 of the Code for Sustainable Homes)and the
indicative design represented an innovative design. The dwelling would be used for exhibition
purposes associated with the business operations of Finn Geotherm.
* The scheme as submitted sets out the technical measures that would be used in the scheme
(ground source heat pump, ventilation systems, photovoltaic panels, high efficiency windows etc)

 ASSESSMENT NOTES

NORFOLK COUNTY COUNCIL HIGHWAYS    
No objection subject to a condition relating to the implementation of turning and parking
provision.

 CONSULTATIONS

PPS01
PPS07
DC.01
DC.02
DC.11
DC.16

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

The following National Planning Guidance, the adopted Breckland Core Strategy and
Development Control Policies, and the adopted Site Specific Policies and Proposals Document
including the Proposals Map have been taken into consideration in the determination of this
application. 

ATTLEBOROUGH TC -  No Comments Received 
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Approval of Reserved Matters

3012
3046
3750
3920
3998
4000
3996

Approval of Reserved Matters condition
In accordance with submitted plans
Highways condition - parking/turning
Materials as quoted
NOTE: Reasons for Approval
Variation of approved plans
Note - Discharge of Conditions

 RECOMMENDATION

 CONDITIONS

with the code level 5 requirement in mind.  However, the application does not include any specific
details as to how the suggested technology will enable the scheme to satisfy the requirements of
code level 5.  It should be stressed that this is, however, controlled via a planning condition
attached to the aforementioned outline approval.   
* In visual terms, it is considered that the proposed dwelling represents an acceptable design in
this location, with the simple and functional appearance consistent with the adjacent commercial
buildings.
* The dwelling is sufficiently distanced from any neighbouring residents so as to avoid any harm
to amenity levels.
* The Highway Authority has confirmed that it has no objection to the current application.
* No other issues have been raised.
* In conclusion, the proposal is considered to be acceptable and is, therefore, recommended for
approval.
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NORTH LOPHAM
Fysons Farm
Thetford Road

Mr William Nunn
Fysons Farm Thetford Road

Windcrop Limited
The Granary Honingham Thorpe

Installation of a two small scale wind turbines ( 14.97m to hub, 5.5m diameter
blades) 

Full

3PL/2011/1400/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

Policy in support of renewable energy
Impact on landscape
Impact on amenity in respect of noise
Impact on radar
Impact on wildlife

 KEY ISSUES

The application seeks full planning permission for the erection of two small scale wind generators
on land in a rural location  The generators would measure 14.97m to the hub with 5.5m diameter
blades.  The finish would be pale grey.

Fysons Farm is located to the north of the A1066 Thetford to Diss road.  There is an existing farm
house and dwellings and a range of former agricultural buildings which are used for commercial /
business uses.
The proposed turbines are located to the north of the buildings.  They are positioned at the
bottom of the bank of a slurry lagoon.
To the north is open agricultural land.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Viv Bebbington

No

 EIA REQUIRED

No Allocation
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No relevant site history

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

CIVIL AVIATION AUTHORITY    

NATIONAL AIR TRAFFIC SERVICES    

SAFEGUARDING CO-ORDINATOR NORWICH INTERNATIONAL AIRPORT    

ENVIRONMENTAL HEALTH OFFICERS    

NORFOLK COUNTY COUNCIL HIGHWAYS    

TREE AND COUNTRYSIDE OFFICER    

No objection

No objection

No objection

No objection subject to conditons

No objection

Alternative position further away from slurry lagoon to protect foraging bats would be preferable

 CONSULTATIONS

PPG24
PPS09
PPS22
CP.10
CP.11
DC.01
DC.15

Planning and Noise
Biodiversity and Geological Conservation
Renewable Energy
Natural Environment
Protection and Enhancement of the Landscape
Protection of Amenity
Renewable Energy

The following National Planning Guidance, the adopted Breckland Core Strategy and
Development Control Policies, and the adopted Site Specific Policies and Proposals Document
including the Proposals Map have been taken into consideration in the determination of this
application. 

NORTH LOPHAM P C -   
No objections
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Planning Permission

3007
3046
3920

Full Permission Time Limit (3 years)
In accordance with submitted plans
Noise level

 RECOMMENDATION

 CONDITIONS

None

 REPRESENTATIONS

* The application is referred to Planning Committee as the applicant is a Member of the Council.
* PPS22 and Policy DC15 are supportive of renewable energy.  PPS22 states that the wider
environmental and economic benefits of all proposals for renewable energy projects, whatever
their scale, are material considerations that should be given significant weight in deciding whether
proposals should be granted planning permission.  Policy DC15 supports such proposals unless
there is a significant detrimental impact or cumulative detrimental impact upon sites of
international, national or local nature and heritage importance, the surrounding landscape, local
amenity as a result of noise or outlook through unacceptable visual intrusion or on highway
safety.
* The proposed turbines, which would measure 14.97m to the centre of the hub from ground
level, are not considered to have a detrimental impact on the character of the area due to their
slender design and relatively modest height.  The visual impact from the south, to some extent,
would be hidden by the existing buildings and the turbines are not located in a sensitive
landscape.
* In respect of residential amenity, the Environmental Health Officer has raised no objection
subject to conditions.  The turbines are sufficiently distanced so as to avoid significant loss of
outlook.
* Concerns have been raised with regard to the impact on foraging bats using the slurry lagoon.
Alternative positions have been explored to move the turbines away from the lagoon, however
there are no practical alternatives due to farming practices.  The chosen site is rough grass on
the bank of the lagoon.  Alternative positions are either too far from the connection or would
result in agricultural vehicles not being able to use the track.  Furthermore the agent's ecologist
has indicated that the lagoon is unlikely to be used by bats as there is no other suitable habitat
surrounding the site.  In this instance it is considered that the impact on wildlife is limited and not
sufficient to justify refusal.
* Norwich Airport, CAA and NATS have been consulted and raised no objection.
* The Highway Authority has raised no objection.
* The application is considered to be in accordance with policy and will not have a significant
detrimental impact on the landscape and, subject to appropriate conditions, will not impact on
residential amenity.
* The proposal is recommended for approval subject to conditions.

 ASSESSMENT NOTES

MINISTRY OF DEFENCE (WIND TURBINES) -  No Comments Received 
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3920
3998
4000
3996

No alterations or modifications
Turbine maintainance
NOTE: Reasons for Approval
Variation of approved plans
Note - Discharge of Conditions
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WEETING
Lynn Lodge
Lynn Road

Mr R Childerhouse
Lynn Lodge Lynn Road

ADM Architectural
Flint Cottage Shropham Road

Extension of time limit on pp 2008/1591& 2008/1592/LB - extension & alts to
dwelling & new garage

Extend Time Limit

3TL/2011/0044/TL

N

Grade II

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : REFUSAL 

Aassessment against current planning policy
Impact upon the character and appearance of the Listed Building
Impact upon neighbour amenity
Highway safety
Breckland SPA

 KEY ISSUES

The application seeks an extension to the time limit condition attached to planning approval
3PL/2008/1591/F and Listed Building Consent 3PL/2008/1592/LB which allowed an extension to
an existing dwelling and a new stable and garage complex within the garden.

The property is a Grade II Listed Georgian lodge.  The building acts as a gateway to the village as
you approach from the North.  The property is surrounded by paddocks, Lynn Road (which runs
immediately adjacent Lynn Lodge to the West) and other residential properties, although these
are sited further into the estate and are relatively modern in their design.  The site is located
within 20 metres of land designated as Special Protection Area under the European Habitats
Directive 1992.  This area forms part of the Breckland Farmland SPA and the qualifying feature is
the Stone Curlew.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Chris Raine

No Allocation
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3PL/2005/1628/F - 2 storey extension to dwelling and new garage/stable block - Approved
20/12/2005
3PL/2005/1629/LB - 2 storey extension to dwelling, garage/stable block to be erected within
curtilage - Listed Building Consent 20/12/2005
3PL/2008/1591/F - Demolition of bathroom & garage, alterations, new two storey extension to
dwelling and new garage/stable block - Approved 16/2/2009
3PL/2008/1592/LB - Demolition of bathroom & garage, alterations, new two storey extension to
dwelling and new garage/stable block - Listed Building Consent 16/02/2009

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

HISTORIC BUILDINGS OFFICER    

NATURAL ENGLAND    

CONTAMINATED LAND OFFICER    

TREE AND COUNTRYSIDE OFFICER    

No objection.

No objections

No objection. 

The Breckland Special Protection Area (SPA) is part of the European 'Natura 2000' ecological
network of protected sites and is cited for the conservation of stone curlews, woodlarks and

 CONSULTATIONS

PPS01
PPS05
CP.10
DC.01
DC.03
DC.16
DC.17

Delivering Sustainable Development
Planning for the Historic Environment
Natural Environment
Protection of Amenity
Replacement Dwellings and Extensions in the Countryside
Design
Historic Environment

The following National Planning Guidance, the adopted Breckland Core Strategy and
Development Control Policies, and the adopted Site Specific Policies and Proposals Document
including the Proposals Map have been taken into consideration in the determination of this
application. 

WEETING P C -  No Comments Received 

No

 EIA REQUIRED
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nightjars. 

The Conservation of Habitats and Species Regulations 2010, Regulation 61(1) requires: - "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 legally designated as the
'competent authority' to carry out the assessment which is commonly known as a 'Habitats
Regulations' assessment (HRA).
- The precautionary principle is embedded within the Regulations through the 'Waddenzee
Ruling' by the ECJ which established a presumption against a development proposal unless "no
reasonable scientific doubt remains as to the absence of such (adverse) effects"

Breckland Council Core Strategy Policy CP10: Natural Environment is based on the most recent
and comprehensive spatial analysis relating stone curlew nesting density to the proximity of
buildings. This analysis showed that all development - irrespective of intervening features -
resulting in an increase in building footprint at distances up to 2500m from elements of the SPA
supporting, or deemed capable of supporting stone curlews, or within 2500m of accredited stone
curlew supporting habitat outside the SPA - is likely to have a statistically significant adverse
effect on the capacity of the land to support nesting stone curlews. The observed reduction in
nesting density was found to be stronger closer to buildings and also stronger according to the
total amount of adjacent building.
This effect is deemed harmful to the integrity of the European site and to promote the effect
would be contrary to the regulations. Furthermore, it should be noted that under Article 6(3) of the
Habitats Directive it is not permitted to cause deterioration of a site or part of it on the basis that
the conservation status of the citation species will anyway remain favourable elsewhere. 

Policy CP10 embodies a proportionate approach which requires a HRA of proposals within
1500m of elements as described above and admits certain agreed mitigating circumstances. The
following steps are used assess the magnitude of the risk posed by the application and constitute
an appropriate assessment according to the regulations:

- The application site is approximately 20m from a land unit within the Breckland Special
Protection Area supporting or capable of supporting stone curlews. The proposed development is
separated from open farmland by the B1106 and a belt of trees with an effective depth of
approximately 40m which bounds the eastern edge of the SPA. However, there is no evidence
that either of these features are a mitigating effect on the influence of built development on stone
curlew nesting densities.

- The proposal is for the extension of an existing building and includes the provision of an
additional new stand alone building.

- The proposal would result in a net increase in the built footprint of more than 260% (297/112
sqm) of the original. 

- The proposal is not within an existing built environment and lacks considerable existing
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buildings in all directions towards the SPA. (It should be noted that mitigation by intervening
development is not supported by the study described above but is an element of proportionality
accommodated within the expression of Policy CP10.)

Policy CP10 is a policy of the Core Strategy which has been tested at public enquiry, adopted by
Breckland Council and accepted by the Planning Inspectorate/Secretary of State on Appeal since
application 3PL/2008/1591/F - to which this application seeks an extension of time limit - was
determined.

A recent Supreme Court case (Morge v. Hampshire County Council) has helped to clarify what is
meant in the Habitats Directive by "deliberate disturbance". The case also confirms the obligation
of planning authorities to have regard for the requirements of the Habitats Directive when making
planning decisions. 
The Court found that the "deliberate disturbance" offence is to apply to an activity which is likely
to negatively impact the survival or breeding of the species at the local population level. If habitat
is adversely affected to the extent that it can be argued the conservation status of a species
(breeding, rearing, hibernation and migration) is negatively affected, a development could be
challenged in court. Disturbing one or two individuals of a species is not outside the offence
because for rare species, a species in decline, or a species at the edge of its range, a small
number of individuals could make up a large proportion of the local population. 

Furthermore, the issue cannot be whether there are any Annexe 1 birds adjacent at the moment,
but whether the integrity of the site would be adversely affected and would the capacity of that
part of the European site be diminished in respect of its abilities to support the birds for which it is
cited. The law is quite clear that it is not allowable to diminish the capacity of one part of a
European site on the basis that it is currently not overwhelmingly suitable but that it is suitable in
other parts.

If the proposed development is likely to breach the Habitats Directive "deliberate disturbance"
offence, the LPA must consider 'the three tests' which by derogation from the Habitats Directive
may be acceptable. 

(a) the proposal must meet a purpose of "preserving public health or public safety or other
imperative reasons of overriding public interest including those of a social or economic nature
and beneficial consequences of primary importance for the environment".
In addition the authority must be satisfied that, 
(b) "that there is no satisfactory alternative" and 
(c) "that the action authorised will not be detrimental to the maintenance of the population of the
species concerned at a favourable conservation status in their natural range."

Arguments to satisfy these three tests are lacking.

CONCLUSION

In the light of the research and analysis underpinning Policy CP10 of the adopted Breckland
Council Core Strategy and Development Control Policies, which demonstrated the depressing
effect of built footprint on stone curlew nesting density - irrespective of intervening features and
proportional to the total extent of built footprint - the absence of an adverse effect upon the stone
curlew citation feature of the Breckland SPA cannot be established and there must therefore be a
presumption against consent.
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Refusal of Planning Permission RECOMMENDATION

None received.

 REPRESENTATIONS

* The application is referred to the Planning Committee as the applicant is a Ward Member.
* The proposal benefits from planning permission and Listed Building Consent granted by this
Committee.  However, it is necessary to determine this application with current planning policy in
mind.  The following is an assessment of the relevant issues related to the proposal:
* It is evident that the proposed extension represents an attractive addition to the existing dwelling
by virtue of the use of a glazed link, sympathetic detailing and external materials and overall scale
and massing.  The garage and stable complex consists of a traditional arrangement and can
easily be accommodated by the large plot.  It is considered that the proposed additions have
adequate regard for the character and appearance of the existing Grade II Listed dwelling and
the wider locality.
* In terms of neighbour amenity, it is evident that both the extension and garage and stable
complex are adequately distanced from any neighbouring dwellings so as to ensure that existing
light, outlook or privacy levels are sufficiently safeguarded.
* The are no highway safety concerns relating to the garage element of the proposal subject to
the imposition of a suitably worded condition.
* The Contaminated Land Officer has confirmed there is no objection to the proposal.
* It is evident that the site is located within the Stone Curlew Buffer Zone and, as such, it is
necessary to consider the proposal against the Habitats Regulations.  An appropriate assessment
has been undertaken and it is considered that it cannot be ascertained that an adverse effect
upon the stone curlew citation feature of the Breckland SPA would not occur and, as such, there
is a presumption against granting consent.    
* In conclusion, given the aforementioned concern relating to the stone curlew citation feature of
the Breckland SPA, the application is recommended for refusal. 

 

 ASSESSMENT NOTES

NORFOLK COUNTY COUNCIL HIGHWAYS    
The Highway Authority was not consulted on either of the applications in 2008.  Having now had
the opportunity to assess proposals I would recommend a condition in relation to provision of
parking on site. 

NORFOLK WILDLIFE TRUST -  No Comments Received 

NORFOLK LANDSCAPE ARCHAEOLOGY -  No Comments Received 
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9900

CP10 Natural Environment
Effect on stone curlew

 REASON(S) FOR REFUSAL




