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KENNINGHALL
Ash Tree Farm

Mr Bob Gooderham
Chestnut Tree Farm Kenninghall

Louise Theobald
Old Market Office 10 Risbygate Street

Demolish 9 poultry sheds, erect 8 broiler houses for the rearing of poultry, feed
bins & 4 service buildings

Full

3PL/2012/0876/F

Y

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 on character and appearance of area
Noise and odour impact on neighbour amenity
Highway safety
Environmental Impact Assessment

 KEY ISSUES

The proposal seeks the demolition of 9 poultry sheds and the erection of 8 broiler units.  The
buildings would be18.3m wide and 121.5m long with an eaves height of 2.5m and a ridge height
of 5m.  They would be clad in juniper green profile sheeting.  Four buildings are positioned to the
east of the access and the other buildings are sited in pairs to the west of the access.
Each building would house 43,750 birds therefore there would be 350,000 birds on the site.

An Environmental Impact Assessment has been submitted as part of the application as the
proposal exceeds the Schedule 1 threshold of 80,000 broilers.

Ash Tree Farm is located approximately 1km east of the village of Kenninghall.  It is to the north
of Church Street and is served by a farm track off Church Street.
The site currently comprises 2 groups of poultry buildings separated by an access track running
through the farmyard.
The site is within 2km of Kenninghall & Banham Fens with Quidenham Mere SSSI.
Part of the access track is a designated public right of way

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Viv Bebbington

No Allocation
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No relevant site history

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS    

ENVIRONMENT AGENCY    

RAMBLERS ASSOCIATION:  NORFOLK AREA    

NATURAL ENGLAND    

No highway objection subject to informative

We have no objection to the proposed development, subject to the conditions being appended to
any subsequent planning permission.

No objection but concern raised re impact of odour on passing pedestrians, inadequate
waymarkers through the site and obstruction of footpath during construction.

No objection
This application is within 2km of Kenninghall & Banham Fens With Quidenham Mere Site of
Special Scientific Interest (SSSI). However, given the nature and scale of this proposal, Natural
England is satisfied that there is not likely to be an adverse effect on this site as a result of the
proposal being carried out in strict accordance with the details of the application as submitted.
We therefore advise your authority that this SSSI does not represent a constraint in determining
this application.

 CONSULTATIONS

CP.11
DC.01
DC.14
DC.16

Protection and Enhancement of the Landscape
Protection of Amenity
Energy Efficiency
Design

The following policies of the adopted Breckland Core Strategy and Development Control Policies
and the adopted Site Specific Policies and Proposals Document, including the Proposals Maps,
have been taken into consideration in the determination of this application.  The provisions of the
National Planning Policy Framework have also been taken into account, where appropriate 

KENNINGHALL P C -   
Parish Council comments will be reported verbally

Yes

 EIA REQUIRED
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The following is a summary of representations received:
- Suitability of road network to accommodate larger vehicles due to parked cars within the
highway
- Impact on fabric of older buildings in Church Street

 REPRESENTATIONS

The application is referred to Planning Committee as it is a major application.

Principle of the development
* The National Planning Policy Framework seeks to promote and support the development of
agricultural businesses and as such the proposal is consistent with this aim.

Impact on the character and appearance of the rural locality
* The buildings replace existing structures and will be sited in the same broad location on the site.
 The structures are simple and functional in appearance and are of a scale appropriate to the
rural locality.  It is considered the proposal would have very limited visual impact.  A hedge/ tree
retention condition has been imposed.

Noise and odour
* The applicant has submitted an odour impact assessment and a noise assessment as part of

 ASSESSMENT NOTES

TREE & COUNTRYSIDE CONSULTANT    

ENVIRONMENTAL HEALTH OFFICER    

CPRE NORFOLK    

The Phase 1 Habitat and Protected Species Report by Eco-Check Consultancy Ltd is accepted
as thorough. This report also offers sound generic recommendations for mitigation and
enhancement of biodiversity on the proposal site in particular, the preparation of a Construction
Environmental Management Plan. Such a plan detailing site-specific measures should be
conditioned to any consent.

Recommend approval subject to conditions.  

The CPRE  Norfolk have been made aware of several permitted and pending applications
affecting the Parish of Kenninghall.  If permitted the proposals would bring cumulative increases
in traffic movement, light pollution and creeping industrialization, of an inappropriate scale, in a
traditionally agricultural and rural landscape.  The applications should be deferred pending a full
environmental assessment of their cumulative impact.

NORFOLK RIVERS INTERNAL DRAINAGE BOARD -  No Comments Received 

NORFOLK WILDLIFE TRUST -  No Comments Received 

NATIONAL PLANNING CASEWORK UNIT -  No Comments Received 
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the proposal. 
The noise report identifies that noise from the proposal should not cause issues to the nearest
residential dwellings not linked or owned by the site owners.  The Environmental Statement
Report identifies 16 ventilation fans per shed and an additional 8 fans to be installed in the shed
gable walls for ventilation purposes but no mention is made of the gable wall fans in the noise
report.  However due to the distances involved between the proposed sheds and residential
properties noise levels are unlikely to cause a significant issue unless all the fans are in operation
at the same time on a very still and quiet evening.  The Environmental Health Officer has
therefore recommended appropriate conditions to alleviate these concerns.  A noise level
condition has been imposed. 

Highway Issues
* The Highway Authority has assessed the proposal and confirmed that it has no objection in
principle to the development.  The submitted traffic figures for the vehicle generation by the
existing and proposed use are considered comparable and therefore the proposal is unlikely to
result in an increase in vehicular traffic.
* It is recommended that a note is added to any permission in respect of the applicant's
responsibilities should any damage occur to the public right of way as a result of the development
and maintaining the right of way during construction which addresses the concerns raised by the
Ramblers Association. 

Impact on neighbour amenity
* On the basis that the proposed buildings are replacement buildings and coupled with the
separation distances to the neighbouring properties, it is not considered that any harm to
neighbouring amenity would occur.  The Environmental Health Officer has raised no objection in
respect of noise and odour and the proposal is likely to generate similar traffic generation as the
previous use on the site.

Environmental Impact Assessment
* The Environmental Impact Assessment accompanying the application has assessed the
proposal in terms of the likely significant effects of the development.  It concludes that the
proposal is unlikely to have significant adverse impact on the locality.  It is considered that this
conclusion is soundly based.  All conditions required by the statutory and internal consultees have
been imposed.

* The Environmental Impact Assessment has also identified other proposals/ development in the
area and has assessed the potential environmental effects of the proposed development in
cumulation with these developments and proposals.  It is considered that, due to the degree of
separation between the proposals coupled with modern equipment and buildings, there is likely to
be minimal cumulative effect in terms of dust, odour and noise.  The proposal would not result in
an increase in traffic generation in the locality when compared with the previous use of the site
and therefore there would be no additional cumulative effects in this respect.

Other issues
* The Environment Agency has considered the proposal in respect of flood risk, land
contamination and foul and surface water drainage and has raised no objection subject to
conditions.
* Natural England has considered the proposal in respect of the impact on the SSSI and raised
no objection.  A condition in respect of biodiversity enhancement has been imposed.
* In accordance with Policy DC 14, a condition to require 10% of energy requirements from
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Planning Permission

3007
3046
3920
3920
3920
3920
3920
3920
3920
3920
3547
3412
9850
9850
3998
4000
3996

Full Permission Time Limit (3 years)
In accordance with submitted plans
Flood risk condition
Land contamination condition
Land contamination condition
Foul and surface water drainage
Biodiversity enhancement condition
Noise condition
Noise condition
Renewable energy condition
Lighting Pollution
Trees/hedges to be retained
NOTE re right of way
NOTE re EA advisory note
NOTE: Reasons for Approval
Variation of approved plans
Note - Discharge of Conditions

 RECOMMENDATION

 CONDITIONS

renewable sources is recommended.

Conclusion
* In conclusion, it is considered that the proposal would not compromise the visual character of
the rural locality, neighbour amenities or local highway safety and therefore the application is
considered acceptable and, as such, is recommended for approval.
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SWAFFHAM
Stanfield House
Lynn Road

Mr J Ball & Mrs M Ball
c/o Agent 

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

Retirement Village comprising of care home and 13 assisted living cottages 

Outline

3PL/2012/0909/O

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle of development 
Design
Amenity  
Highway safety
Contaminated land 

 KEY ISSUES

The proposal is a resubmission of an identical scheme which was granted full planning permission
in December 2009.  The proposal seeks outline planning permission with all matters reserved for
a retirement village on the edge of Swaffham.  The proposed development would comprise a 45
bed care home, specialising in care for people with dementia, together with 13 assisted living
cottages.  The care home would be accommodated in a series of interconnected two storey
blocks.  The assisted living units would be provided in two separate blocks with nine one and a
half storey cottages and four single storey units.  

The site lies outside the Settlement Boundary of Swaffham and comprises the curtilage of
Stanfield House which is situated on the edge of Swaffham, off Lynn Road.  The site is currently
occupied by a large individual detached two storey house, which is extended by a conservatory,
together with a large double garage.  To the north and running north-west to south-east is a small
unadopted lane, Low Road, which serves a number of residential dwellings and leads out onto
open ground beyond the now disused Swaffham/Kings Lynn Railway Line.  

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Jayne Owen

No Allocation
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3PL/2009/0331/F - Retirement village comprising care home, cottages, access and parking -
Approved 7 December 2009 

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

ENVIRONMENT AGENCY    

NORFOLK COUNTY COUNCIL HIGHWAYS    

TREE & COUNTRYSIDE CONSULTANT    

ENVIRONMENTAL PLANNING    

No objections subject to conditions

No objection subject to condition 

The provisions and recommendations of A T Coombes Arboricultural Impact Assessment provide
for a sound development strategy in respect of the trees. It should be conditioned to any consent.

This is a resubmission of a 2009 application (3PL/2009/0331/F) for the same proposal.  Since the
granting of the (3PL/2009/0331/F) planning application the Core Strategy has been adopted and
national policy has been replaced in the form of the NPPF.  However, there are no planning
policies at a local or national level which specifically relate to residential care homes.  
The main policy for consideration for the determination of this application is Policy DC2 of the
adopted Core Strategy.  Whilst there is no policy objection to the care home element of the

 CONSULTATIONS

CP.14
DC.01
DC.02
DC.14
DC.16

Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Energy Efficiency
Design

The following policies of the adopted Breckland Core Strategy and Development Control Policies
and the adopted Site Specific Policies and Proposals Document, including the Proposals Maps,
have been taken into consideration in the determination of this application.  The provisions of the
National Planning Policy Framework have also been taken into account, where appropriate 

SWAFFHAM TOWN COUNCIL -   
No objections

No

 EIA REQUIRED
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HOUSING ENABLING OFFICER    

ASSET MANAGEMENT    

CONTAMINATED LAND OFFICER    

GPSS    

development which would fall under Use Class C2, however, the issue with the assisted living
cottages (Use Class C3) is more finely balanced as they allow for independent living and
therefore fall under the provisions of Policy DC2, which restricts housing development outside of
the settlement boundary.  
Despite the fact that the provision of assisted living cottages will form part of the care home
development which is fairly close to the town centre and will help provide a mix of housing in the
town, the site is located outside of the Swaffham settlement boundary and therefore the proposal
for assisted living cottages on site is contrary to Policy DC2.  
If the application is to be considered for approval, I would draw attention to additional policies
DC1 Amenity, DC14 Energy Generation and Efficiency and DC16 Design.

There is a shortage in the provision of specialist dementia care in the District and therefore this
would be a welcome addition. 

The site's location means it falls outside of the development boundary and therefore the strategic
housing team would seek 40% affordable housing provision with respect to the assisted living
units to be secured through a Section 106 Agreement.

The disused railway line to the North of the site belongs to Breckland Council. No specific
comments from Asset Management.

No objections subject to conditions

27/11/2012
We are happy to be able to withdraw our objection to this outline application subject to the final
scheme meeting the MoD's requirements in respect of their high pressure oil pipeline that
crosses the site. For example the 'illustrative site layout' submitted would be acceptable to my
client but the layouts shown on the 'location plan' and 'tree constraints plan' would not be
acceptable.
It is essential that we are consulted when an application is made to agree the detailed design for
the site.

Original comments
We can confirm that the proposals are directly impacting upon our client's apparatus, the
Government Pipelines and Storage System, as shown on our plan attached, SJM, detailing the
approximate route of the pipeline.
Due to the restrictions relating to development in proximity to the oil pipeline we wish to object to
this planning application however, we would ask that the applicant please contact us directly in
order that we my discuss the implications accordingly.
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One representation received from the owner of the adjacent caravan site raising the following
issues: 
- impact on busy site, bringing a lot of tourism into the area
- buildings will be very close to boundary and several caravan pitches.  Concerns re screening.
More screening is required.
- scale of development likely to impact on site by virtue of noise during construction.  

 REPRESENTATIONS

* The application is referred to the Planning Committee as it is a major application

Principle of development
* Full planning permission has previously been granted for this development in 2009 under
planning reference 3PL/2009/0331/F.  Since the granting of this consent the Core Strategy has
been adopted and national policy has been replaced in the form of the National Planning Policy
Framework.  
* Whilst the care home element of the proposal would be in general accordance with planning
policies, the policy implications of the assisted living cottages are more finely balanced as they
allow for independent living and therefore fall within the provisions of Policy DC2 which restricts
housing development outside of the Settlement Boundary.  
* However, there are no planning policies at a local or national level which relate specifically to
residential care homes.  It is necessary to consider this element in the context of general policies
relating to development in rural areas.
* National planning policy remains underpinned by the principles of sustainable development and
housing applications should be considered in the context of the presumption in favour of
sustainable development.  Development in rural areas should therefore be focused in or near to
local service centres where employment, housing and other facilities can be provided close
together.  Preference should therefore be given to locations with access to a range of transport
options, including walking and cycling.  
* When assessed against these policy criteria, the proposal scores well.  Despite its location
outside the Settlement Boundary the site is close to Swaffham town centre, local
services/facilities and established residential areas and, subject to proposed footway
improvements, would be readily accessible.  The scheme would provide for the development of a
brownfield site and would also provide benefits to the local economy through employment
creation.  Whilst the evidence of need currently available does not establish a clear case for the
development, given the sustainable location of the development, it is considered that this matter
is conclusive.  It is, therefore, considered that the proposed care home is acceptable in principle.
* In relation to the proposed assisted living units, Core Strategy Policy DC2 seeks generally to
prevent new residential development outside settlement boundaries.  As the application site lies
outside the defined Settlement Boundary for Swaffham, the proposed retirement bungalows
would conflict with this policy.  
* There are, however, a number of factors which may justify an exception being made to policy in
this situation.  The bungalows are intended to provide a specialist form of assisted living

 ASSESSMENT NOTES

ENVIRONMENT AGENCY -  No Comments Received 

NHS NORFOLK -  No Comments Received 
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accommodation for which there is an established need.  The location of the bungalows, adjacent
to the proposed nursing home, would enable residents to take advantage of a range of
services/facilities, including nursing care, treatment rooms and meal services, whilst living
independently.  In addition, the current shortage of housing land supply across the district
requires the Council to give favourable consideration to development outside Settlement
Boundaries provided that certain criteria can be met.  Taking these factors into consideration and
subject to the completion of a legal agreement restricting the use of the retirement bungalows, it
is considered that an exception to policy is justified.  
* The Council's Housing Enabling Officer has commented that on the basis that the site falls
outside of the development, that at least 40% affordable housing provision with respect to the
assisted living units should be secured. However, it is considered, having regard to the previous
planning approval and the approach which the Council have taken to similar proposals for
assisted living units within the district, that in this instance this would be an unreasonable request.

Design
* Planning policies seek to limit development outside settlements not only to promote sustainable
development, but also to protect the character of the countryside for the sake of its intrinsic
beauty.  It is necessary, therefore, for careful consideration to be given to visual impact on the
surrounding rural landscape.  Due to its scale the proposed development would inevitably have
an impact on the character of the surrounding area, giving the site itself a much more built up
appearance.  However, this impact would be localised.  The site has established tree screening to
its boundaries which would be retained and supplemented as part of the proposals.  The
Arboricultural Assessment submitted in support of the application contains detailed proposals for
the retention of existing trees and their protection during construction.  It must also be
acknowledged that the site currently has a rather domestic character, with mown lawns and well
tended landscaping, which would mitigate to a degree the impact of the scheme on the rural
character of the area.  The indicative design of the proposed building shows a linked block form
and broken roofline which would help to reduce its apparent scale.    

Amenity 
* The indicative design and layout of the proposed development would also help to limit its impact
on neighbours.  The indicative scale of the building reduces to single storey to the rear to take
account of existing bungalows to the north-east.  Good separation distances and screening would
also be maintained here.  To the west, existing landscaping would be retained to mitigate the
impact on the existing touring caravan site.  Ample separation would be provided between the
proposed retirement bungalows and the western boundary.  Noise from construction work could
have an adverse (if temporary) impact on the adjacent caravan site and so it is recommended
that a condition be attached to any permission granted to limit construction working hours.  

Trees and Landscape
* An Arboricultural Assessment has been submitted in support of the application.  The Tree and
Countryside Consultant has been consulted and has commented that the provisions and
recommendations of the submitted assessment provide for a sound development strategy with
respect to the trees and should be conditioned to any consent.
  

Highway Safety 
* The Highway Authority had raised concerns in relation to the earlier application in relation to
sustainability but did not raise objections.
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Outline Planning Permission

TL06
B

Outline - time limits for implementation

 RECOMMENDATION

 CONDITIONS

* The Highway Authority have been consulted on the current proposal and raise no objections to
the scheme subject to conditions including a requirement for a footway link between the site and
the existing provision adjacent Highfield Avenue.    

Contaminated Land 
* The Contaminated Land Officer raises no objections subject to conditions.  

Conclusion 
* Full planning permission has previously been granted for this development in 2009.  Since the
granting of this consent the Core Strategy has been adopted and national policy has been
replaced by the National Planning Policy Framework.
* The care home element would be in general accordance with planning policies.  However, the
assisted living cottages fall within the provisions of Policy DC2 which restricts housing
development outside of the Settlement Boundary.  National planning policy remains underpinned
by the principles of sustainable development.  The site is close to Swaffham town centre, local
services/facilities and residential areas, would provide for the development of a brownfield site
and would also provide benefits to the local economy through employment creation.  The care
home is, therefore, considered acceptable in principle.
* Whilst the proposed retirement bungalows would conflict with Core Strategy Policy DC2 it is
considered that there are factors which would justify an exception being made including the
proximity of the bungalows to the range of services offered by the care home, and the current
shortage of housing land supply across the district which requires the Council to give favourable
consideration to development outside Settlement Boundaries provided that certain criteria can be
met. 
* Due to its scale the proposed development would inevitably have an impact on the character of
the area.  However, this impact is localised and existing tree screening would be retained and
supplemented as part of the proposal.  Good separation distances and screening from adjacent
development can be maintained.  * No objections have been raised by Norfolk County Council
Highways or the Council's Contaminated Land Officer subject to conditions.
* Subject to the completion of the legal agreement restricting the occupation of the proposed
retirement dwellings, it is recommended that planning permission be granted subject to
conditions.  Conditions to include full details illustrating access arrangements, roads and footway,
foul and surface water drainage, 4.5 m x 120 m visibility splays in both directions, parking
provision in accordance with adopted standard, loading areas, turning areas and a footway link
between the site and the existing provision adjacent Highfield Avenue, slab levels, full details of
landscaping and tree protection, full details of the external lighting to be agreed, detailed
proposals for the reduction of energy use,  conditions recommended by both the Council's
Contaminated Land Officer and the Environment Agency to protect and prevent the pollution of
controlled waters and a condition limiting construction working hours. 
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3058
MT03
DE08
3920
3920
3920
3920
3920
3944
3946
3920
3920
3920
3920
3923
3994
3988
3995
3998
4000
3996

Standard Outline Condition
External wall and roof materials to be agreed
Slab level to be arranged
Highways - full details to be submitted
Landscaping
Tree Protection
External lighting
Energy reduction
Contaminated Land - Desk Study/Site Investigation
Contaminated Land - Unexpected Contamination
EA condition - inflitration systems
EA condition - penetrative methods
EA condition - pollution control
Construction hours restriction
Contaminated Land - Informative (Extensions)
Requirements of GPSS
NOTE:  Submitted details indicative only
NOTE - Section 106
NOTE: Reasons for Approval
Variation of approved plans
Note - Discharge of Conditions
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ATTLEBOROUGH
Land at London Road

Taylor Wimpey UK Ltd
C/o Agent 

DLP Planning Ltd
4 Abbey Court Fraser Road

Erection of 375 dwellings with assoc.parking, garages & landscaping(Full) &
Outline for Employment Development (Re

Hybrid

3PL/2012/0958/H

N

N

Part In Set Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Planning policy
Development viability
Local character
Residential amenity
Transport
Drainage

 KEY ISSUES

* Proposals for a housing and employment development have been resubmitted following the
refusal of similar proposals in July 2012.  The application includes a detailed scheme for 375
dwellings, together with associated access roads and public open space/allotments and an outline
scheme for the development of 3.9 hectares of land for employment purposes, with all matters
reserved except means of access.  
* The proposed residential development would occupy a net area of 10.6 hectares, and would
comprise 25 x 1 bed dwellings, 43 x 2 bed dwellings, 238 x 3 bed dwellings, 41 x 4 bed dwellings
and 28 x 5 bed dwellings.  A total of 94 units (25%) would be provided as affordable housing,
including 8 wheelchair bungalows.  A number of areas of open space are proposed (2.4 hectares)
providing children's play areas, amenity green spaces, allotments and areas for sport, including a
tennis court and kick about areas.  In addition 1 hectare of allotment space would be provided.
Two new accesses are proposed on London Road to serve the housing development.  
* The proposed employment development would provide for up to 12,000 square metres of
floorspace for uses falling within Use Class B1 (light industrial/offices) and B8
(warehousing/distribution).  Indicative plans show a range of units accessed off a central road,
with screening to the adjacent residential areas.  A new access onto London Road is proposed to
serve the employment development.
* The application is supported by various technical reports and evidence, including a Planning

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Nick Moys
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Statement, Design & Access Statement, Statement of Community Engagement, Archaeological
Assessment, Arboricultural Assessment, Ecological Assessment, Landscape Strategy, Flood Risk
Assessment, Foul Drainage Strategy, Contamination Report, Noise Impact Assessment, Interim
Travel Plan and Renewable Energy Report.
* A draft section 106 agreement has been prepared.  Obligations contained therein would relate to
affordable housing, public open space, and financial contributions towards schools and libraries.
* The application differs from that refused in July 2012 in the following respects: no two-and-a-half
storey properties are proposed on the London Road frontage, and B1 office accommodation
would be limited to a maximum of 9,600 square metres. Further detail has also been provided of
the package of highway improvements previously outlined.

The application site is located on the western edge of Attleborough between the London Road
and the A11 Attleborough bypass.  The site is irregular in shape and extends to some 18.6
hectares in total.  The site is currently in agricultural use.  The site is adjoined to the north-east
and south-east by existing housing development.  Existing development to the south-west is more
sporadic and includes residential and commercial uses.  The surrounding area is predominantly,
but not exclusively, residential in character.

 SITE AND LOCATION

Planning permission was refused in July 2012 for a similar proposal on policy and highway safety
grounds.  An appeal against this decision has been lodged, and is due to be heard at a local
inquiry in January 2013.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

PPS01
CP.01
CP.03
CP.04
CP.06
CP.11
CP.14

Delivering Sustainable Development
Housing
Employment
Infrastructure
Green Infrastructure
Protection and Enhancement of the Landscape
Sustainable Rural Communities

The following policies of the adopted Breckland Core Strategy and Development Control Policies
and the adopted Site Specific Policies and Proposals Document, including the Proposals Maps,
have been taken into consideration in the determination of this application.  The provisions of the
National Planning Policy Framework have also been taken into account, where appropriate 

No

 EIA REQUIRED
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ENVIRONMENT AGENCY    

HIGHWAYS AGENCY    

NORFOLK LANDSCAPE ARCHAEOLOGY    

NATURAL ENGLAND    

CRIME PREVENTION/ARCHITECTURAL LIAISON OFFICER    

No objection subject to conditions relating to drainage and contamination.  

Based on the revised Transport Assessment dated 3rd September 2012 traffic demands on the
A11 trunk road remain in an acceptable range and do not require mitigation.  The Highways
Agency therefore raises no objection to the proposed development.

Comments awaited pending the receipt of further information.

Natural England does not consider that this application poses any likely or significant risk to those
features of the natural environment for which NE would otherwise provide a more detailed
consultation response and so does not wish to make specific comment on the details of this
consultation.

Reading through the Design and Access Statement I see it is refers to Creating Safe &
Accessible environments and quotes statistics on the Crime levels for the area. There is little
depth to the statement as to any Crime Prevention measures being employed as per National

 CONSULTATIONS

DC.01
DC.02
DC.04
DC.06
DC.11
DC.12
DC.14
DC.16

Protection of Amenity
Principles of New Housing
Affordable Housing Principles
General Employment Areas
Open Space
Trees and Landscape
Energy Efficiency
Design

ATTLEBOROUGH TC -   
Objection on the grounds:

Site is outside settlement boundary
Site is not included in ASHAAP allocation
Traffic/Highways Impact

If consent is passed for this application we would ask that any funding from developer
contributions be ring-fenced for Attleborough.
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NORFOLK COUNTY COUNCIL HIGHWAYS    

HISTORIC BUILDINGS CONSULTANT    

Guidance and under section DC16 of the Council's Development Control Policy.  With a smaller
proportion of affordable housing on the development 25%, this will still be a significant number of
dwellings. There are real opportunities to Design out Crime and the Fear of Crime also to
promote Community Safety.  I would encourage the Developer early consultation with myself to
assist in Designing out Crime opportunities

I would encourage the developers to achieve Secured by Design (SBD*) award status for the
whole of this development in terms of layout and physical security for Open Market properties as
well as Social Housing element. This will help in achieving guidance under the National Planning
Policy Framework. I do not wish to formally object to the proposals at this time however I am
concerned that the enclosed parking courts could become crime generators if the stated
'overlooked by the dwellings' is hampered by blank gable ends, not from active rooms or
restricted surveillance due to inappropriate sub divisional boundary treatments.

With the previous application, the Highway Authority had agreed a package of mitigation
measures with appropriate phasing. The Highway Authority considers that the previously agreed
package of mitigation measures remains appropriate despite the reduction of B1 employment
land. The mitigation measures can be secured by condition and a Section 106 Agreement.   

The off-site highway works will include: the narrowing of London Road and the provision of
pedestrian crossing facilities, the extension of the 30mph speed limit to the south western edge
of the development, the provision of a village gateway feature at the southern edge of the
development to tie in with the extended 30mph speed limit, the provision of Vehicle Activated
Signs to reinforce the 30mph speed limit on London Road, the provision of an off-carriageway 3m
wide footway/carriageway along the site frontage and continuing to the north east to the junction
of Norwich Road and West Carr Road all to be designed and constructed prior to first occupation.
Also the provision of a signalised junction at the junction of Connaught Street/Exchange Street
and London Road which should be constructed before occupation of the 150th dwelling or first
occupation of the employment land. The off-site works along London Road are shown indicatively
on Drawing No 613302/SK29 Rev A. 

The development is for 375 residential units and up to 12,000 sq metres of B1/B8 employment.
Each of these elements will require an individual Travel Plan which will need to be secured with a
Travel Plan Bond through the S106. The Travel Plan Bond for the residential element will be
£187,500 (at £500 per dwelling) and for the employment it will be £50,000 (based on 400
employees which is the minimum expected.  

Therefore, the Highway Authority recommends No Objection subject to appropriate conditions
and the completion of the legal agreement.  

I am satisfied that the proposed development would not result in the creation of any harm to the
applicable heritage assets. Therefore, on that basis, I have no objection to the proposal as
submitted. 
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TREE & COUNTRYSIDE CONSULTANT    

ENVIRONMENTAL PLANNING    

The Arboricultural Impact Assessment, including an Arboricultural constraints Report and an
Arboricultural Method Statement; the Ecology Summary Report and Reptile Mitigation Strategy
are noted and accepted. The adoption of their recommendations in full should be a condition of
any consent.

This hybrid application is a resubmission of previous proposal re 3PL/2011/0528/H which seeks
detailed permission for the erection of 375 dwellings and outline permission for accompanying
employment land at London Road, Attleborough. The site extends to approximately 14.65ha and
is currently agricultural land (greenfield) located outside the existing settlement boundary for the
town. The 2011 application was refused by the Council, although it is noted that this scheme is
similar. As such, these comments revise those made in 2011 in light of any material changes to
either the Development Plan or National Policy. 

The adopted Core Strategy identifies Attleborough for a significant expansion of 4,000 homes
and 1,500 - 2,000 new jobs to 2026. The Council is currently preparing an Area Action Plan for
Attleborough and Snetterton Heath which will identify the areas of land for release. An 'Issues
and Options' consultation document was published between November 2010 and January 2011.
However, it should be noted that at this time only limited weight can be attached to that document
due to the early stage of preparation reached. Since the previous application was made, the
Government has published the National Planning Policy Framework (NPPF) which has replaced
most PPGs/ PPSs. 

Housing Land supply
Paragraph 15 of the NPPF sets out the Governments 'presumption in favour of sustainable
development'. In terms of decision-taking, it is considered that the fourth bullet of para 14 is
relevant. This is principally due to the fact that the NPPF considers that policies dealing with
housing numbers should be considered out-of-date if a 5 year land supply cannot be identified
(para 49). Breckland Council cannot currently demonstrate a 5 year supply of housing land
required by paragraph 47 of the NPPF. The Council's Five year housing supply statement (2012)
indicates that the Council can currently only demonstrate 3.41 years land supply. 

In terms of the location of this scheme, it is considered that this proposal is in broad conformity
with the Spatial Vision for the area identified in the Core Strategy due to Attleborough being
identified for significant new housing and employment growth up to 2026. The development of
this site would clearly make a positive contribution to housing land supply in the district by
delivering 375 new homes. 

This application is being brought forward by a national housebuilder, and as such, there is a clear
indication that the housing will be brought forward within 5 years and make a genuine contribution
to supply. Notwithstanding known strategic infrastructure issues present in Attleborough, the site
itself appears to have no fundamental site-based constraints to development and fulfils the
Governments expectation that the site is available for development now and is achievable. 

Affordable Housing
In terms of affordable housing provision, the applicant is indicating that only 25% of the proposed
housing will be 'affordable'. This is significantly below the Council's requirement specified at
adopted Policy DC4 which requires 40%. However, I note from the applicants Planning Statement
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that the proportion of affordable housing does include the provision of wheelchair adapted
bungalows as part of the affordable housing mix, which due to increased build cost/ specification,
in essence, enhance the offer slightly. I am also aware that a separate viability report has been
provided by the applicants indicating that in the initial phase, the scheme can only viably support
25% provision.   

Prematurity to ASHAAP
The supplement to PPS1 'The Planning System - General Principles' remains extant and is
relevant to this proposal. The scale of this application being made in advance of the ASHAAP is
relatively significant in the Breckland context. However, as the PPS1 supplement indicates, the
extent of whether the proposal can be considered premature will depend on the stage at which
DPD preparation has reached, with greater weight afforded the further along DPD production is
at. Due to the fact that the ASHAAP has only been published for an initial 'Issues and Options'
consultation, with no preferred direction of growth yet established at the time of preparing this
consultation response. Therefore, the ASHAAP cannot yet be prejudiced by this proposal.
However, it is noted that should the Council be minded to approve this proposal, there will still
remain a significant quantum of residential and employment land to identify through the ASHAAP,
and as a result the DPD would be unlikely to be compromised by this early release. 

Infrastructure
The release of land for housing in Attleborough through the AAP is constrained by infrastructure
deficits, in particular relating to waste water treatment capacity and ability of the local highway
network to accommodate additional traffic. Therefore, in order to facilitate the major growth
planned for at Attleborough, Policy CP4 of the adopted Core Strategy refers to the construction
and occupation of new housing south of the railway being phased depending on delivery of a new
link road between the B1077 and the A11. 

As this site is outside the current development boundary of Attleborough, located on one of the
arterial routes into the town, it is clear that the proposal could have an effect on the highway
network. In terms of the overall numbers of housing that can be accommodated in Attleborough
before a distributor road is constructed, this proposal has the potential to take up any spare
capacity in the local highway network prior to the eventual construction of this link road. This is
particularly notable as traffic cannot avoid using the existing gyratory routes through the town. A
Transport Assessment for this proposal has been provided which concludes that the site is
acceptable in highway terms; however, as this proposal will be determined prior to the Council
implementing a Community Infrastructure Levy (CIL) DPD, the proposal will not contribute to the
essential transport improvements identified for Attleborough i.e. new distributor road. This may
impact on the longer term strategic infrastructure planning for the town. However, the key point at
this present time is whether it can adequately be demonstrated that existing infrastructure
(including the town centre gyratory) has the capacity to accommodate this development. I note
that a package of measures has been put forward by the applicants (including off-site works)
which were agreed by the Local Highway Authority as part of the proposals in the 2011
application. These appear to have been transposed into this scheme. 

The provision of employment development will also impact on the local highway network.
However, as this proposal is broadly consistent with the remaining saved employment allocation,
and Policy CP3 seeks to locate new employment land that is well-related to the A11, I consider
that any concerns that could be raised in response to traffic generation from employment growth
to be difficult to maintain. 
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HOUSING ENABLING OFFICER    

ENVIRONMENTAL HEALTH OFFICERS    

In terms of the water infrastructure, Attleborough has recognised waste water treatment capacity
constraints as evidenced through the Stage 2 Water Cycle Study.  Anglian Water has previously
indicated that there were capacity issues at Attleborough WWTW to treat foul water from
additional residential development beyond small-scale infill. The identified solution in the Water
Cycle Study to enable greater treatment capacity at Attleborough WWTW is to provide an
alternative discharge point to allow compliance with discharge under the Water Framework
Directive (WFD). This is not programmed until Anglian Water's AMP6. I understand that as part
of the evolution of the 2011 scheme, an acceptable solution has been agreed with Anglian Water
to develop a further local pumping station at New Road prior to direct connection of the site to
Attleborough WWTW. 

Employment provision
The site includes land that has been allocated for employment use in Policy E.3 from the adopted
Breckland Local Plan (1999). The allocation has continued to be saved through the adoption of
the Core Strategy DPD and is part of the Development Plan. The proposed inclusion of
employment land as part of this scheme is welcomed. However, delivery of the employment land
will be particularly important in contributing to Attleborough's job growth target in the adopted
Core Strategy (Policy CP3). As such, if the applicant is intending to service or providing any
employment units themselves, it is suggested that a suitable marketing campaign be developed
with the details agreed with the LPA to help bring forward the employment land. This will ensure
that the saved allocation is delivered and makes a positive contribution to employment growth in
the town and deliver on the 'economic role' as part of the NPPFs expectation for sustainable
development.

Energy
The proposal will be expected to provide 10% of the energy used to come from decentralised and
renewable sources as required by policy DC14 of the adopted Core Strategy DPD. It is noted that
an Energy statement has been supplied with this application. The statement sets out how the
scheme would exceed requirements of the Building Regulations and fulfil the expectations of
DC14 particularly with the use of photovoltaics, but noting that this is subject to viability. 

The application makes reference to there being 94 affordable dwellings (25% of the overall).
Although the site should deliver 40%, robust evidence was provided in the form of an open book
financial appraisal to justify the reduction in affordable dwellings. However, we will be seeking to
ensure that any improvements in market conditions are taking into consideration with a
reassessment of the scheme close to completion.

The mix of dwellings provided was negotiated with the developer in order to provide a mix that
matches the current needs in the Attleborough area.

We will expect the affordable dwellings to be built to a minimum of the HCA's HQi design
standards and be delivered free from public subsidy. 

No objections subject to conditions relating to noise mitigation and drainage. 
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* Objections have been received from a number of local residents.  Objections raised relate to
concerns about the impact of the development on local infrastructure, including local road,
sewerage systems, schools and medical facilities. It is argued that further housing growth should
be delayed pending the adoption of the Attleborough and Snetterton Heath Area Action Plan, so
that a comprehensive view may be taken and to ensure that all development contributes to

 REPRESENTATIONS

NORFOLK CONSTABULARY COMMUNITY SAFETY    

CONTAMINATED LAND OFFICER    

The delivery of growth and new development within the District imposes additional pressure on
the Norfolk Constabulary infrastructure base, which is critical to delivery of effective policing and
securing safe and sustainable communities. The Police Service no longer receives central grant
funding for infrastructure projects; while revenue funding is provided by the Home Office and the
Council Tax precept, capital projects are financed through borrowing. Borrowing to provide
infrastructure has an impact on delivery of safe and sustainable communities because loans have
to be repaid from revenue budgets, the corollary of which is a reduction in the money available to
deliver operational policing.

The National Planning Policy Framework (NPPF) advises that development and planning
decisions should create safe and accessible environments where crime and disorder, and the
fear of crime do not undermine quality of life or community cohesion (paragraphs 58 and 69).

Although Breckland is still to consider the options for CIL, there is a clear acceptance within
Government that the Police are a key stakeholder when it comes to determining what
infrastructure is necessary in order to ensure development can be delivered in a sustainable way.

Request for Developer Obligations
The scale of development proposed through application 3PL/2012/0958/H is anticipated to
require financial contributions towards delivering Police services to address community safety,
tackle the fear of crime and seek to achieve a reduction in crime. The Norfolk Constabulary is
currently obtaining information/guidance from each of the District Commanders and Local
Delivery Inspectors for Policing impact. This will include details in respect of any impact arising
from this particular development. While this information is being collated, I would be grateful if
you would treat this letter as a holding objection to the application. 

No objection subject to conditions. 

NORFOLK RIVERS INTERNAL DRAINAGE BOARD -  No Comments Received 

ANGLIAN WATER SERVICE -  No Comments Received 

MR A J BYRNE -  No Comments Received 

MR K MARTIN -  No Comments Received 

MRS K S PETTITT -  No Comments Received 

MR A C STASIAK -  No Comments Received 

CLLR JENNY NORTH -  No Comments Received 
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improvements to local infrastructure.  Other objections raised relate to increased traffic and
congestion, loss of trees/hedging and harm to residential amenity.  Particular amenity concerns
include potential disturbance from employment uses and sports areas, and disturbance from
traffic due to the location of the proposed new accesses.
* Objections have been received from the Attleborough Community Team (ACT) on grounds of
policy and scale.  It is contended that piecemeal development approved in advance of the Area
Action Plan will not contribute fully to addressing local infrastructure problems, and will, by
reducing the scale of future development, call into question the ability of subsequent growth to
deliver required infrastructure.

* This application is referred to Planning Committee as a major application.

Principle of development
* The site is considered to be suitable in principle for development for housing and employment.
Whilst the proposed housing falls outside the defined Settlement Boundary for Attleborough,
when account is taken of the overall strategy for growth in the town and the current housing land
supply shortfall in the District, it is considered that the balance of arguments favours the proposal.
* The proposed employment development site is allocated for employment use in the Core
Strategy Proposals Map.  

Planning policy
* The proposed housing lies outside the Settlement Boundary for Attleborough, and accordingly
the proposal would conflict with Core Strategy Policies DC2 and CP14.  
* Notwithstanding this conflict with local settlement policy, the proposed development must also
be assessed against national planning policy for housing.  The NPPF states that where a 5 year
supply of deliverable housing land cannot be demonstrated, local planning policies for the supply
of housing should not be considered to be up-to-date.  In such circumstances the NPPF advises
that planning permission should be granted, unless any adverse effects of so doing would
significantly and demonstrably outweigh the benefits, when assessed against the policies of the
NPPF as a whole. Breckland currently has a 3.41 year supply of housing land.
* It is considered that the proposed development would generally comply with policies set out in
the NPPF.  The site is considered to be suitable for housing, being well related to existing
development and within easy reach of local services and facilities.  The development would not
compromise unduly the rural setting of the town, but would be consistent with the generally
residential character of the area. The proposed development would provide a good mix of
housing, including affordable housing, albeit a lower level than targeted in Policy DC4.  Local
infrastructure can accommodate the development, with developer-funded improvements where
necessary. 
* Importantly, the proposed development would be in broad conformity with the spatial vision for
the area, which provides for significant growth in the town up to 2026, including 4,000 new
dwellings and 1,500-2,000 new jobs.  Whilst this spatial strategy remains to be developed further
through the preparation of the Attleborough and Snetterton Heath Area Action Plan (ASHAAP), it
is not considered that the current proposals would be premature.  The ASHAAP is still at a
relatively early stage of preparation, with an Issues and Options document having been published
for consultation in late 2010.  Given that a preferred direction for growth has not yet been
identified and that a significant amount of development would remain to be allocated even if the
current proposal was approved, it is not considered that an objection on prematurity grounds in
relation to the ASHAAP could be sustained.
* Given that the case for development relies to an extent on the need to address current housing
land shortfalls, it is necessary to consider when the development is likely to be delivered.  The

 ASSESSMENT NOTES
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applicant has indicated that should permission be granted, the intention would be to commence
construction work as soon as possible.  The fact that the applicant is a national house builder with
a proven track record and the capacity to carry out such projects allows some weight to be given
to these assurances.  In addition, there are no known site specific constraints that would prevent
a start on development in the short term, whilst potential solutions to wider infrastructure issues
have been identified.  
* The proposed development incorporates a number of areas of public open space, including
amenity green spaces, children's play areas, landscaped buffers and areas for sport (tennis
court/kick about areas).  These proposals would meet fully the requirements of Policy DC11.  It is
also proposed to provide land for allotments, which would be transferred to the Town Council.
This provision exceeds the requirements of Policy DC11, but would meet an identified need in the
area.  
* A renewable energy report submitted with the application indicates how 10% of the energy
requirements could be met from renewable sources in line with Core Strategy Policy DC14.  It is
recommended that fully detailed proposals are required by condition, subject to viability
considerations.
* The proposed employment development would comply with Core Strategy Policy which
allocates the site for this purpose.  This is a longstanding commitment and former Local Plan E3
has been saved by the Core Strategy.  

Development viability
* It is proposed to provide 25% of the development as affordable housing.  The applicant
contends that, due to current market conditions, the provision of 40% affordable housing, in line
with Core Strategy Policy DC4, would not produce a viable development.  A full viability appraisal
has been submitted to substantiate this contention.  Independent advice on this matter has been
sought from the District Valuer, who has confirmed that a policy compliant scheme would be
unviable.  The District Valuer goes on to suggest that the applicant's offer of a 25% contribution
be accepted.  On this basis, it is recommended that, subject to agreement on mix and tenure, an
exception to normal policy be made in this instance.  This would be subject to a review
mechanism being included in the Section 106 agreement to enable viability to be re-assessed
during later phases of the scheme.

Local character
* Careful consideration has been given to the likely impact of the development on the character
and appearance of the surrounding area.  Whilst the development would extend the built up area
of the town onto open agricultural land, it would not result in a significant visual intrusion.  The
site is bounded to the south and east by existing residential development.  Sporadic development
continues along London Road to the west.  To the north the A11 provides a significant physical
break between the site and open countryside beyond.  The Council's Landscape Character
Assessment identifies the western edge of Attleborough as having relatively low sensitivity to
changes.  Views of the development would generally be limited to the immediate environs of the
site.  In this context, the development can reasonably be viewed as a natural extension to this
part of the town.
* In terms of more localised impacts, the development would result in a noticeable change to the
appearance of the immediately surrounding area.  From London Road the views of hedging and
across open farmland would be replaced by built development.  However, the form of
development proposed would reflect established patterns of building on London Road, with
detached housing set back from the road, with new landscaping to replace previous hedging lost
to make way for access works. From the end of West Carr Road and the A11 bridge, views would
again change significantly, but the inclusion of landscaped open spaces around the edge of the
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development would help to integrate it with the surroundings.  Views from this direction are
already dominated to a large extent by the A11.  The proposed allotments and sports pitches
would provide a buffer between the development and Hillsend Lane, which has a more rural
character.  An open space on London Road would protect the open setting of an adjacent Listed
house.  The overall density of housing proposed at 35 DPH is considered to be compatible with
the general character of the area.

Design quality
* The layout and design of the proposed housing development follows widely accepted urban
design principles, and would create an attractive residential environment.  The scheme is laid out
using perimeter blocks to create well-defined streets and spaces, with a clear distinction between
public and private areas. Street widths and hard/soft landscaping treatments are varied to create
visual interest and areas of different characters.  Areas of open space, small squares and mews
areas would punctuate the street pattern, providing visual focal points and helping to create a
sense of place.  Local identity would be reinforced by the use of distinctive buildings at key
locations.  Proposed house designs would be broadly traditional in form with external materials
reflecting the local palette.  In response to local concerns, the two-and-a-half storey properties
proposed previously on the London Road frontage have been relocated elsewhere within the
main body of the development. Car parking is generally well designed, with most parking
provided in curtilage and away from street frontages.  Where parking courts are proposed, they
are small, private and overlooked.  Parking to the front of properties is minimised and well
integrated with the street design.  

Residential amenity
* Given the scale of development proposed and the site's location adjacent to existing housing
areas, some impact on the amenities of neighbours is inevitable.  However, it is considered that
the scheme has been generally designed to avoid any significant adverse effects.  Where the
new development adjoins existing properties on West Carr Road, dwellings have been orientated
to avoid direct overlooking or limited to single storey bungalows.  Housing on the London Road
frontage would be set well back from the road minimising its impact on properties opposite.  
* Concerns have been raised locally about the location of the proposed new accesses and the
potential effects of traffic noise and lights on existing properties.  Whilst these concerns are
acknowledged it is not considered that the effects of the development are such that permission
should be withheld.  The properties most affected potentially are either set back from the road or
have the benefit of some screening from fencing or landscaping.  Traffic movements from the
proposed housing would be split between the two proposed accesses and must be considered in
the context of existing traffic levels along London Road.  The scope to relocate the proposed
accesses is limited by highway safety requirements.  
* The potential effects of noise on future residents, both from traffic on the A11/London Road and
from the proposed employment area, have been assessed.  Based on noise surveys undertaken,
buffer zones are proposed to both the London Road and the A11 to ensure that housing would be
located outside the areas of highest noise exposure.  Further noise mitigation measures are
proposed to the design and screening of houses in the most sensitive locations, the details of
which would be secured by planning condition.  Screening would also be provided around the
proposed employment area and uses would be limited to Use Classes B1 (offices/light industry)
and B8 (storage).  The Council's Environmental Health Officer has raised no objection to the
planning application subject to appropriate conditions.

Transport
* It is considered that satisfactory access to the proposed development can be achieved.  The
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proposed new accesses onto London Road and internal road networks have been designed to
meet NCC Highways standards.  A comprehensive scheme of off-site highway improvements has
been drawn up in consultation with the Highway Authority, including works to reduce the impact of
traffic on this section of London Road by extending the 30mph speed limit, narrowing the
carriageway width, and providing a new gateway feature, pedestrian crossing facilities and a new
footway/cycleway. Parking provision would accord with current standards, with an average of 2.3
spaces per dwelling. 
* The impact of the proposed development on traffic conditions over a wider area, including the
town centre gyratory system, has also been considered.  Potential adverse effects on the junction
of London Road with Exchange Street/Connaught Road have been identified, and improvements
are proposed to address this issue, including changing the priority of the junction and
subsequently providing traffic signals.  Financial contributions are proposed to cover the cost of
these improvements or other alternative highway schemes.  A further transport contribution could
be triggered by the proposed employment development depending on the findings of further
transport assessments.  
* Following the receipt of advice from the Council's Transport Consultant, further information has
been requested from the applicant relating to the assessment of traffic effects on town centre
beyond the Exchange Street/Connaught Road junction.  Discussions in respect of this matter are
on-going, and a further update will be provided.  
* The Highway Authority has raised no objection to the application, subject to the implementation
of the package of highway improvements and the proposed Travel Plan measures. 

Drainage
* The existing foul water sewerage network has limited capacity to accept additional flows from
the proposed development.  In addition, improvements to the Attleborough STW are required to
address capacity issues and to meet water quality standards.  The applicant has commissioned
Anglian Water to carry out appraisals of the existing system and to identify a satisfactory
wastewater strategy for the development.  On the basis of the work undertaken it is considered
that the proposed development can be accommodated subject to upgrading works being
undertaken.  Anglian Water and the Environment Agency have raised no objection to the
planning application, subject to detailed proposals for upgrading works being agreed and
implemented.
* The submitted Flood Risk Assessment proposes to dispose of surface water from the
development to nearby drainage ditches.  Surface water flows would be attenuated to equivalent
greenfield rates by on-site storage, attenuation ponds and swales.  Following the receipt of
additional information, the Environment Agency withdrew its initial objection and confirmed that it
was satisfied with the overall drainage strategy.  Conditions are recommended requiring detailed
proposals for disposal of both surface water and foul water to be agreed before development
proceeds.  

Other matters
* It is understood that based on previous geophysical survey work, further archaeological field
evaluation is being undertaken.  The Norfolk Historic Environment Service has withheld comment
on the planning application pending receipt of this additional information.  A verbal update will be
provided on this point. 

Conclusion
* The application site is considered to be suitable for residential/employment development.
Although the site is outside the Settlement Boundary, it would relate well to existing development
and would make a positive contribution to the delivery of housing and employment land in the
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Planning Permission

1001 see above (final paragraph)

 RECOMMENDATION

 CONDITIONS

town.  The proposal would also be consistent with the spatial vision for the area, as set in the
Core Strategy.  Given the current shortfall of housing land in the District, national policy inidicates
that permission should be granted unless any adverse effects of so doing would demonstrably
outweigh the benefits of development.  Having regard to the the NPPF as a whole, it is
considered that the balance of arguments falls decisively in favour of the proposals.  
* Notwithstanding the Council's refusal of a similar proposal on policy grounds in July, it is
considered that a refusal on grounds of prematurity relating to the ASHAAP is not justified, given
this plan is at a relatively early stage of preparation and can therefore be accorded little weight.
Local concerns about infrastructure capacity are acknowledged, but these concerns must be set
against the fact that the proposed development would provide significant financial contributions
towards education and library services, as well as a programme of off-site highway improvements
and improvements to the sewerage system.  Recent appeal decisions relating to major residential
proposals elsewhere in the country indicate generally that, in the absence of a 5 year land supply,
objections based on prematurity are likely to be set aside by the Secretary of State in favour of
the economic and other benefits of development, other than where the adoption of a new plan is
imminent  It is considered therefore that a refusal ground based on prematurity grounds could
leave the Council vulnerable to an award of costs at appeal.
* Substantiating a highway ground of refusal will also be challenging, given that neither Norfolk
County Council or the Highways Agency has objected to the application.  However, at the time of
writing, discussions are continuing about residual traffic impacts on the town centre, and so, to
this extent, a final conclusion cannot be drawn on this issue.  A further update will be provided.  
* Subject to the satisfactory resolution of outstanding highway issues, it is recommended
therefore that planning permission is granted subject to conditions and a Section 106 agreement.
Recommended conditions would include external materials, hard/soft landscaping, tree
protection, biodiversity enhancements, employment area master plan, archaeology,
contamination, surface water drainage, foul drainage, construction management, noise mitigation,
access road construction, off-site highway improvements, parking and implementation of the
Travel Plan. The proposed Section 106 agreement would include obligations relating to affordable
housing (including a review mechanism for later phases), public open space provision,
contributions towards library services and public transport and the marketing of the employment
land.
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LITCHAM
Land West of Tittleshall

Claypit Moor Solar Park Limited
c/o agent 

Savills (L&P) Ltd
Unex House 132-134 Hills Road

Solar photovoltaic panels & associated works inc. inverter housings, access
tracks & security fencing

Full

3PL/2012/1020/F

N

N

Out Settlemnt Bndry
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ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle of development 
Landscape impact  
Biodiversity 
Amenity 
Flood risk 
Highways 
Contaminated land 

 KEY ISSUES

The proposal seeks full planning permission for the installation of solar photovoltaic panels and
associated works comprising the following:
- Solar panels and supporting tables 
- 7 No. prefabricated inverter cabins measuring 5.7 m in length by 3.1 m in width to a maximum
height of 2.6 m clad in green aluminium 
- 1 No. brick built grid connection and metering cabin measuring 5.1 m x 5.7 m to a maximum
height of 4.5 m
- Access arrangements and security measures comprising static CCTV cameras mounted on
square pillars measuring up to 4 m in height located adjacent to the security fence within the site
at approximate intervals of 100 m.

The proposed development would cover an area of approximately 25.8 h.  The surface of each
panel is constructed from toughened glass.  2 m high timber and grey steel mesh deer fencing
would be erected around the site boundary.  The proposed operational life of the solar park is 25
years.  Access would be gained from an existing farm access into the site at the north-east corner
of the site.

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Jayne Owen

No Allocation
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The application is supported by a Flood Risk Assessment incorporating sustainable drainage
system, a Design and Access Statement and a Planning and Environmental Report which
includes landscape and visual impact assessment, ecological assessment and heritage
assessment. 

The site comprises agricultural land which lies approximately 1.8 m to the south-west of the
nearest settlement of Tittleshall outside any Settlement Boundary and within open countryside.
The site comprises a roughly rectangular shaped arable field with a portion of a second field to
the south also incorporated.  The site is bounded by hedgerows and tree belts with a minor road
adjoining the eastern boundary of the site.  Wellingham Heath lies to the north of the site.  

 SITE AND LOCATION

No relevant site history

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

CP.09
CP.10
CP.11
CP.14
DC.01
DC.12
DC.13
DC.15
DC.16

Pollution and Waste
Natural Environment
Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Trees and Landscape
Flood Risk
Renewable Energy
Design

The following policies of the adopted Breckland Core Strategy and Development Control Policies
and the adopted Site Specific Policies and Proposals Document, including the Proposals Maps,
have been taken into consideration in the determination of this application.  The provisions of the
National Planning Policy Framework have also been taken into account, where appropriate 

WELLINGHAM P C -  No Comments Received 

No

 EIA REQUIRED
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NORFOLK COUNTY COUNCIL HIGHWAYS    
Detailed comments on additional information including recommended planning conditions
awaited.  These will be reported verbally.

LITCHAM P C -   

TITTLESHALL P.C. -   

The Parish Council considered this application at length at its last meeting and is opposed to the
development.

The Parish Council feels that this is the industrialisation of a tranquil rural area.
The members felt that the mitigation measures proposed would not counter the detrimental
impact on the surrounding landscape or the unacceptable visual intrusion contrary to Policy DC15
of the Adopted Core Strategy and Development Control Policies.

Having carefully considered the application and representations made by local residents,
Tittleshall Parish Council is strongly opposed to the application for the following reason:
The scale and industrial nature of the proposed development is entirely inappropriate in this
intensely rural location adjacent to ancient heath land.  We consider that despite the screening
proposals this development would have a significant detrimental impact on the surrounding
landscape and outlook through unacceptable visual intrusion which would be contrary to Policy
DC15 of the Adopted Core Strategy and Development Control Policies.

In the unfortunate event that Breckland Council should decide to approve the application despite
the opposition of the Parish Council and local people, strict conditions must be applied to
minimise the detrimental impacts of the development.  Tittleshall Parish Council proposes the
following conditions:
1. That the development be time limited to 25 years, and that no precedent be established for
future additional or alternative industrial or commercial uses on this site.
2. That no vegetation removal or ground works may take place between March to August
inclusive in order to protect ground nesting birds.
3. That the site be effectively screened by a 2.5metre high hedge on all boundaries and that the
hedge be effectively maintained throughout the life of the development.
4. The use of floodlighting anywhere on the site or boundaries is expressly prohibited
5. A detailed wildlife survey must be agreed with the Planning Authority and carried out prior to
starting the development.  Action must be agreed with the Planning Authority to mitigate any
identified risks to wildlife.
6. A detailed traffic management scheme must be agreed with the Highway Authority prior to the
start of works.  The plan must prohibit construction traffic movements through the village of
Tittleshall. It must provide for the construction of adequate passing places on the narrow roads
and the reinstatement of any damage to roads and verges.  A road cleaning vehicle must be on
standby throughout the construction period to ensure that the roads remain accessible to local
traffic.
7. The applicant must provide the Planning Authority with a detailed assessment of potential
health, nuisance and pollution risks associated with the development, its construction and
subsequent dismantling together with a plan to address the risks which may be identified.
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ENVIRONMENT AGENCY    

HEALTH & SAFETY EXECUTIVE    

PRINCIPAL PLANNER MINERAL & WASTE POLICY    

TREE & COUNTRYSIDE CONSULTANT    

CONTAMINATED LAND OFFICER    

ENVIRONMENTAL HEALTH OFFICERS    

NORFOLK LANDSCAPE ARCHAEOLOGY    

No objection subject to condition

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

No objections if the application is for temporary development only as temporary development
would not sterilise the underlying mineral resource.  

The general assessment in the Design and Access Statement and the Planning and
Environmental Report is accepted in respect of wildlife and landscape impact. It is recognised
that taking land out of intensive arable use is likely to result in a net gain for biodiversity.
 However, it is felt that opportunities for the enhancement of biodiversity have not been fully
explored and that the generalised management scheme referred to, owes more to expediency
than biodiversity.

A condition precedent should be appended to any consent requiring submission of a detailed
ecological management plan for the site. Such a plan should justify planting mixes and detail
grazing and/or cutting regimes intended to maximise benefits from grasses and wildflowers to
invertebrates - including butterflies and moths - through to farmland birds and bats.

No objections 

No objection subject to condition

As indicated in the heritage statement submitted with the planning application the course of a
Roman road crosses the southeast corner of the proposed development site. We welcome the
proposal to avoid placing solar panels on this heritage asset and are satisfied that the area
excluded from the development (i.e. outside of the perimeter fence) on the submitted plans is
sufficient to avoid any impact on the Roman road. Previous archaeological investigations (ahead
of the construction of the gas pipeline through the site) suggest that it has a low potential for
other heritage assets with archaeological interest to be present. In view of this we do not wish to
make any recommendations for archaeological work or any other mitigation measures as
discussed in the heritage statement. A planning condition may however be appropriate to ensure
that the layout of the development remains as submitted so that the area of the Roman road is
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A number of representations have been received raising the following issues:
- Utilities and their infrastructure should not be owned by non-governmental organisations with a
commercial interest as any commercial organisation is ultimately aiming for profit
- Impact on local highway network
- Damage caused to the road surfaces, fencing, trees etc should be made good by the
developers 
- Impact of height and number of cabins, visual impact of panels, security fencing, lighting and
access 
- Visual impact 
- Flooding/Drainage
- Adequacy of boundary treatments
- Low efficiency of panels (35%)
- Impact on wildlife owing to size of site 
- Loss of productive farmland
- Siting of wind farms and solar parks in open countryside often intrusive and detrimental.

 REPRESENTATIONS

R S P B    

CPRE NORFOLK    

preserved in situ as proposed in the application. 

RSPB is supportive of renewable energy projects providing that adverse impacts upon wildlife are
avoided by appropriate siting and design.  Renewables offer an opportunity to modify or reverse
the deleterious changes associated with climate change arising from an over-reliance upon fossil
fuels.  
Limited data has been collected to assess the potential importance of the application site for
birds.  For bird surveys it is recommended that a mimium of three visits are undertaken between
April and July.  The RSPB therefore recommends that further survey work be undertaken before
any planning application is decided.  
The RSPB is pleased to see the proposed mitigation measures to enhance habitat for farmland
birds on the proposed development site.  
We would recommend that an appropriate ecological management plan is developed for the site
and that this should be formally required by condition.  All UK wild bird species are protected
under The Wildlife and Countryside Act 1981.  Any installation of the panels and other
infrastructure would need to be carried out outside the breeding season. 

CPRE / Norfolk oppose this development because it would have an urbanising and industrialising
impact on the countryside - it is not an appropriate development for this location. In particular the
security fencing and the panels themselves represent an alien intrusion in to this rural area. 

RAMBLERS ASSOCIATION:  NORFOLK AREA -  No Comments Received 

HEALTH & SAFETY EXECUTIVE -  No Comments Received 

NATIONAL GRID -  No Comments Received 
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- Highway issues in respect of narrow road and additional traffic.  (It is a very narrow road that is
an important link between Tittleshall and the main Swaffham Road.  Extra traffic on this road
would not be desirable, particularly if it is large vehicles)
- Proposal will result in the industrialisation of unspoilt open countryside. 
Wellingham Road/Heath Road/Weasenham Road are regularly used by walkers, runners and
cyclists who are able to enjoy the open countryside views.  
- Visual impact due to scale and industrial/urban features.  
- Impact on roadside nature reserve
- The negative impacts on the landscape and environment more than outweigh the benefits of
any renewable energy produced by the scheme. 
- Public subsidies to be spent on renewable energy schemes that will be more efficient and less
damaging to the landscape 

* The application is referred to Planning Committee as it is a major application.
Principle of development 
* Paragraph 97 of the National Planning Policy Framework states that to help increase the use
and supply of renewable and low carbon energy, local planning authorities should recognise the
responsibility on all communities to contribute to energy generation from renewable or low carbon
sources.  They should have a positive strategy to promote energy from renewable and low carbon
sources, design their policies to maximise renewable and low carbon energy development while
ensuring that adverse impacts are addressed satisfactorily, including cumulative landscape and
visual impacts.  Paragraph 98 states that when determining planning applications local planning
authorities should not require applicants for energy development to demonstrate the overall need
for renewable or low carbon energy and approve the application if its impacts are (or can be
made) acceptable.  
* Core Strategy Policy DC15 of the adopted Core Strategy supports renewable energy proposals
in principle.  This is subject to criteria including the impact of the proposal on the surrounding
landscape.  
* Core Strategy Policy CP11 is therefore also of particular relevance to the determination of the
application.  Policy CP11 requires that the landscape of the district will be protected for the sake
of its own intrinsic beauty and its benefit to the rural character and in the interests of biodiversity,
geodiversity and historic conservation.  Development should have regard to maintaining the
aesthetic and biodiversity qualities of natural man-made features within the landscape including a
consideration of individual or groups of natural features such as trees, hedges and woodland or
rivers, streams or other topographical features.  

Landscape Impact 
* The closest national or international ecological designation is the Nar SSSI approximately 1.8
km to the east of the site.  There are no other national or international designated sites close to
the site.  The Breckland Landscape Character Assessment classifies the site as plateau
farmland, specifically the Whissonsett Plateau, and defines the area as predominantly agricultural
undulating landscape providing the opportunity for some distant views.  The application site is
relatively well screened.  Established trees exist on the eastern and western sides of the site and
established trees and hedging also exist to the north and south which help screen the
development from distant views.  Screening is further assisted by local topography, for example
the land rises significantly to the north, however views down into the site are blocked by
substantial trees.   Litcham, to the south, is on lower ground obscuring distant views of the site;
similarly established vegetation exists between the site and this settlement.  A public right of way
exists to the east of the site, however the site is not readily visible from this route owing to the

 ASSESSMENT NOTES
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topography of the land and hedging along the public right of way and the boundary of the site.   
* It is also proposed that new lengths of native hedgerow are planted along the outer edge of the
perimeter fence to the northern boundary and the southern part of the eastern boundary.  Once
established, the hedgerow would be brought into regular agricultural management and trimmed to
a height of approximately 2 m.  The planting would be protected by 1.4 m stock proof fencing to
prevent deer and livestock grazing.  
* The Council's Tree and Countryside Consultant accepts the findings of the Design and Access
Statement and Planning and Environmental Report with respect to landscape impact.  
* In summary, it is considered that the site is sufficiently screened from the wider environment
and would have an acceptable impact with respect to the character of the landscape in this
location. 

Biodiversity 
* The Council's Tree and Countryside Consultant accepts the Design and Access Statement and
Planning and Environmental Report with respect to impact on wildlife, stating that it is recognised
that taking land out of intensive arable use is likely to result in a net gain for biodiversity.
However, it is also considered that opportunities for the enhancement of biodiversity have not
been fully explored.  It is recommended that a condition is appended to any consent requiring the
submission of a detailed ecological management plan for the site.  Such a plan should justify
planting mixes and detail grazing and/or cutting regimes intended to maximise benefits from
grasses and wildflowers to invertebrates including butterflies and moths through to farmland birds
and bats. 
* The RSPB also recommend an ecological management plan and suggest that the works are
carried out outside the breeding season
* The Tree and Countryside Consultant comments that no hedgerows or trees are detailed to be
removed so potential impacts would be restricted to ground nesting birds within the fields
concerned.  The larger field to the north is actively farmed under arable cropping, currently sugar
beet, and would normally be subject to repeated agricultural operations, the field to the south is
currently grass and is probably more attractive to ground nesting birds.  However, it is considered
that potential nest sites would on the whole be restricted to those chosen for the first time in
Spring 2012.  If work on the solar farm was started before the onset of the nesting season it is
unlikely that nest sites would be established during the 2013 season and therefore no disturbance
suffered.  Thereafter, in following years, the opportunities for ground nesting birds would be
considerably enhanced.  In any event, the grant of planning permission would not absolve the site
contractors from their duty to comply with the Wildlife and Countryside Act but the above
precaution would constitute a proportional approach by the Council.  It is therefore recommended
that should planning permission be granted that it is subject to a condition that works, including
ground preparation works, are commenced prior to the breeding season as an alternative to that
recommended by the RSPB which would enable the developers to maintain their project
timescale without harm to ground nesting birds.  
   
Design and appearance
* The panels would be arranged in rows on an east to west alignment facing south to maximise
sunlight exposure, with wide spacing.  The surface of each panel is constructed from toughened
glass, beneath which is a non-reflective layer, electrical connections, silicon and a backing layer,
all of which is set in an aluminium frame.  2 m high deer fencing would be erected around the site
boundary to restrict access to the site and to minimise the visual impact of the fencing in keeping
with the site's location.  
* The proposed grid connection and metering cabin, which would be sited to the west of the site
access, would be a maximum height of 4.5 m and the proposed static CCTV camera pillars would
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be 4 m in height and therefore these elements of the proposal would be visible above any
boundary screening.
* A condition requires that the grid connection and metering cabin be timber clad and painted, the
colour of which shall be agreed in writing with the Local Planning Authority. 
* However, the maximum height of the panels and inverter cabins are relatively low which would
minimise the visual impact of the proposed development from the surrounding area.  The panels
are designed to absorb sunlight to maximise electricity generation whilst minimising reflection and
glare from the panels.  
      
Amenity 
* There are no immediately adjacent dwellings which would be affected by the proposed
development. Existing residential amenity would, therefore, be satisfactorily preserved.

Flood Risk 
* A Flood Risk Assessment and Sustainable Drainage System has been submitted with the
application and the Environment Agency has been consulted on the proposal and have
commented as below.
* The proposed development falls within Flood Zone 1 (low risk) on the Environment Agency flood
maps.  The proposal is also situated over a Principle Aquifer.  The submitted Flood Risk
Assessment (FRA) and proposed surface water drainage scheme are satisfactory to the scale
and nature of the development.   Consideration has also been given to the risk of the installed
solar panels concentrating rainfall run-off into the gaps between rows.  The proposed drainage
system will reduce the risk of flooding by retaining run-off on site and encouraging infiltration.  No
objections are raised subject to a condition requiring a scheme for the provision of surface water
drainage works to be submitted to and approved in writing by the Local Planning Authority prior to
commencement of development. 

Highways 
* Norfolk County Council Highways have been consulted on the proposal and have commented
that the majority of traffic associated with the proposed development is likely to be confined to the
construction phase and when up and running little habitual traffic is likely to be generated.
However, further information is requested requiring the number and type of vehicles associated
with the construction phase, likely timescale for this phase, a construction traffic management
plan and a scaled drawing showing the proposed access arrangements and on-site parking and
turning provision.  At the time of writing this information is awaited.    

Contaminated Land 
* The Council's Contaminated Land Officer has been consulted and no objections have been
raised to the proposal. 

Other Matters
* Concerns have been raised in relation to the impact of the proposed hedging adjacent to the
Roadside Nature Reserve sited along the eastern boundary of the site which was established to
protect wild flowers.  Whilst 2 m high hedging is proposed in order to minimise the visual impact
of the proposed development, the agents are agreeable to maintaining the hedge at a lower
height adjacent to the reserve to help minimise any potential for shading of plants.  

Conclusion 
The development is acceptable in principle having regard to paragraph 97 of the National
Planning Policy Framework and Core Strategy Policy DC15 of the adopted Core Strategy which
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Planning Permission

3007
3046
3920
3920
3920
3920
3920
3920
3998
4000

Full Permission Time Limit (3 years)
In accordance with submitted plans
EA Condition
Ecological Management Plan
25 year time limit
POC building to be timber clad
Any Highway Conditions
Commencement before breeding season
NOTE: Reasons for Approval
Variation of approved plans

 RECOMMENDATION

 CONDITIONS

support proposals to help increase the use of renewable and low carbon energy provided adverse
impacts are addressed satisfactorily including cumulative landscape and visual impacts.  It is
considered that the site is sufficiently screened from the wider environment by virtue of
established trees and planting which will be enhanced by new lengths of native hedgerow.  The
site is not subject to any nationally recognised landscape designations.  The site is currently in
agricultural use and the Tree and Countryside Consultant considers therefore that the proposal is
likely to result in a net gain for biodiversity.  However, it is considered that a condition requiring a
detailed ecological management plan for the site is necessary and appropriate to ensure the
opportunities for the enhancement of biodiversity are fully explored.  With the exception of the
proposed grid connection/metering cabin and the proposed CCTV camera pillars, the proposed
development would be relatively low in height which would minimise the visual impact of the
development from the surrounding area.  There are no immediately adjacent dwellings which
would be affected by the proposal.  A Flood Risk Assessment and details of a sustainable
drainage system have been submitted and no objections have been raised by the Environment
Agency subject to a condition.  No objections have been raised by the Council's Contaminated
Land Officer. In the light of the above, it is considered that the impacts of the development can be
satisfactorily mitigated.  

Additional information has been received in response to requests from Norfolk County Council
Highways.  Detailed comments on this additional information including recommended planning
conditions are awaited however it is anticipated that officers will be in a position to report this
verbally at the planning committee.  

Approval is recommended subject to conditions.  Recommended conditions include requiring that
the works are commenced prior to the nesting season, that a finalised scheme for the provision of
surface water drainage works is submitted and approved, an ecological management plan which
should justify planting mixes and detail grazing and/or cutting regimes in order to maximise the
benefits from grasses and wildflowers to invertebrates including butterflies and moths through to
farmland birds and bats and a condition limiting the development to a period of 25 years, unless
permission is granted beforehand for its retention, and the land being reinstated to its former
condition.
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3996 Note - Discharge of Conditions
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5

HARDINGHAM
Land to the East of
Hardingham

Hardingham 2 Solar Park Limited
C/O Agent 

Savills (L&P) Ltd
Unex House 132-134 Hills Road

Proposed development of solar photovoltaic panels (60,480 panels) &
associated works inc inverter housing, tracks etc

Full

3PL/2012/1021/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 
Landscape impact  
Biodiversity 
Amenity 
Highway safety

 KEY ISSUES

The proposal seeks full planning permission for the installation of a solar farm consisting of the
following:
- The proposed development would cover an area of approximately 35.1h comprising solar panels
mounted on "tables" with a front height of 600mm and a back height of 2200mm resulting in a tilt
angle of 25 degrees.   The surface of each panel is constructed from toughened glass beneath
which is a non-reflective layer, electrical communications, silicon and a backing layer all set in an
aluminium frame.  The separation distance between the rows is between 4 and 5m with each row
on an east to west axis.  The solar panels are fixed to the ground using piles driven into the
ground (between 1m and 2m into the ground).
- There are 9 prefabricated inverter substations which consist of an inverter, transformer and
switchgear equipment.  These total 11.3m in length, 3m width with a maximum height of 2.6m.
- A grid connection and metering cabin is also proposed on the site.  This consists of a brick built
structure measuring 5.1m x 4.9m to a maximum height of 4.5 m.
- The development would be constructed using a temporary site access from the north-western
corner of the site to the adjacent carriageway (Middle Road).
- A number of gravel tracks would be created on site so as to allow for future maintenance.
- Security cameras mounted on 4m poles will be positioned at 100m intervals adjacent to the site
perimeter fence which consists of a 2m high grey steel mesh fence.
- Some new lengths of hedgerow to the site perimeter will be required, where appropriate. 

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Chris Raine

No Allocation
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- The proposed operational life of the solar park is 25 years.
-  Access would be gained from an existing farm access into the site at the north-east corner of
the site.

The site consists of 35.1 hectares of agricultural land located to the north-east of the village of
Hardingham and to the south of the hamlet of Danemoor Green.  To the north-east perimeter of
the site is a railway line.  The site boundaries are delineated by various hedgerows.

 SITE AND LOCATION

No relevant site history

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

CP.10
CP.11
DC.01
DC.12
DC.15
DC.17

Natural Environment
Protection and Enhancement of the Landscape
Protection of Amenity
Trees and Landscape
Renewable Energy
Historic Environment

The following policies of the adopted Breckland Core Strategy and Development Control Policies
and the adopted Site Specific Policies and Proposals Document, including the Proposals Maps,
have been taken into consideration in the determination of this application.  The provisions of the
National Planning Policy Framework have also been taken into account, where appropriate 

HARDINGHAM P C -   
The Parish Council discussed the proposed development at the meeting on 26th November and,
reflecting the objections made by villagers, has agreed to object on the following grounds.

Visual Impact - It is considered that the visual assessment is inadequate, in particular using Dark
Lane, which is in a dip in the landscape, as a sight point and not taking into account viewpoints
from Kimberley, Wicklewood and high points on the Watton Road (B1108).   In addition the
security cameras (number not informed) and the height of the poles will impinge on the visual
view of the countryside.

Highways - The number of vehicle movements on rural roads is a concern.   Access to the
B1135, at a point that is narrow and bending is dangerous for vehicles entering and leaving the

No

 EIA REQUIRED
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SOUTH NORFOLK DISTRICT COUNCIL    

MID NORFOLK RAILWAY PRESERVATION TRUST    

No comment

Object on the following ground until such time as we receive written assurances from the
applicant or their agent over this issue.

I do not believe that they (Savills) have understood the issue. The cutting slopes have a safety
factor at or approaching 1. This is common to many Victorian engineered earth structures that
were constructed significantly steeper than would be the case today. There is evidence of a

site with limited space for lorries passing along the planned route.   Concerns also exist regarding
the wheel washing of the vehicles with run off water being a problem.

Scale of Development - The scale and industrial nature of the development is out of place in a
rural location and will dominate the landscape.

Land Use - The traditional use of this land is agricultural; this development displaces this
traditional use.

Grade 2 agricultural lands should be retained for agricultural production

The development violates landscape value.

Observation (1)
It is apparent from the presentation by the applicant that there has been a lack of research,
resulting in little local knowledge and understanding of the area.  This calls into question the
integrity of this application.

If permission were granted for this development the Parish Council would request that the
following conditions are applied.
- The size of the development cannot be extended.
- Noise from the operation of the inverters, cooling fans and associated transformers on the site
shall not exceed a limit value of 32 dB LLeq,15 minutes, in the 100Hz 1/3 octave band, at any
time measured at the perimeter fence of the site.
- A traffic management plan, including a banksman, should be in place.
- Access should be restricted to between 9.20am - 2.30pm avoiding the rush hour and school
runs.

Observation (2)
To solve the problem of vehicle movement on the B1135, materials and equipment could be
brought on site by rail, using the accommodation level crossing (lat. and long.
52.595019,1.042907).

Further comment 
Please note amendment to lat./long. reference in Observation (2) of notification of the Council's
response.   These should read 52.595050  and 1.042913 respectively.
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NORFOLK COUNTY COUNCIL HIGHWAYS    

ENVIRONMENT AGENCY    

NATURAL ENGLAND    

TREE & COUNTRYSIDE CONSULTANT    

PRINCIPAL PLANNER MINERAL & WASTE POLICY    

historical slip in this cutting directly alongside the proposed solar farm. Currently there are no
structures present on the top of the embankment. However imposition of additional loads, either
temporary, permanent or live loadings during construction or subsequent operation will need to
be assessed in order to prove that they will not cause a slope failure. This is a requirement under
CDM. Until there is demonstrable evidence that the construction and operation will not cause
failure of the earthworks then we cannot remove this objection. I accept that given the presence
of the gas main, then construction will most like be sufficiently far away to not cause an issue, but
this has not yet been demonstrated. We would certainly object to any structure being built on the
top of the slope that did not have a suitable foundation to remove the risk. 

The applicant has now provided a Construction Traffic Management Statement and agreed to
provide a temporary site access and a scheme of off-site highway widening improvements on
Middle Road.  
Recommend approval subject to conditions and informatives

We have received a request from Savills (email of 09 November 2012), to amend our previously
recommended surface water condition, to require details of the surface water scheme to be
submitted after commencement of the development, rather than prior to commencement of
development. Until the development has started, and it is known precisely where the solar panels
will be placed in relation to the contours and flow paths on the site, then the required locations of
each of the swales and scrapes are not yet known.
No objection subject to conditions
 

No objection. 

As a consequence of the local topography (plateau top) and the intervening hedges and
woodland blocks, this proposal would have one of the lowest public visibilities achievable. It
follows that it would not be in conflict with policy CP11.
Policy CP10  - Through the promotion of positive action and the development control process, the
enhancement of biodiversity and geodiversity will be sought  - is currently given insufficient
weight in the application documents. The removal of the proposal site from intensive agricultural
use offers considerable opportunities to promote wildlife in conjunction with its primary use as a
solar installation. An Ecological Management Plan for the enhancement of biodiversity across the
whole site should be drawn up with regard to all forms of wildlife without restriction to the
hedgerows or simple wildflower mixes.

No objection subject to it being a temporary approval.
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Objections have been received, these are summarised as follows:
- Insufficient information in relation to potential interference with mobile signals, tv, wi fi etc.
- Loss of grade 2 agricultural land
- Insufficient information to demonstrate visual impact
- Could set a precedent for future expansions
- A blot on the landscape leading to the industrialisation of the landscape
- Possible security concerns
- No benefit to the local community
- Detrimental to local wildlife
- Too big/large
- Construction traffic will put an unacceptable pressure on the local road network
- Additional hedgerows will take years to establish

 REPRESENTATIONS

NORFOLK LANDSCAPE ARCHAEOLOGY    

ENVIRONMENTAL HEALTH OFFICERS    

R S P B    

The proposed development site covers a large area with uncertain potential to contain heritage
assets with archaeological interest (buried archaeological remains). The nature of the proposed
development also has potential to affect the setting and significance of any designated heritage
assets in the surrounding landscape. 

A heritage statement has not been submitted with the application to address the impact of the
proposed development on the historic environment. We therefore ask that the applicant submit a
heritage statement in accordance with National Planning Policy Framework para. 128. A brief
outlining the requirements of the heritage statement is attached.

No objection subject to noise condition:

The RSPB is supportive of renewable energy projects providing that adverse impacts upon
wildlife are avoided by appropriate siting and design. 

We are please to see that an ecological management plan has been developed for the site and
this should be formalised as a planning condition.  
 
All UK wild bird species are protected under The Wildlife and Countryside Act 1981, which
prohibits any actions that intentionally or recklessly disturb any Schedule 1 listed wild bird at, on
or near an active nest, or during the process of nest building, or whilst they have dependent
young.  All wild birds eggs and nests are protected from intentional damage and destruction
under the terms of the WCA.  Any installation of the panels and other infrastructure would need
to be carried out outside the breeding season. 

HEALTH & SAFETY EXECUTIVE -  No Comments Received 
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- Removal of existing trees and hedgerow are unacceptable
- Noise concerns
- Fencing and security cameras make it look like a prison
- Using the railway network for construction traffic not properly considered
- Recent public meeting with agent/applicant did not provide necessary assurances and
information regarding the impacts of the scheme and
- Another scheme detrimental to the visual character of the area following approval of a wind
turbine by South Norfolk District Council    

A number of letters refer to there being support for the principle of renewable energy proposals.

* The application is referred to Planning Committee as it is a major application

Principle of development 
* Renewable energy proposals are supported on a national level as set out in Paragraph 97 of the
National Planning Policy Framework which states that to help increase the use and supply of
renewable and low carbon energy, local planning authorities should recognise the responsibility
on all communities to contribute to energy generation from renewable or low carbon sources.
They should have a positive strategy to promote energy from renewable and low carbon sources,
design their policies to maximise renewable and low carbon energy development while ensuring
that adverse impacts are addressed satisfactorily, including cumulative landscape and visual
impacts.  Paragraph 98 states that when determining planning applications local planning
authorities should not require applicants for energy development to demonstrate the overall need
for renewable or low carbon energy and approve the application if its impacts are (or can be
made) acceptable.  
* Furthermore, on a local level, Core Strategy Policy DC15 within the adopted Breckland Core
Strategy and Development Control Policies Document supports renewable energy proposals in
principle, subject to criteria being met including the impact of the proposal on the surrounding
landscape. 
* On this basis it is evident that solar farm developments are supported in principle. 

Landscape Impact 
* A number of objections relating to the impact of the scheme on the rural landscape have been
received.  
* It is acknowledged that a development covering in excess of 30 hectares would be visible from
some public view points and properties.  However, it is necessary to assess the level of visual
harm posed by the development.  
* In this instance, the panels are mounted on the "tables" resulting in a maximum height of 2.2m
and, as such, represent relatively modest structures in height terms   This, coupled with the local
topography (plateau top) and intervening hedgerows and areas of woodland, means that the
visual impact of the proposal is minimised.  
* The Tree and Countryside Consultant considers that the visual impact of the proposal upon the
rural locality is not significant.  
* With this in mind it is not considered that the level of visual impact would be significantly
harmful.

Biodiversity 
* The Tree and Countryside Consultant considers that the removal of agricultural land from
intensive agricultural use offers potential to promote wildlife.  On this basis the agent has
provided an ecological management plan which is presently being considered by the Tree and

 ASSESSMENT NOTES
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Countryside Consultant.  It is envisaged that provided the contents of this plan are acceptable it
will be undertaken in accordance with a suitably worded planning condition.
 
Amenity 
* There are no immediately adjacent dwellings which would be affected by the proposed
development, with regard to outlook, light etc.  
* The noise levels from the accompanying inverters, cooling fans and associated transformers on
site are not considered to be such that they would be harmful to local residents, however, the
Environment Health Team has requested a planning condition in order to prevent unacceptable
noise levels.

Highway Safety 
* A number of objections have made reference to the inability of the local highway network to
cope with the associated construction traffic.  
* The Highway Authority has confirmed that, on the basis of the details provided relating to the
creation of a temporary access for construction traffic, they have no objection subject to
conditions.

Other Matters
* With regard to flood risk, the proposed development falls within Flood Zone 1 (low risk) on the
Environment Agency flood maps.  A Flood Risk Assessment has been submitted.  The
Environment Agency has confirmed that they have no objection to the proposal subject to the
agreement of details relating to a surface water drainage system. 
* The Council's Contaminated Land Officer has been consulted and no objections have been
raised to the proposal. 
* Norfolk County Council's Minerals and Waste Policy Team has confirmed that they have no
objection provided that the scheme is temporary.  The scheme is temporary in that it has a
lifespan of 25 years.
* Natural England has no objection.
* Norfolk Landscape Archaeology has requested the submission of a heritage statement on the
premise that the site covers a large area with uncertain potential to contain heritage assets with
archaeological interests.  
* Given the lack of any substantive evidence to support this request, it is not considered a
proportionate response to require the submission of a Heritage Statement by virtue of site size
and unknown potential.
* It is considered reasonable to impose a planning condition to allow an archaeologist appointed
by the Local Planning Authority to observe excavations and record findings where appropriate. 
* In light of the concern relating to the proximity of the panels to the adjacent railway which has
been raised by Mid-Norfolk Railway Preservation Trust, it is considered necessary to impose a
planning condition on any subsequent permission which agrees an exclusion zone adjacent to the
railway line in which vehicles and/or machinery cannot work, pass or park unless otherwise
agreed with the Local Planning Authority.
* The RSPB has confirmed that whilst supportive of renewable energy projects it needs to be
assured that adverse impacts upon wildlife are avoided by appropriate siting and design.  With
this in mind they suggest conditions in relation to the submitted ecological management plan and
one requiring that construction works avoid the breeding season which they quote as March to
September.

Conclusion 
* Both national and local planning policy support the principle of renewable energy proposals.
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Planning Permission

3007
3046
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3390
3920
3994
3994
3998
4000
3996

Full Permission Time Limit (3 years)
In accordance with submitted plans
EA condition relating to surface water drainage
Ecology management plan to be agreed
Temporary permission for 25 years
Highway condition - parking during construction
Highway condition - Construction Traffic Statement
Highway condition - wheel cleaning
Highway condition - off site highway improvements
Highway condition - off site works completed
Highway condition - temporary access closed
Highway condition - traffic management signage
Highway condition - Works for wear and tear
Hedgerow planting to be undertaken
Exclusion zone for vehicles & machinery adj railway line
Noise condition
Access for archaeologist
All construction work outside bird breeding season
NOTE: Highway note - works within Highway
NOTE: Highway note - excavations adj. highway
NOTE: Reasons for Approval
Variation of approved plans
Note - Discharge of Conditions

 RECOMMENDATION

 CONDITIONS

* It is considered that the proposal would not significantly compromise the visual interests of the
rural locality, neighbour amenity, highway safety or any other elements.
* With this in mind the proposal is considered to be acceptable in planning terms and is,
therefore, recommended for approval subject to conditions.
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NARFORD
Land off Low Road

Burntstalks Plantation Solar Park Ltd
c/o Agent 

Savills L&P Ltd
Unex House 132-134 Hills Road

Solar photovoltaic panels & associated works inc. inverter housings, access
tracks & security fencing & cameras

Full

3PL/2012/1036/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 
Landscape impact  
Biodiversity 
Amenity 
Flood risk 
Highways

 KEY ISSUES

The application seeks full planning permission for the installation of solar photovoltaic panels and
associated works comprising the following:
- Solar panels and supporting tables
- 7 No. prefabricated inverter cabins measuring 5.7 m in length by 3.1 m in width to a maximum
height of 2.6 m clad in green aluminium 
- 1 No brick built Grid connection and metering cabin measuring 5 m in length x 5 m to a
maximum height of 4.6 m
- Access arrangements and security measures comprising static CCTV cameras mounted on
square pillars measuring up to 4 m in height located adjacent to the security fence within the site
at approximate intervals of 100 m.

The proposed development would cover an area of approximately 25 ha.  The surface of each
panel is constructed from toughened glass.  2 m high timber and grey steel mesh deer fencing
would be erected around the site boundary.  The proposed operational life of the solar park is 25
years.  Access to the site will be gained from an unclassified road 600 m to the east of the site
utilising an existing farm track which is currently used for both agricultural and forestry purposes. 

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Jayne Owen

No Allocation
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The application is supported by a Design and Access Statement, Flood Risk Assessment,
Transport Statement and a Planning and Environmental Statement which includes landscape and
visual impact assessment and ecological assessment.

The site is located outside the village of Narford and the Settlement Boundary of Narborough.
The site is located approximately 2 km to the south-east of Narborough and 1.5 m to the south of
Narford Hall.  The site comprises a single arable field which slopes slightly from the north-east to
the south-west.  The site adjoins Low Road to the west which is a public right of way open to both
pedestrians and horse riders.  

 SITE AND LOCATION

No relevant site history

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

CP.09
CP.10
CP.11
CP.12
CP.14
DC.01
DC.12
DC.13
DC.15
DC.16

Pollution and Waste
Natural Environment
Protection and Enhancement of the Landscape
Energy
Sustainable Rural Communities
Protection of Amenity
Trees and Landscape
Flood Risk
Renewable Energy
Design

The following policies of the adopted Breckland Core Strategy and Development Control Policies
and the adopted Site Specific Policies and Proposals Document, including the Proposals Maps,
have been taken into consideration in the determination of this application.  The provisions of the
National Planning Policy Framework have also been taken into account, where appropriate 

NARFORD P C -  No Comments Received 

No

 EIA REQUIRED
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ENVIRONMENT AGENCY    

MINISTRY OF DEFENCE    

NORFOLK COUNTY COUNCIL HIGHWAYS    

TREE & COUNTRYSIDE CONSULTANT    

ENVIRONMENTAL HEALTH OFFICERS    

No objection subject to condition 

No safeguarding objections

The majority of the traffic associated with the proposed development is likely to be confined to
the construction phase and when up and running they tend to generate little habitual traffic.
Having inspected the site is is clear that lengths of this route are limited in width and have little in
the way of passing provision. 

Further information is requested including:
(a) A detailed breakdown of the number and types of vehicle associated with the construction of
the proposed development 
(b) Clarification with respect to the construction phase in terms of likely timescale 
(c)  A Construction Traffic Management Plan 
(d) A scaled drawing showing the proposed access arrangements and on-site parking and turning
provision
(e) A plan showing how and where the proposed solar park will be connected to the national grid.

The general assessment in the Design and Access Statement and the Planning and
Environmental Report is accepted in respect of wildlife and landscape impact. The scheme is well
screened by existing woodland belts and there would be limited public views other than from the
public right of way which runs along the southern boundary of the site.. It is recognised that
taking land out of intensive arable use is likely to result in a net gain for biodiversity and the
conclusions of sections 6.65, 6.71 that there is unlikely to be an adverse effect on the Breckland
SPA (1400m away) is also agreed.
However, it is felt that opportunities for the enhancement of biodiversity have not been fully
explored in the material so far submitted.

A condition precedent should be appended to any consent requiring submission of a detailed
ecological management plan for the site. Such a plan should justify planting mixes and detail
grazing, bare ground and/or cutting regimes intended to maximise benefits from disturbed
ground, grasses and wildflowers to invertebrates - including butterflies and moths - through to
farmland birds and bats. The applicant is directed to the report Securing Biodiversity in Breckland
- Guidance for Conservation and Research, Dolman et al. UEA 2010.

No objection subject to condition 

NARBOROUGH P C -   
We have no objections to this application.
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None

 REPRESENTATIONS

* The application is referred to the Planning Committee as it is a major application.  

Principle of development 
* Paragraph 97 of the National Planning Policy Framework states that to help increase the use
and supply of renewable and low carbon energy, local planning authorities should recognise the
responsibility on all communities to contribute to energy generation from renewable or low carbon
sources.  They should have a positive strategy to promote energy from renewable and low carbon
sources, design their policies to maximise renewable and low carbon energy development while
ensuring that adverse impacts are addressed satisfactorily, including cumulative landscape and
visual impacts.  Paragraph 98 states that when determining planning applications local planning
authorities should not require applicants for energy development to demonstrate the overall need
for renewable or low carbon energy and approve the application if its impacts are (or can be
made) acceptable.  
* Core Strategy Policy DC15 of the adopted Core Strategy supports renewable energy proposals
in principle.  This is subject to criteria including the impact of the proposal on the surrounding
landscape.  
* Policy CP11 requires that the landscape of the district will be protected for the sake of its own
intrinsic beauty, its benefit to the rural character and in the interests of biodiversity, geodiversity
and historic conservation.  Development should have regard to maintaining the aesthetic and
biodiversity qualities of natural man-made features within the landscape including a consideration
of individual or groups of natural features such as trees, hedges and woodland or rivers, streams
or other topographical features.  
* In summary, it is considered that the development is acceptable in principle.

Landscape Impact 
* The site is not subject to any nationally or internationally recognised landscape designations.
* Access is via Burntstalks Plantation to the east.  This plantation forms the eastern boundary of
the site and screens it from views from the east and from the public highway.  Additional planting

 ASSESSMENT NOTES

RAMBLERS    

NORFOLK LANDSCAPE ARCHAEOLOGY    

The amenity value of Narborough Restricted Byway 7a, which runs along the south west
boundary of the site, will be significantly impacted by the proposed erection of 2m high security
fencing.  The Ramblers would request that the site boundary be set back, and a margin left
between the Byway and the fence, preferably infilled with trees or hedges to provide screening.

The proposed development site comprises a large area with uncertain potential to contain
heritage assets with archaeological interest. Although no heritage assets are currently known
from within the site boundary potential exists for previously unrecorded heritage assets with
archaeological interest (buried archaeological remains) to be present at the site and for the
significance of these to be affected by the infrastructure for the proposed development.
Conditions are recommended.
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will comprise supplementary hedgerow planting of native trees and shrubs along its south-
western boundary and part of its north-western boundary.  To the north and along part of its
north-western boundary there is an existing woodland belt and small plantation.  No residential
dwellings are visible from the site 
* The Tree and Countryside Consultant accepts the general assessment in the Design and
Access Statement and the Planning and Environmental Report in terms of landscape impact and
comments that the scheme is very well screened by existing woodland belts.  There are limited
public views other than from the public right of way which runs along the southern boundary of
the site.
* In summary, it is considered that the site is sufficiently screened from the wider environment
and that it would have an acceptable impact with respect to the character of the landscape in this
location. 

Biodiversity 
* The Council's Tree and Countryside Consultant accepts the Design and Access Statement and
Planning and Environmental Report with respect to impact on wildlife and comments that it is
recognised that taking land out of intensive arable use is likely to result in a net gain for
biodiversity and the conclusions of Sections 6.65 and 6.71 that there is unlikely to be an adverse
effect on the Breckland SPA (1400 m away) is also agreed.  However, it is considered that
opportunities for the enhancement of biodiversity have not been fully explored in the application
details submitted.  A condition is recommended requiring submission of a detailed ecological
management plan for the site.  Such a plan should justify planting mixes and detail grazing, bare
ground and/or cutting regimes intended to maximise benefits from disturbed ground, grasses and
wildflowers to invertebrates including butterflies and moths, farmland birds and bats.  
   
Design and appearance
* The panels would be arranged in rows on an east to west alignment facing south to maximise
sunlight exposure with wide spacing.  The panels would be mounted on tables with a front height
of 600 mm and back panel height of up to 2.2 m which would result in a tilt angle of 25 degrees.
The proposed solar panels are mounted close to the ground and fixed into position through piles
driven into the ground.  No concrete foundations are required.
* The proposed grid connection and metering cabin, which would be sited in the south-western
corner of the site, would be a maximum of 4.6 m in height and the proposed static CCTV camera
pillars would be 4 m in height and therefore these elements would be partially visible above any
boundary screening
* However, the maximum height of the panels and inverter cabins are relatively low which would
help to minimise the visual impact of the proposed development from the surrounding area.  The
panels are designed to absorb sunlight to maximise electricity generation whilst minimising
reflection and glare.        
Amenity 
* There are no immediately adjacent dwellings which would be affected by the proposed
development. Existing residential amenity would therefore be satisfactorily preserved.

Flood Risk 
* The proposed development falls within Flood Zone 1 (low risk) on the Environment Agency flood
maps and is greater than 1 hectare in size.  The Environment Agency has been consulted on the
proposal and consider the submitted Flood Risk Assessment to be acceptable for the scale and
nature of the development.  A condition is recommended that the development shall only be
carried out in accordance with the approved Flood Risk Assessment (FRA) and specified
mitigation measures detailed within the Flood Risk Assessment.  
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Highways 
* Norfolk County Council Highways have been consulted on the proposal and have commented
that the majority of traffic associated with the proposed development is likely to be confined to the
construction phase and when up and running little habitual traffic is likely to be generated.
However, further information is requested requiring the number and type of vehicle associated
with the construction phase, likely timescale for this phase and a construction traffic management
plan.  A scaled drawing showing the proposed access arrangements and on-site parking and
turning provision is also requested.  At the time of writing this information is awaited.     

Other issues
* The Ramblers Association have raised concerns regarding the impact of the proposed security
fencing on the amenity value of Narborough Restricted Byway 7a which runs along the south-
west boundary of the site.  They request that the site boundary be set back and a margin left
between the Byway and the fence, preferably infilled with trees or hedges to provide screening.
The agents have confirmed that the fence will be set back 5 m from the new planting proposed
alongside the public right of way and other boundaries of the site.   

Conclusion
* The development is acceptable in principle having regard to paragraph 97 of the National
Planning Policy Framework and Core Strategy Policy DC15 of the adopted Core Strategy Policy
DC15 of the adopted Core Strategy which support proposals to help increase the use of
renewable and low carbon energy provided adverse impacts are addressed satisfactorily
including cumulative landscape and visual impacts. 
* It is considered that the site is sufficiently screened from the wider environment by established
trees and planting which will be enhanced by supplementary hedgerow planting of native trees
and shrubs. The site is not subject to any nationally recognised landscape designations.  
* The Tree and Countryside Consultant accepts the general assessment in the submitted Design
and Access Statement and the Planning and Environmental Report in terms of landscape and
wildlife impact.  However, a condition is recommended requiring the submission of a detailed
ecological plan for the site.  
* The proposed grid connection and metering cabin, which would be sited in the south-western
corner of the site, would be a maximum of 4.6 m in height and the proposed static CCTV camera
pillars would be 4 m in height and therefore these elements would be partially visible above any
boundary screening
* However, the panels and inverter cabins are relatively low which would help to minimise the
visual impact of the proposal from the surrounding area. The panels are designed to absorb
sunlight whilst minimising reflection and glare.  
* There are no immediately adjacent dwellings which would be affected by the proposal.  
* A Flood Risk Assessment and Sustainable Drainage System has been submitted and no
objections have been raised by the Environment Agency subject to a condition.  
* At the time of writing the further information requested by Norfolk County Council Highways is
awaited.  
* No objections have been raised by the Contaminated Land Officer 
* It is considered that the impacts of the development can be satisfactorily mitigated.
 * Additional information has been received in response to requests from Norfolk County Council
Highways.  Detailed comments on this additional information including recommended planning
conditions are awaited.  It is anticipated that officers will be in a position to report this verbally at
the planning committee.
* Approval is recommended subject to conditions.  Recommended conditions include that the
development that the development shall only be carried out in accordance with the approved
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Planning Permission

3007
3046
3920
3920
3920
3920
3920
3920
3920
3920
3920
3998
4000
3996

Full Permission Time Limit (3 years)
In accordance with submitted plans
Environment Agency condition
Noise condition
Archaeological condition
Archaeological condition
Archaeological condition
Landscaping condition
Ecological Management Plan
25 year time limit
Any Highway Conditions
NOTE: Reasons for Approval
Variation of approved plans
Note - Discharge of Conditions

 RECOMMENDATION

 CONDITIONS

Flood Risk Assessment (FRA) and specified mitigation measures detailed within the Flood Risk
Assessment, an ecological management plan which should justify planting mixes and detail
grazing and/or cutting regimes in order to maximise the benefits from grasses and wildflowers to
invertebrates including butterflies and moths through to farmland birds and bats and a condition
limiting the development to a period of 25 years, unless permission is granted beforehand for its
retention, and the land being reinstated to its former condition.   
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ROCKLANDS
Holly Cottage
Chapel Street

D Batch
c/o Agent 

Paul Took Planning
60 Neatherd Road Dereham

Single detached dwelling and garage  

Full

3PL/2012/1057/F

N

N

Part In Set Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle
Character and design
Residential amenity
Highway safety

 KEY ISSUES

This application seeks full planning permission to construct a two-storey detached red brick and
pantile house and garage on land which forms part of the garden of Holly Cottage in Rockland St
Peter.
The dwelling would comprise a living room, kitchen/diner, utility room, wc and study at ground
floor level with four bedrooms, bathroom and shower room on the first floor.
Garaging, parking and turning would be provided in front of the property, with a garden area
situated to the rear of the property.  Access to the site would be via a new shared access off St
Peters Close.

The application site lies partly within the Settlement Boundary for Rockland St Peter.  The
proposed dwelling, parking and garaging lies within the Settlement Boundary, with that Boundary
dissecting the application site. A new garden area to serve the proposed dwelling would be
provided to the rear of the property.  

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Liz Starling

No Allocation
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3PL/2011/0482/F - Change of Use of office and new extension to create a single-storey dwelling
and the demolition and replacement of double garage - Refused but subsequently granted at
Appeal on 9th August 2011.
3PL/2009/0341/F - Erection of two dwellings and garages, conversion of existing office,
demolition of existing garage and erection of new - Refused on 4th August 2009 and dismissed
on Appeal.
3PL/2007/1628/CU - Change of use of garden room to office - Temporary planning permission
approved on 19th December 2007.
3PL/2006/0805/F - Extensions to rear of Holly Cottage - Approved on 20th July 2006.
3PL/2004/0068/F - Erection of carport and wood store - Approved on 6th May 2004.
3PL/2003/1178/F - Erection of carport and garden room - Approved on 15th August 2003.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS    
No objection. 

 CONSULTATIONS

CP.01
DC.01
DC.02
DC.04
DC.11
DC.12
DC.16
DC.19

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

The following policies of the adopted Breckland Core Strategy and Development Control Policies
and the adopted Site Specific Policies and Proposals Document, including the Proposals Maps,
have been taken into consideration in the determination of this application.  The provisions of the
National Planning Policy Framework have also been taken into account, where appropriate 

ROCKLANDS P C -   
Objection.  It is 'rear development' and as such is out of character with the village and sets a
precedent for future building.
Access to the proposed dwelling would be through a narrow private road - St. Peters Close.
Garages being demolished to provide that access.
This raises concerns for extra vehicles and congestion, problems with parking and access for
large vehicles, oil deliveries and in particular emergency vehicles should the need arise.

No

 EIA REQUIRED
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Letters of objection have been received from local residents raising the following issues:
- the scheme constitutes unacceptable infill/backland development
- overdevelopment
- issues of highway safety, traffic generation and insufficient on-site parking provision
- impact on the amenities of neighbouring properties in terms of increased noise and disturbance.
 

 REPRESENTATIONS

* The application is referred to the Planning Committee at the request of the Ward
Representative having regard to the previous history of the site and local concerns.  These issues
are considered sufficient to justify determination by the Planning Committee.
* Members will recall that two previous applications have been submitted in respect of the
application site which are relevant in this case.  Planning permission was refused for two
dwellings to be constructed on the site and an office to be converted to a dwelling in 2009 (ref:
3PL/2009/0341/F), a decision which was upheld at Appeal on the grounds of its impact on the
character of the area.  Planning permission was also refused to convert the office to a dwelling in
2011 (ref: 3PL/2011/0482/F), a decision which was allowed at Appeal.   

Principle of development
* The application site lies primarily within the Settlement Boundary for Rockland St Peter where
the principle of new residential development is supported by the National Planning Policy
Framework (NPPF) and Policy DC2 of the Breckland Core Strategy.

Character and design
* Concerns have been raised by both the Parish Council and local residents in respect of the
impact of the scheme on the character of the area and that the proposal constituting
unacceptable backland development.
* In this case the proposed dwelling is considered acceptable in terms of its design, detailing,
materials and positioning. 
* Furthermore, whilst it is acknowledged that the scheme would constitute 'backland
development', the orientation of the dwelling and the creation of a new shared access off St
Peters Close is such that it would give the development the appearance of being part of the cul-
de-sac development as opposed to forming part of the development on Chapel Street.  Given that

 ASSESSMENT NOTES

CONTAMINATED LAND OFFICER    

ENVIRONMENTAL HEALTH OFFICERS    

No objection.
 

No objections/comments.

NATIONAL GRID -  No Comments Received 

HEALTH & SAFETY EXECUTIVE -  No Comments Received 
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Planning Permission

3007 Full Permission Time Limit (3 years)

 RECOMMENDATION

 CONDITIONS

this scheme is for the construction of one, as opposed to two dwellings previously proposed
under planning permission 3PL/2009/0341/F, it is not considered that the scheme would be out of
keeping with the existing character of the development in the area, and would accord with
Policies DC1 and DC16. 

Residential amenity
* Concerns have been raised by local residents in respect of the impact of the scheme on the
residential amenities of nearby properties.
* Whilst a two-storey dwelling is proposed, the scheme has been designed in a manner which,
due to the design, orientation and separation distances of the proposed dwelling with
neighbouring boundaries, are such that the scheme would not significantly impact on the
residential amenities of adjoining properties in terms of loss of privacy, light, and disturbance.  As
such, it is considered that the scheme would accord with Policy DC1 of the Core Strategy. 

Highway safety
* Local concern has been raised in respect of inadequate onsite parking provision and the impact
of further residential development served off St Peters Close on highway safety. 
* Notwithstanding the concerns raised, the application has been assessed by the Highway
Authority who has confirmed that they have no objection to the scheme on the grounds of its
impact on highway safety. 

Other Matters
* The application is accompanied by a unilateral undertaking in respect of open space provision in
accordance with the requirements of Policy DC11.
* Furthermore, no objections have been raised by the Council's Contaminated Land Officer in
respect of contamination issues.
* Whilst the Council's Housing Officer has stated that the application should be accompanied by
an affordable housing contribution due to the site area, the agent has confirmed that the area
stated is incorrect and has provided an amended plan showing the correct site area which is less
than the 0.17 hectare threshold.  On this basis, the scheme would accord with Policy DC4 and no
affordable housing contribution would be required.  

Conclusion
* The principle of residential development is considered acceptable.  The scheme would
adequately protect the amenities of neighbouring properties, safeguard highway safety, be
acceptable in terms of design and density and would contribute to open space provision.
* For the reasons outlined above, it is considered that the proposal complies with the relevant
planning policies and is recommended for approval subject to the imposition of conditions in
respect of materials, parking provision and access and the removal of permitted development
rights for further development.
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3046
MT04
MT06
PD01
PD05
PD06
3995
3998
4000
3996

In accordance with submitted plans
Clay pantiles
Facing bricks and bond to be agreed
No additional windows at first floor
No PD for extensions or roof alterations.
No PD for extensions, garages, ancillary buildings
NOTE - Unilateral undertakings
NOTE: Reasons for Approval
Variation of approved plans
Note - Discharge of Conditions
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SHIPDHAM
Lomond House
Mill Road

Mrs G M Hewson
Lomond House Mill Road

Adrian Morley Architectural Design
Kingsfold Watton Road

Erection of 2 storey dwelling & attached garage with new vehicular access 

Outline

3PL/2012/1069/O

N

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : REFUSAL 

Principle of development
Highway safety
Impact upon trees
Visual impact

 KEY ISSUES

The application seeks outline planning permission for the erection of a two storey detached
dwelling with attached garage with new access onto Mill Road .  The application seeks to only
consider "access" with all other matters reserved for consideration.  The applicant has provided
some illustrative plans of a two storey dwelling.

The application site consists of a rectangular shaped plot which forms part of the residential
garden accompanying Lomond House which is a detached two storey dwelling.  The site lies to
the west of Mill Road in the village of Shipdham.  To the north and west are dwellings and to the
south is a mixed use site (residential and hairdressers).  There are mature trees within the front
(eastern) part of the site.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Chris Raine

No

 EIA REQUIRED

No Allocation
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3PL/2009/0156 - Erection of two storey dwelling and attached garage with new vehicular access -
Withdrawn

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS    

CONTAMINATED LAND OFFICER    

TREE & COUNTRYSIDE CONSULTANT    

Object. 
The Highway Authority has previously resisted proposals accessed off Mill Road, including an
application in 2009 for the erection of a dwelling on this site (3PL/2009/0156).  With this in mind
there are two reasons for refusal, firstly, a lack of visibility available at the site access onto Mill
Road, and secondly, the substandard nature of the road junction between Mill Road and the
A1075.  

Further comments
Drawing 3012-1-F shows the proposed visibility splays taken from a 2.4m setback rather a one of
2m that was shown on the original drawing.  Notwithstanding this change the level of visibility
along Mill Road in both directions has not been improved and this therefore does not overcome
my earlier concerns.
 
In light of the above I remain on the opinion that the application should be refused for the reasons
given in my response of 24 October.

No objection.

The application site hosts significant tree cover which contributes to the street scene of Mill Road
or is of value in its own right. Probably the best trees are a substantial yew on the south boundary
and a beech close to the road frontage. The agent is to be credited for providing an alternative

 CONSULTATIONS

DC.01
DC.02
DC.11
DC.12
DC.16

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

The following policies of the adopted Breckland Core Strategy and Development Control Policies
and the adopted Site Specific Policies and Proposals Document, including the Proposals Maps,
have been taken into consideration in the determination of this application.  The provisions of the
National Planning Policy Framework have also been taken into account, where appropriate 

SHIPDHAM P C -   
Shipdham Parish Council has no objections to this application
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None received.

 REPRESENTATIONS

* The application is referred to the Planning Committee at the request of the Ward Member
having regard to highway issues in relation to a previous application and other applications in the
area.  These issues are considered sufficient to justify determination by the Planning Committee

Principle of Development
* The site is located within the Settlement Boundary and, as such, the general principle of new
residential development is supported by Policy DC2 of the Adopted Breckland Core Strategy.
With this in mind the following paragraphs assess the pertinent points in relation to the proposal.

Highway Safety
* The Highway Authority has previously resisted proposals accessed off Mill Road, including an
application in 2009 for the erection of a dwelling on this site (3PL/2009/0156).  Accordingly, there
are two reasons for refusal, firstly, a lack of visibility available at the site access onto Mill Road,
and secondly, the substandard nature of the road junction between Mill Road and the A1075.  
* Attention has been drawn to a nearby residential scheme which did not result in an objection on
highway safety grounds (3PL/2011/0182/O for 8 dwellings which had a resolution to approve from
Planning Committee).  It should be noted that this conclusion from the Highway Authority was
only reached as a consequence of a number of off-site works being agreed as part of the
scheme.  
* In this instance, as these works have yet to undertaken, nor is it considered financially viable to
undertake these works/or similar in association with this scheme for a single dwelling, the views
of the Highway Authority are considered consistent with previous objections to schemes on Mill
Road. 

Trees
* It is evident that there are mature trees on site which are worthy of retention.  Whilst "siting" is
not to be considered as part of this application it is evident from the submitted plans that a
dwelling can be positioned on site whilst having adequate regard to those trees.  The Tree and
Countryside Consultant is satisfied that the best trees can be kept on site as part of a residential
redevelopment scheme.

 ASSESSMENT NOTES

site layout which now retains these two trees in sustainable positions.
More contentious is the road frontage which comprises a dense hedge, mostly of holly and a
sycamore at the eastern end and a twin-stemmed beech tree directly behind the hedge. In order
to achieve desirable visibility splays the hedge and the sycamore would need to be removed
which would be a significant visual change to Mill Road.
If the scheme was to be approved, those trees to be retained should be protected with fencing as
specified in condition 3414. The holly hedge should be replaced in its revised location with
container grown stock.

PRINCIPAL PLANNER MINERAL & WASTE POLICY -  No Comments Received 
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Refusal of Outline Planning Permission

9900 Inadequate visibility, sub standard access/junction

 RECOMMENDATION

 REASON(S) FOR REFUSAL

Other issues
* Given that appearance, landscaping, layout and scale are not to be considered as part of this
application it is not necessary to consider a detailed scheme.  It is evident from the submitted
indicative plans that a dwelling could be accommodated on site without causing significant harm
to the character and appearance of the area and without causing harm to neighbour amenity
(light, outlook and privacy).

Conclusion
* Notwithstanding that the site is located within the Settlement Boundary for Shipdham, it is
evident that there are concerns relating to the visibility from the site access onto Mill Road and
the unsatisfactory nature of the nearby junction of Mill Road and the A1075 and therefore the
application is recommended for refusal. 




