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No.

S & A Jones Developments Ltd
Mr A Scales
Naturediet Petfoods Ltd
Havebury Housing Partnership
Mrs Syrett
Valley Traction Services Ltd
Mr & Mrs Alan Nichols
Mr A Thompson
Mr & Mrs A Stasiak
Mr D & Mrs M A Cram
Pentney Leisure & Bowls Club
Traditional Norfolk Poultry Lt

Applicant

WATTON
DEREHAM
ICKBURGH
THETFORD
ATTLEBOROUGH
ROUDHAM/LARLING
WATTON
GARVESTONE
ATTLEBOROUGH
COLKIRK
NARBOROUGH
SHROPHAM

Parish

3OB/2012/0004/OB
3PL/2013/0071/H
3PL/2013/0289/F
3PL/2013/0310/F
3PL/2013/0334/O
3PL/2013/0358/F
3PL/2013/0378/O
3PL/2013/0389/O
3PL/2013/0394/CU
3PL/2013/0434/F
3PL/2013/0463/F
3TL/2013/0004/TL

Reference No.
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WATTON
119 Norwich Road

S & A Jones Developments Ltd
c/o agent 

David Futter Asssociates Ltd
Arkitech House 35 Whiffler Road

Revocation of Section 106 on pp 3PL/2009/1084/F  

Planning Obligation

3OB/2012/0004/OB

N

N

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Development viability

 KEY ISSUES

A request has been submitted to vary the terms of an existing section 106 agreement relating to a
housing development in Watton.  The section 106 agreement requires the payment of financial
contributions towards affordable housing (£247,684), off-site recreation (£13,400) and public
transport (£3,000).  It is requested that these requirements are lifted.

The application site is located within an established residential area on Norwich Road, Watton,
and extends to 0.8 hectares.  The site originally comprised a bungalow and garden, and adjacent
paddock.  Following the grant of permission, the bungalow has been demolished and the site
cleared.  No further development has taken place to date.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

Planning permission was granted in August 2010 for a development of 14 dwellings.

 RELEVANT SITE HISTORY

CASE OFFICER: Nick Moys

No

 EIA REQUIRED
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 POLICY CONSIDERATIONS

None

 REPRESENTATIONS

* Planning permission was granted in August 2010 for a development of 14 dwellings on land at
Norwich Road, Watton.  The permission was subject to a requirement to make financial
contributions towards affordable housing, recreation and public transport.  

* A financial contribution towards affordable housing off-site was required in this case, rather than
on-site provision, due to the nature of the development proposed.  Recreation contributions were
required in accordance with Core Strategy Policy DC11.  The public transport contribution was
sought to provide improved bus stop facilities.

* The application submitted includes a Viability Appraisal which seeks to show that the approved
development would not be economically viable with the required contributions.  It is requested
therefore that all of the current planning obligations requiring payment of financial contributions
are lifted.  

 ASSESSMENT NOTES

HOUSING ENABLING OFFICER    
The scheme which has been assessed by the District Valuer includes properties of a significant
size (<259 sqm) with higher specifications on design and materials with costs which are at
variance with figures on comparable schemes.   However, the District Valuer in this instance has
accepted the property size and specification figures and in all other respects the costs associated
with the scheme are similar to those recognised by the Council on developments elsewhere in
the District.  It is regrettable that a scheme of this scale cannot secure an affordable housing
contribution but National policy has recognised that to enable development to come forward in
current market conditions will require Local Planning Authorities to respond positively and
proactively to requests to renegotiate Affordable Housing contributions to ensure that
development provides competitive returns to a willing land owner and a willing developer.

 CONSULTATIONS

DC.04
DC.11
NPPF

Affordable Housing Principles
Open Space
With particular regard to paragraph 205

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 

WATTON TOWN CLERK -   
No objection. 
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Planning Permission RECOMMENDATION

 CONDITIONS

* The submitted Viability Appraisal has been referred to the District Valuer for assessment and
independent scrutiny.  The District Valuer's report concludes that the proposed development
would not be viable with the current planning obligations.

* National planning policy and guidance encourages local planning authorities to adopt a positive
approach to the review of section 106 requirements to enable stalled schemes to come forward
and to deliver more homes and to promote construction and economic growth. 

* On the basis of the advice received about viability, and taking into the wider benefits of
promoting sustainable development, it is recommended that the current obligations are lifted,
subject to a requirement for a viability review in case market conditions improve.
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DEREHAM
Cemex Site
10 Yaxham Road

Mr A Scales
Trafalgar House Rashs Green

Plandescil Ltd
Connaught Road Attleborough

Proposed mix use development (full - new drive thru restaurant & family
restaurant outline - 51 bed hotel & dev.)

Hybrid

3PL/2013/0071/H

N

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle of development
Highway safety
Rail traffic safety
Amenity
Design

 KEY ISSUES

This is a "hybrid" application which consists of a request for "full" planning permission for a drive-
thru restaurant (McDonalds) and a public house/restaurant (Marstons) and "outline" planning
permission for a 51 bedroom hotel and a B8 premises.  The development would be served by two
access points from the adjacent Yaxham Road, the one closest to the railway crossing being a
"no exit" access.

The site is located within the town of Dereham and consists of part of the vacant Cemex site
which was previously used for the manufacturing of concrete building products.  To the north east
of the site is the Yaxham Road carriageway including a large roundabout which affords access to
the nearby A47 dual carriageway and Kingston Road which serves Lidl, Tesco and a range of
commercial/industrial units.  To the west of the site is a railway line beyond which is a recycling
centre and a range of commercial/industrial units.   To the south of the application site, is the
remaining part of the Cemex site beyond which are residential dwellings.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Chris Raine

General Employ
Area
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No relevant site history

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS    

HIGHWAYS AGENCY    

ENVIRONMENT AGENCY    

TOWN PLANNING TECHNICIAN SOUTH EAST NETWORK RAIL    

No objection subject to conditions.

No objection.

No objection subject to conditions.

 CONSULTATIONS

CP.03
CP.05
CP.07
CP.09
DC.01
DC.06
DC.12
DC.13
DC.14
DC.16
DC.19
NPPF

Employment
Developer Obligations
Town Centres
Pollution and Waste
Protection of Amenity
General Employment Areas
Trees and Landscape
Flood Risk
Energy Efficiency
Design
Parking Provision
With particular regard to paras. 6-9, 14, 18-19, 23-24 and 26-27

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 

DEREHAM T C -   
Concerns raised over both access points onto Yaxham Road

No

 EIA REQUIRED
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ENVIRONMENTAL PLANNING    

CONTAMINATED LAND OFFICER    

HEALTH & SAFETY EXECUTIVE    

H M INSPECTOR OF RAILWAYS OFFICE OF RAIL REGULATION    

MID NORFOLK RAILWAY PRESERVATION TRUST    

CRIME PREVENTION/ARCHITECTURAL LIAISON OFFICER    

No objection.  

Whilst the proposal would lead to the loss of some allocated employment land to "non
employment" uses, this would not significantly harm the ability to deliver employment land for the
employment purposes in the future.
Some reservations relating to the level of information submitted in relation to the sequential test,
particularly in relation to a council owned site within Dereham which is presently "available", an
extant permission which exists for a restaurant, motel and petrol filling station on the A47 and the
likely impact of the development on existing and planned public and private spending in Dereham
and the vitality and viability of Dereham in the future.

No objection subject to conditions and an informative in relation to asbestos removal from the
site.

 

 

No objection.

The Office of Rail Regulation supports the Mid Norfolk Railway request for a developer
contribution for a limited upgrade to the Yaxham Road level Crossing. The predominant reason
for the upgrade is to reduce the possibility of road users `reading through¿ and reacting to the
traffic signals ahead of the crossing, thereby potentially moving to block the crossing. There has
been a history of road traffic blocking back across the level crossing and the proposed
development has the potential to increase this risk. New lamps in the crossing wig wags should
be high intensity LEDs, in compliance with the current Euro Norm referred to in the Traffic Signs
Regulations and General Directions,in order to provide an enhanced warning. The lines and signs
should be refreshed especially the Yellow Box markings.

No objection subject to a financial contribution being made towards the required crossing
upgrades.

No objection in principle, issues relating to the position of cycle racks and external lighting should
be addressed.  An informative in relation aiming to achieve "Secured by Design" status should be
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None

 REPRESENTATIONS

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

Principle of Development
* It is evident that the uses proposed are categorised as "town centre uses" as defined within the
National Planning Policy Framework (NPPF). Given that this site does not lie within the Dereham
town centre, there is a requirement to undertake a "sequential test" in accordance with paragraph
24 of the NPPF.  Furthermore, given the size of the development proposed, an assessment of the
impact upon Dereham is required in accordance with paragraph 26 of the NPPF.  The agent has
provided information in relation to this.  On balance, it is considered that it has been adequately
demonstrated that there are no sites currently available in more preferably located sites either in
the town centre or in edge of centre locations and the scheme would not be significantly harmful
to existing or planned investment in Dereham or the viability and vitality of the town centre.  It
should be noted that the Economic Development Team are supportive of the scheme and the
"benefits" it would bring to Dereham.  
* The site is presently allocated as a General Employment Area.  Policy DC6 of the Breckland

 ASSESSMENT NOTES

TREE & COUNTRYSIDE CONSULTANT    

ECONOMIC DEVELOPMENT    

OPERATIONS & COMMUNICATIONS CENTRE    

ENVIRONMENTAL HEALTH OFFICER    

added.

No objection subject to conditions.

The Economic Development Service supports this application in principle as outlined in the
application.  It will bring a significant number and wide range of jobs to the town and area where
such opportunities are currently lacking and will also offer the possibility of drawing tourism to the
town centre.  Jobs will be drawn from the construction as well as from the actual businesses that
occupy the site.  The interest from such well know brands further establishes the town as an
attractive proposition for investment.

Financial contributions to be made to Police Infrastructure.  While information is being collated by
the constabulary regarding this, this representation should be treated as a holding objection.  

No objection subject to conditions.

NORFOLK RIVERS INTERNAL DRAINAGE BOARD -  No Comments Received 

NATIONAL GRID -  No Comments Received 
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Core Strategy seeks to safeguard such sites from non-employment uses.  Whilst the proposed
uses are not employment uses for the benefit of Policy DC6, it is evident that the loss of 1.26ha
of land (the extent of the site area) represents only 2.52% of the total allocated employment land
within Dereham.  This figure is considered to be sufficiently low as to not be likely to result in a
significantly adverse effect on the supply of employment land.
The unit shown as "Future Development" on the submitted plans has been confirmed as a B8 unit
by the agent.  Given that this is an "employment use" this is entirely consistent with the aims of
Policy DC6. 

Highway Safety
* Given the close proximity of the site to the A47 and the nature and scale of the development
proposed, the Highways Agency has been consulted.  They have assessed the scheme, taking
into account the submitted Transport Assessment, and concluded that the scheme is unlikely to
have a significant adverse effect upon the functioning of the A47 and therefore have no objection.
* The Highway Authority (Norfolk County Council) has also assessed the proposal and concluded
that they have no objection subject to the imposition of conditions. 

Rail traffic safety
* The site is in close proximity to an existing rail crossing.  It is evident that an upgrade to the
existing open crossing is required and, with this in mind, a set of upgrades have been agreed with
the relevant regulators (ORR).  Given that the proposal would contribute towards additional
vehicular movements across the crossing it is considered appropriate for the applicant to make a
financial contribution towards part of the costs of these works.  The applicant has agreed to this
arrangement, with a figure of £15000 offered, in the event of approval being granted this would
be secured through a S106 legal agreement.  Mid Norfolk Railway are satisfied with the level of
the contribution offered in this instance.  
* Mid Norfolk Railway have also raised other relevant issues in relation to the railway line, namely
signage, landscaping and fencing details associated with the development.  It is evident that
these matters can be reasonably controlled through suitably worded planning conditions.  Mid
Norfolk Railway are satisfied with this arrangement.

Amenity
* The proposed elements, namely the drive-thru, public house/restaurant, hotel and B8 unit are
entirely compatible with one another and given the separation distances to the existing
neighbouring uses, local amenities are not considered likely to be compromised.

Design
* In design terms, only the drive-thru and public house/restaurant are fully detailed proposals, with
the other items reserved for consideration.  It is considered that the layout and scale of these
developments are compatible with the locality and the relatively simple design, using traditional
external materials, represents an acceptable design approach in this context.

Other issues
* The Tree and Countryside Consultant is satisfied that the arboricultural assessment submitted,
including its conclusions, is acceptable.
* Both the Environmental Health Officer and Contaminated Land Officer have no objection to the
scheme subject to the imposition of planning conditions.
* Given the size of the development, Policy DC14 of the Breckland Core Strategy requires that at
least 10% of its energy requirement be supplied through on-site and/or decentralised renewable
sources.  A planning condition will be used to secure this.
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Planning Permission

3006
3004
3920
3920
3920
3920
3920
3949
3946
3920
3920
3920
3920
3920
3994
4000
3996
2001

Full Permission Time Limit (3 years)
Outline Time Limit (5 years)
External materials in accordance with details submitted
Details of boundary treatments
Details of landscaping
Highway safety related conditions
Environment Agency conditions
Contaminated Land - Site Investigation/Remediation
Contaminated Land - Unexpected Contamination
Environmental Health conditions
Signage details
10% renewable energy
Details of cycle parking to be agreed
Detials of external lighting to be agreed
Secured by Design status should be sought
Variation of approved plans
Note - Discharge of Conditions
Application Approved Following Revisions

 RECOMMENDATION

 CONDITIONS

* The issues raised by Norfolk Constabulary in relation to the position of cycle stands and
external lighting within the development can be dealt with via suitably worded conditions.
* The Community Infrastructure Project Officer from the Norfolk Constabulary has indicated the
need for financial contributions to be made to Police Infrastructure.  It is not considered that there
is a strong policy basis for this request and, in the absence of exact evidence and information as
to what the requirements are and information as to how this links into the development proposed,
it is not considered that the Council can secure such contributions.  

Conclusion
* It is considered that the re-development of this site for the proposed uses would not be harmful
to investment in, and/or the vitality and viability of, Dereham.  Furthermore, the scheme can
deliver a proportionate contribution to mitigate against the impacts upon the adjacent railway
crossing and the scheme is sufficiently well designed so as to relate effectively to its surroundings
and not compromise the amenities of any adjacent site occupiers.  
* On this basis the application is recommended for approval subject to the relevant legal
agreement in relation to a contribution towards rail crossing upgrades being entered into. 
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ICKBURGH
Former Manor Farm Duck Site
Swaffham Road

Naturediet Petfoods Ltd
Shipdham Airfield Ind Est Shipdham

Mr Martin Lewis
Chaplin Farrant Limited 51 Yarmouth Road

Installation of plant & equipment  

Full

3PL/2013/0289/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
Local amenity
Highway safety

 KEY ISSUES

The proposal seeks the installation of external plant and equipment to allow the premises to
operate as a pet food production plant.

The proposed plant and equipment include a chiller plant, dry coolers and fuel tanks.  The plans
also indicate an area for pallet and dolav (liquid storage containers) storage, LPG gas storage, a
chemical store and an area for waste skips and recycling.  All these elements except one fuel tank
are positioned on the northern side of the building.
The elevations indicate a flue extending 2m above the ridge height of the boiler room.

The site is a vacant, former duck processing factory, located to the east of Swaffham Road,
Ickburgh.  It is positioned to the north of the main settlement of Ickburgh (Ashburton Road)

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Viv Bebbington

Not required given the existing plant benefits from a permitted use

 EIA REQUIRED

No Allocation
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3PL/1996/0032/F - Erection of duck processing plant including 2 storey offices - Approved May
1996
3PL/2009/0160 - Change of use to B8 warehouse & storage - Approved May 2009 but not
implemented.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS    

ENVIRONMENT AGENCY    

NATURAL ENGLAND    

TREE & COUNTRYSIDE CONSULTANT    

ENVIRONMENTAL HEALTH OFFICERS    

I understand there is to be no change to the permitted use of the site and that this application
purely seeks approval for the siting of some plant equipment that will be utilised ancillary to the
proposed new owners of the site.  In light of the above and on the basis there are no changes to
the existing access arrangement I would raise no objection to this proposal.

No objection

No objection

The proposal does not present any elements that might be considered to have a detrimental
effect on the Breckland SPA in addition to the status quo.

No objection subject to a condition in respect of noise level

 CONSULTATIONS

CP.03
CP.10
DC.01
NPPF

Employment
Natural Environment
Protection of Amenity
With particular regard to paras. 18-21

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 

ICKBURGH P C -  No Comments Received 

NORFOLK COUNTY COUNCIL MINERALS AND WASTE -  No Comments Received 
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Planning Permission RECOMMENDATION

The following is a summary of representations received:
Increase in noise at night; 24 hour working;  increase in light pollution; increase in traffic; increase
in smell; increase in vermin and flies; devaluation of property values; capacity of mains drainage
system; infringement on human rights

 REPRESENTATIONS

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

Principle of development
* The proposal seeks full planning permission to install plant and equipment at a former duck
processing factory site to enable a company producing pet food to occupy the premises.  The use
of the building for pet food production as opposed to duck processing does not require a change
of use.  Both uses fall under the same B2 'General industrial' Use Class and therefore planning
permission to use the premises for the pet food production is not required.
* The proposed equipment and plant would normally fall under permitted development (ie not
normally requiring planning permission).  However when the factory was originally granted
permission, permitted development rights were removed.
* The scale of the proposed plant and equipment is relatively minor in nature and does not
materially impact on the appearance of the building.  The external equipment is similar in scale to
the external plant which was previously on site. 
* Apart from one fuel tank, all the equipment is located on the northern side of the building and
not facing the settlement of Ickburgh.  The site is well screened by existing planting and therefore
the proposal would not have a significant visual impact on the character of the area.

Local amenity
* The proposal has generated significant local concern relating to issues regarding an increase in
noise, smell and traffic associated with the use of the building.  Whilst there may be concerns
regarding the future use of the site, these issues are outside the scope of the current planning
application as the use does not require planning permission. 
* The Environmental Health Officer has raised no objection subject to a condition in relation to
noise levels.

Highway safety
* The Highway Authority has raised no objection to the proposal on the basis there are no
changes to the access or the permitted use of the site.

Other issues
* The proposal would not have a detrimental impact on the Breckland SPA or nearby SSSI's
* The Environment Agency has raised no objection

Conclusion
The application relates solely to the installation of plant and equipment and not the use of the
building. As such the proposal is considered acceptable and is recommended for approval.

 ASSESSMENT NOTES
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3007
3048
3920
4000
3996
2000

Full Permission Time Limit (3 years)
In accordance with submitted
Noise condition
Variation of approved plans
Note - Discharge of Conditions
NOTE:  Application Approved Without Amendment

 CONDITIONS
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THETFORD
Former Magistrates Court
Old Bury Road

Havebury Housing Partnership
Havebury House Western Way

CAM Architects Ltd
80 St Georges Street Norwich

Conversion of former Magistrates Court into 14 flats 

Full

3PL/2013/0310/F

Y

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle of development
Affordable housing
Impact on character and appearance of the Conservation Area
Trees and landscape
Contributions
Highway 
Crime prevention
Protection of amenity

 KEY ISSUES

The application seeks full planning permission for the conversion of a former magistrates court
into 14 No. affordable housing units with associated parking facilities, storage and amenity areas.
In terms of size the courthouse building would remain as it currently exists with an overall footprint
of approximately 515 sq.m.  The raised central skylight that currently exists, allowing light into the
interior of the building, would be lowered to existing eave level and the building would have a flat
roof with an overall height to a maximum of 7 metres. An eave overhang is proposed on the south
west elevation.

The proposed ground floor accommodation would comprise 5 No. x 2 bedroom units, 2 No. x 1
bedroom units, cycle storage, a communal entrance and hall area and an indoor patio area. Five
of the ground floor flats would have a small terraced area.  The first floor accommodation would
provide 3 No. x 2 bedroom units and 4 No. x 1 bedroom units. The main entrance to twelve of the
flats would be via the internal entrance hall and communal area. The two remaining flats would be
directly accessed via an external doorway.

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Jemima Dean

Primary Shopping
Are
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Three additional windows are proposed along with five sets of patio doors on the ground floor.
Two full length windows with juliet balcony are proposed on the first floor. The entrance hall would
be glazed and external walls would be coloured render to be agreed. Solar shading is proposed
on the south west elevation. UPVC windows are proposed.

14 No. car parking spaces would be provided equating to one per unit. A refuse and recycling
area is intended to the south west of the application site along with an external storage area for
each of the individual flats.

Proposed boundary treatment between the public car park to the north west would comprise low
timber fencing or a brick wall.  Access to the site would remain via Old Bury Lane.

The application site comprises a broadly square shaped parcel of land approximately 0.16
hectares.  The site falls within the Settlement Boundary and Conservation Area boundary and is
located within the primary shopping area of Thetford. The land is bounded to the north east by the
Little River Ouse, to the south east by the Old Coach Gardens, to the north west by the existing
car park, Thetford Bus Station and a small row of terraced cottages, and to the south west by the
Old Coach House. 

The existing courthouse building is broadly square shape approximately 21 x 22 metres, with a
smaller additional square to the south west corner.  The overall footprint of the existing building is
515 sq.m. Access is via Old Bury Lane.

 SITE AND LOCATION

No relevant site history

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

CP.01
DC.01
DC.04
DC.11
DC.16

Housing
Protection of Amenity
Affordable Housing Principles
Open Space
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 

No

 EIA REQUIRED
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ENVIRONMENT AGENCY    

CRIME REDUCTION &ARCHITECTURAL LIAISON OFFICER    

NORFOLK COUNTY COUNCIL HIGHWAYS    

HISTORIC BUILDINGS CONSULTANT    

CONTAMINATED LAND OFFICER    

NATIONAL GRID    

HOUSING ENABLING OFFICER    

ASSET MANAGEMENT    

No objection.

Comments in respect of crime prevention

No objection to revised plans subject to conditions.

Requests further detail in respect of the external render system, proposed eave overhang,
proposed white upvc external joinery should be amended in favour of slim section powder coated
aluminium.

No objection subject to conditions

National Grid has identified that it has apparatus in the vicinity of the application site

No objections

1. The applicant does not own all of the land included on the proposed layout. The existing grass

 CONSULTATIONS

DC.17
NPPF
TH.02

Historic Environment
With particular regard to Paras. 9 and 55
Approach to the Town Centre  Thetford TAAP

THETFORD T C -   
Thetford Town Council are pleased that their comments have been taken on board and the
allocated car parking spaces have been amended from 9 to 14 being one for each flat.
They are still however not in favour of the suggested coloured scheme for the building  

Original comments
The Council considered that the site had been over-developed at the expense of parking
provision. Also that the colour scheme was not in keeping with a conservation area.
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Representations received in response to the application relate to insufficient parking.

 REPRESENTATIONS

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

Principle of development
* The principle of residential development within the Settlement Boundary of Thetford is generally
supported and the site also falls within the Riverside Regeneration Area where proposals to
redevelop or enhance the area should be dealt with positively.

Affordable housing
* The application proposes a scheme for 100% affordable housing units, which would help to
meet the District's housing needs.  The application is supported by the Housing Enabling Officer.

Impact on character and appearance of the area
* The application site falls within the Thetford Conservation Area boundary, and although the
Historic Buildings Consultant has no objection in principle to the proposed change of use, a
number of concerns have been raised.  One of these relates to the submitted Design and Access
which states that the proposed external render system will be in a colour to be agreed; this
contradicts details on the submitted application form which states that the colour of the building
would be grey and graduated in horizontal bands.  It has been requested that the colour and
extent of graduation is clarified.  Further clarification was also requested to inform how the eave
overhang would be provided. The additional detail that has been requested would be secured via

 ASSESSMENT NOTES

TREE & COUNTRYSIDE CONSULTANT    

area adjacent to the river is included within the red line but is owned and controlled by Breckland
Council. Consequently the applicant should issue the relevant certificate to Asset Management at
Breckland Council if he has not already done so.

2. The proposals include some car park provision for residents of the development. Currently
there is a public car park adjacent to the site which is owned by Breckland Council. However, it is
possible that future development of the car park could result in limited or no public parking, and it
should not be assumed that the existing car park will provide any additional parking that might be
required as a result of the proposed change of use.

3. I understand that Breckland Council are keen to maintain a pedestrian link from the car park
and through the development site to Old Bury Road. Drawing 1253-BA-A-PLO6 refers to a fence
or low wall between the two sites although it is not clear where this terminates. It appears that the
gravel hoggin area might provide a link between the sites, but sounds like a soft construction
which might not be suitable for pushchairs etc.

Condition recommended

HISTORIC ENVIRONMENT OFFICER -  No Comments Received 
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condition attached to any planning permission.  
* The application proposes white upvc external joinery.  It was requested that this be amended in
favour of slim section powder coated aluminium.  However, the scheme relies heavily on grant
funding which is not able to factor in aluminium windows within the cost of works.  The applicants
are happy to discuss alternative options and a condition would be attached to the planning
permission requesting window detail to be agreed prior to commencement of development. 
* The conversion of the existing building would bring into use a site that currently stands vacant
and redundant and in this respect the proposed development would have a positive impact on the
character and appearance of the area. 
 
Trees and landscape
* No trees are proposed to be removed as part of the application and no mention is made of any
works required to external service lines.  The Tree and Countryside Consultant has requested
that it is conditioned to any consent that no works within the root protection areas of any of the
adjacent trees should take place until the details have been agreed in writing with Breckland
Council.

Necessary contributions
* Recreational contributions consistent with Policy DC11 of the Adopted Core Strategy would also
be provided and secured via a Section 106 legal agreement.

Highway safety
* The application originally proposed to provide 9 No. car parking spaces for 14 No. units.  The
Highway Authority raised no objection in principle to the proposal but in relation to on-site parking
it was recommended that this be provided at 1 space per residential unit and that cycle parking
was also to be provided. 
* In response to this the applicant has submitted a revised layout providing the recommendation
of one parking space per unit.  

Crime prevention and architectural liaison
* The Crime Prevention and Architectural Liaison Officer considered that few crime prevention
measures were being employed, and emphasised the opportunity to design out crime at the
planning stage. Further to a meeting held with the liaison officer, revised drawings were
submitted taking into account the advice given with regards to Secured by Design. The revised
plans have been sent to the Crime Prevention and Architectural Liaison Officer for comment.

Protection of amenity
* In terms of the impact of the development on amenities of the area and residential amenity, the
proposal would be well screened and is sufficiently distanced from neighbouring properties to
avoid overlooking and loss of privacy.  To the west of the application site is a small terrace of two
storey dwellings, the aspect of which is such that the rear of the property maintains privacy and in
terms of amenity impact would be minimal.
* The boundary to the south west of the application site comprises a brick wall approximately 2.2
metres and maintains privacy to the Old Coach House in this direction.
* In terms of visual amenity the appearance of the townscape would be improved and it is
considered that overall the proposal represents a positive form of development.

Other matters
* In respect of the proposed boundary treatment, a condition would be attached to any planning
permission requesting details of this to be approved prior to commencement of development.
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Planning Permission

3007
3048
HA24
3944
3946
3450
MT03
MT03
3405
3994
3994
3994
3923
4000
3996
2001
3970

Full Permission Time Limit (3 years)
In accordance with submitted
Provision of parking and servicing - when shown on plan
Contaminated Land - Desk Study/Site Investigation
Contaminated Land - Unexpected Contamination
Landscaping condition - No works within RPA
External wall and roof materials to be agreed
Window materials to be agreed
Fencing/walls - details and implementation
Non-standard note - EA Pollution Control
Non-standard note - EA Flood Defence Consent
Non-standard note - EA Foul Water Drainage
Contaminated Land - Informative (Extensions)
Variation of approved plans
Note - Discharge of Conditions
Application Approved Following Revisions
NOTE:  S106 agreement

 RECOMMENDATION

 CONDITIONS

Thetford Town Council's concerns have been addressed.  Asset Management have been issued
with the relevant certificate and comment relating to boundary treatment and the adjacent car
park are noted.

Conclusion
* The application site falls within the Settlement Boundary of Thetford and residential
development is generally supported in this location.  The proposal would provide 14 No.
affordable units and help to meet the housing needs of the District. The proposed development
would bring into use a vacant site and in the large part would have a positive impact on the
character and appearance of the area.  The proposed development is acceptable in terms of
residential and visual amenity and the parking layout is considered to provide adequate parking
for this number of dwelling units in this location.  In conclusion, the proposal represents a positive
form of development and is, therefore, recommended for approval.



BRECKLAND COUNCIL - PLANNING COMMITTEE - 01-07-2013

DC131_new

5

ATTLEBOROUGH
Land Opposite Old Hall Farm Barn

Mrs Syrett
Old Hall Farm Barn Burgh Common

Lucas Hickman Smith
21 Town Green Wymondham

Erection of 2 bed dwelling in connection with farming enterprise 

Outline

3PL/2013/0334/O

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : REFUSAL 

Principle - essential need 
Siting/ location
Visual impact on rural character
Highway issues

 KEY ISSUES

The proposal seeks outline permission for the erection of an agricultural dwelling in connection
with an existing agricultural holding.  The holding has one existing dwelling.  The additional
dwelling would be occupied by the applicant to enable her son and family to move into the existing
farmhouse.

Access and scale form part of the proposal.  All other matters are reserved.  The plans indicate a
two bedroom dwelling and attached garage.

The site is in open countryside outside a Settlement Boundary.  The site is an area of overgrown
land located to the south of the existing entrance to the farm and farm house.  The site adjoins an
existing dwelling to the west.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Viv Bebbington

No

 EIA REQUIRED

No Allocation
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3PL/2012/1082/O - Erection of 3 /4 bedroom agricultural dwelling - Withdrawn
3PL/1999/1327/F - Conversion of barn to agricultural dwelling - Approved 9/11/2000

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

The following is a summary of representations received;
Increase in traffic on narrow frequently flooded road;
Existing farm house is sufficient to provide security;
Annex would be more suitable accommodation for an elderly lady.

 REPRESENTATIONS

CONTAMINATED LAND OFFICER    

NORFOLK COUNTY COUNCIL HIGHWAYS    

NATIONAL GRID    

No objection subject to conditions

Objection: The unclassified road serving the site is considered to be inadequate to serve the
development proposed, by reason of its poor alignment / restricted width / lack of passing
provision. The proposal, if permitted, would be likely to give rise to conditions detrimental to
highway safety.

No objection

 CONSULTATIONS

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

Sustainable Rural Communities
Protection of Amenity
Open Space
Design
With particular regard to para 55

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 

ATTLEBOROUGH TC -   

BESTHORPE P C -   

Comments: the rationale for development was noted however there was some concern about
future use and it was also acknowledged that the application is outside the settlement boundary.

Besthorpe PC has no objection to this application.
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* The application is referred to Planning Committee at the request of the Ward Representative on
the basis of security and wellbeing of horses.

Principle of the development
* The application site is located outside a Settlement Boundary and, as such, the general
principle of a new residential development is not supported unless there are special
circumstances as set out in Policy CP 14.  The policy states that dwellings required in association
with existing rural enterprises, where it complies with the requirements of national guidance, will
be permitted.
* Para 55 of NPPF advises that new isolated homes in the countryside should be avoided unless
there are special circumstances such as the essential need for a rural worker to live permanently
at or near their work place.
* In this instance the application has been submitted on the basis of an agricultural justification in
connection with an agricultural enterprise.
* The submitted information indicates that the enterprise consists of 92.5Ha; 76 Ha arable, 10 Ha
grazing and the remaining farm buildings etc.  The applicant and her son are partners in the
business.
* The holding has 9 heavy horses (Suffolk Punch) and can also accommodate up to 3 additional
livery horses.
* The holding has an existing farm house which is occupied by the applicant, who currently
provides the 24/7 hour presence on the farm.  The documentation would suggest that the
additional dwelling would enable her to move to the new dwelling and allow the son and his
family, who currently live in Attleborough, to occupy the farm house.
* The applicant's son can be away from the farm for up to 3 days a week in the Spring and late
Autumn taking horses to shows, attending horse shows and helping other farms with their horses
etc.  It has been suggested that a presence on the holding is required whilst the son is absent, for
security reasons and also on welfare grounds.
* Any proposal for an additional dwelling on an agricultural holding should demonstrate that there
is an essential need for two full time workers to be available day and night.  It is considered that
the applicant has not demonstrated that there is a full time need for 2 agricultural workers to be
accommodated on the holding to provide 24/ 7 care/security for 365 days of the year.  The need
would appear to be required only whilst the son is absent.  It is considered that justification for a
dwelling on grounds of security should not be given significant weight given there is an existing
dwelling on the holding to provide security and the availability of monitoring/alarm systems etc.   It
has not been demonstrated that other forms of accommodation, for instance an annex, are not
appropriate in this instance.  The holding has an existing dwelling which currently supports the
essential need.

Scale and location
* The site is located on the opposite side of the road to the farmhouse and buildings.  The site
would overlook the access to the farm and provide a degree of surveillance of the access.  No
information has been submitted as to alternative sites closer to the stables.  In terms of scale the
proposal is considered acceptable.

Highway issues
* The Highway Authority has raised an objection to the proposal on the basis that the proposal
would result in an increase in traffic on a narrow, severely substandard stretch of road which has
limited passing opportunities and restricted forward visibility.  Given the proposal would reduce
the need for the applicant's son to visit the site on a daily basis, it is considered the proposal may
reduce vehicular activity. Therefore it is considered a recommendation of refusal on highway

 ASSESSMENT NOTES
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Refusal of Outline Planning Permission

9900
9900
2002

Lack of evidence of essential need
Lack of provision for contribution to open space
Application Refused Following Discussion - No Way Forward

 RECOMMENDATION

 REASON(S) FOR REFUSAL

grounds could not be justified on appeal.

Other issues
* The Council's Contaminated Land Officer has raised no objection subject to conditions
* A unilateral agreement to secure the provision of a financial contribution towards open space
and recreation has not been signed and therefore the application is contrary to policy DC 11.

Conclusion 
* The application has failed to demonstrate that there is an essential need for two permanent
dwellings in connection with the agricultural holding and a unilateral agreement in respect of open
space has not been secured.
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ROUDHAM/LARLING
Roudham Park Industrial Estate
Roudham Road

Valley Traction Services Ltd
Ross House Ayton Road

Plandescil Ltd
Connaught Road Attleborough

Erection of  two semi-detached warehouse/industrial buildings  

Full

3PL/2013/0358/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
Design and visual impact
Impact upon residential amenity
Highway safety

 KEY ISSUES

This application seeks full planning permission to construct two semi-detached L-shape
warehouse/industrial buildings at the southern end of land on which the applicant's existing
business, known as Valley Traction Services Limited, operates.  Building two would have a gross
external floor area of 1,174m2 and would be used for storage purposes only in connection with
the existing business.  Building 3 would provide a further 1,192m2 of industrial/storage space,
with the end user currently unidentified.  

Both buildings would measure 9.4 metres to the ridgeline and would be constructed using steel
frames finished with coated profile steel sheeting in goosewing grey with poppy red detailing to
match the existing building under construction on the site.   

The application site is situated on part of the Roudham Park Industrial Estate and is accessed via
a private road which adjoins the Roudham Road to the south of the site.  The site on which the
new buildings are proposed contains a number of storage containers and portacabins.  A storage
building which was approved in 2012 in connection with the applicant's business is currently under
construction to the rear of the site (ref: 3PL/2012/0189/F).  To the north and east of the site are

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Liz Starling

General Employ
Area
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further commercial buildings.  To the west is a residential property with substantial curtilage
known as Chattel House.

Full planning permission was recently granted for the erection of a storage building in connection
with the applicant's business on land to the north of the site (ref: 3PL/2012/0189/F) which is
currently under construction.

Planning permission was also granted in 2006 for the erection of a office/storage building and the
parking of articulated vehicles (ref: 3PL/2005/1784/F).

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

CP.03
CP.11
CP.12
DC.01
DC.06
DC.12
DC.14
DC.15
DC.16
DC.19
NPPF

Employment
Protection and Enhancement of the Landscape
Energy
Protection of Amenity
General Employment Areas
Trees and Landscape
Energy Efficiency
Renewable Energy
Design
Parking Provision
With particular regard to para. 19

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 

ROUDHAM & LARLING P C -   
My Council objects strongly to one element of this application, namely the proposed use being for
B2 General industrial use.

The industrial estate is almost exclusively restricted to B1 (c) Light industrial and B8 Storage or
distribution. There are some businesses in the B2 class, but they have been present on the site
for a long time, and so have been permitted to continue despite the introduction of these

No

 EIA REQUIRED
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NORFOLK COUNTY COUNCIL HIGHWAYS    

TREE & COUNTRYSIDE CONSULTANT    

ENVIRONMENTAL HEALTH OFFICERS    

NATURAL ENGLAND    

ENVIRONMENT AGENCY    

AIR QUALITY OFFICER    

CONTAMINATED LAND OFFICER    

No objection based on the amended plan, and the imposition of a condition in respect of on-site
parking and turning arrangements.  

No objection subject to the Tree Protection Plan and Method Statement provided by Plandescil
dated 16.04.13 being conditioned to any consent.

No objection subject to unit 3 being restricted to B1/B8 use due to its proximity to the
neighbouring dwelling and the imposition of conditions to alleviate environmental concerns
including operation of machinery, hours of operation and noise restriction measures. 

No objection. 

No objection subject to the imposition of conditions in respect of drainage and contamination.

No objection on the grounds of Environmental Protection Air Quality.

No objection.

categories, and when they cease trading the concession will end.

To give permission for this development to have B2 use would represent a fundamental change
on the estate and set a precedent for the future which could result in the whole nature of the
business carried out there changing. 

However, were this to be changed from B2 to B1(c) Light industrial and B8 storage or distribution
only, then subject to conditions confirming the operating hours as stipulated and that the lighting
did not spill from the site to the detriment of neighbours, this objection would be withdrawn.

EAST HARLING I D B -  No Comments Received 

NORFOLK WILDLIFE TRUST -  No Comments Received 

CRIME PREVENTION/ARCHITECTURAL LIAISON OFFICER -  No Comments Received 

NORFOLK RIVERS INTERNAL DRAINAGE BOARD -  No Comments Received 
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Planning Permission RECOMMENDATION

No letters received to date.

 REPRESENTATIONS

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

* The application seeks full planning permission to construct two semi-detached L-shape
warehouse/industrial buildings on land at the southern end of land on which the applicant's
existing business, known as Valley Traction Services Limited, operates.  

Principle of development
* The construction of the units proposed accords with the National Planning Policy Framework
which seeks to build a strong and competitive economy.  The site also lies within a designated
General Employment Area where Policy DC6 of the Breckland Core Strategy also supports the
principle of employment uses such as B1/B2 and B8 uses.   

Design and visual impact
* The buildings proposed are considered acceptable in terms of their design, scale, materials and
siting and would be consistent with the appearance of other buildings on the adjacent industrial
estate.  As such, it is considered that the scheme would accord with Policy DC16 of the
Breckland Core Strategy. 

Impact upon residential amenity
* The agent has confirmed that both buildings will be used for B1 and B8 uses only.
* A residential property (Chattel House) lies to the west of the site.  Notwithstanding this, due to
the distance of separation of the site from this property and on the basis of the units being
restricted to B1/B8 use, no objection has been raised by the Council's Environmental Health
Officer to the scheme subject to the imposition of conditions in respect of noise. As such, it is
considered that the residential amenities of neighbouring properties would be adequately
protected in terms of noise, light and privacy, and the scheme would accord with Policy DC1 of
the Breckland Core Strategy.   

Highway safety
* The Highways Authority has assessed the proposal and, based on the amended plan submitted,
no objection has been raised subject to the imposition of a condition in respect of parking and
turning arrangements.  

Other issues
* The Environment Agency has raised no objection to the scheme subject to a condition in
relation to surface water drainage.
* Furthermore, the Council's Contaminated Land Officer has raised no objection to the scheme.

Conclusion
* In conclusion, the application is considered to be acceptable and is recommended for approval
subject to conditions.  

 ASSESSMENT NOTES
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3007
3048
3920
HA24
3920
3920
3920
3920
3920
3920
3920
3920
3920
3960
3996
4000

Full Permission Time Limit (3 years)
In accordance with submitted
Materials condition
Provision of parking and servicing - when shown on plan
Noise condition
Noise condition
Noise condition
Noise condition
Use class restriction condition
Renewable Energy condition
EA surface water condition
Tree report condition
Surface water drainage condition
NOTE:  E.A notes attached
Note - Discharge of Conditions
Variation of approved plans

 CONDITIONS
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WATTON
Garden of 26 Watton Green

Mr & Mrs Alan Nichols
26 Watton Green Watton

Sketcher Partnership Ltd
First House Quebec Street

Retirement bungalow   

Outline

3PL/2013/0378/O

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : REFUSAL 

Principle of development
Sustainability

 KEY ISSUES

The application seeks outline planning permission for the erection of a single storey detached
dwelling within the garden of an existing dwelling.  The application seeks to deal with "access"
only with all other matters reserved for consideration.  The applicant has provided an indicative
set of plans which indicate a two bedroom dwelling with attached garage. The dwelling would be
accessed via a new access onto the adjacent Carbrooke Road.  The site is located outside the
Settlement Boundary.

The application site consists of a rectangular shaped parcel of land which forms the side garden
to an existing detached single storey dwelling on Watton Green.  To the north-west of the site is
the Carbrooke Road which affords access to the site.  To the north-east of the site there is an
area of countryside; to the south is a site which is being developed for residential development
and to the west is the existing dwelling which accompanies the site.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Chris Raine

No

 EIA REQUIRED

No Allocation
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No relevant site history

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

None received.

 REPRESENTATIONS

* The application is referred to the Planning Committee at the request of the Ward
Representative on the grounds that whilst outside of the settlement boundary, adjacent sites are
being developed to provide residential dwellings and acknowledging Breckland District Council's
lack of an up-to-date 5 year land supply for housing. 

 ASSESSMENT NOTES

CONTAMINATED LAND OFFICER    

NORFOLK COUNTY COUNCIL HIGHWAYS    

ENVIRONMENTAL HEALTH OFFICERS    

No objection subject to a condition.

No objection subject to a condition.

No objection.

 CONSULTATIONS

CP.01
DC.01
DC.02
DC.11
DC.16
NPPF

Housing
Protection of Amenity
Principles of New Housing
Open Space
Design
With particular regard to paras 49 and 55.

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 

WATTON TOWN CLERK -   
The Council recommended refusal on the grounds that it is outside the Settlement Boundary.
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Principle of Development
* The site is outside of the Settlement Boundary for Watton and, as such, there is a general
presumption against new residential development unless there are special circumstances eg
agricultural worker's dwelling in accordance with Policies SS1 and DC2 of the Breckland Core
Strategy and the National Planning Policy Framework (NPPF).  
* Notwithstanding this, and as indicated by the agent, it is evident that the District does not benefit
from having a 5 year supply of housing land and the NPPF makes provision, in principle, for Local
Planning Authorities to positively consider sites that are not within defined Settlement Boundaries.
This must be balanced against other policy requirements and aims eg securing sustainable
development, protecting the countryside, good design etc.
       
Sustainability
* The agent has referred to the existence of permissions for residential development granted on
land to the south of the site, despite this being outside of the defined Settlement Boundary for
Watton;  these having been granted due to the aforementioned lack of a five year land supply for
housing.  Whilst this is true, it is necessary to understand that these developments are to be
accessed via Norwich Road and, as such, these developments afford access to the facilities
within Watton for a wide range of modes of transport and for pedestrians.  The same cannot be
said for this development which is accessed via Carbrooke Road which affords no such
pedestrian facilities, resulting in a development entirely dependent upon the private car.  
* It should also be noted that the benefits of the adjacent schemes are greater by virtue of the
level of development proposed as they make a substantially bigger contribution towards the
existing deficit.  In this instance a single dwelling would make a very small contribution towards
overcoming the current deficit.  To date Members have not considered the benefit of a single
dwelling as being sufficient to outweigh the normal policy constraints.
* With this in mind it is considered that the proposal fails to provide adequate pedestrian access
to local facilities and services and would result in an over-reliance on the private car.  

Other issues
* The Highway Authority, Contaminated Land Officer and Environmental Health Officer have no
objections to the application subject to conditions.
* With regard to the visual impact of the scheme, whilst the application does not seek to deal with
"layout" or "appearance" it is evident that a dwelling as indicated in the illustrative scheme would
not be significantly harmful to the character and appearance of the area.
* The site does have some mature vegetation at the site.  Whilst the application does not seek to
deal with "layout" or "appearance" it is evident that a dwelling as indicated in the illustrative
scheme may result in the loss of some vegetation.  However, none of the specimens that may be
affected are of significant importance and, as such, their loss would not be a reason for objecting
to the scheme.
* It has been suggested by the agent that this proposal would provide "affordable housing".  It
should be noted that this dwelling cannot be considered to be an "affordable dwelling" for the
purposes of the planning system.  The fact that it is of modest size and thereby reflected in the
value of the dwelling does not make it affordable.

Conclusion
* In conclusion, the site lies outside of the defined Settlement Boundary for Watton and in a
location which has insufficient access to local facilities by a range of sustainable transport modes,
with an over-reliance upon the private car and, as such, is unsustainably located.  The argument
relating to the District's lack of a five year housing land supply is not an issue given that the
proposal relates to only one dwelling.  On this basis the application is recommended for refusal. 
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Refusal of Outline Planning Permission

9900
9900

Outside of settlement boundary
Insufficient pedestrian links to local services

 RECOMMENDATION

 REASON(S) FOR REFUSAL
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GARVESTONE
Thuxton Lakes
Station Road

Mr A Thompson
c/o agent 

Paul Took Planning
60 Neatherd Road Dereham

Manager's dwelling in association with fishing lakes 

Outline

3PL/2013/0389/O

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : REFUSAL 

Principle of development 
Need
Design and appearance 
Trees and landscape 
Amenity 
Biodiversity 
Highway safety
Contaminated land

 KEY ISSUES

The application seeks outline planning permission, with all matters reserved, for a manager's
dwelling in association with fishery lakes.  Indicative drawings indicate a two storey dwelling.  

The application is accompanied by an assessment of the need for a manager's temporary
dwelling  and a Phase 1 habitat survey and protected species assessment.

The dwelling would be sited on an area of grassland outside a Settlement Boundary.  To the north
is an existing pond and to the south and west are existing open grassy fields.  To the east of the
site is a mature hedgerow.  The proposed development would also be within 65 m of existing
animal husbandry units.  The site is accessed from Station Road.  The proposed dwelling is to be
located close to the site entrance.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Jayne Owen

No Allocation
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3PL/2012/0808/O - Manager/bailiff's dwelling in association with fishing lakes - Refused 31
October 2012 on grounds of lack of need, landscape impact, ecology and amenity
3PL/2007/1259/F - Erection of manager's dwelling - Refused 23 October 2007

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS    

CONTAMINATED LAND OFFICER    

ENVIRONMENTAL HEALTH OFFICERS    

No objections.  Recommend that the occupancy of the dwelling be tied either via a condition or
legal agreement.

No objections.

As previous application; recommend refusal on basis that the proposed development would be
within 65 metres of existing animal husbandry units and any residential property could be

 CONSULTATIONS

CP.10
CP.11
CP.14
DC.01
DC.02
DC.08
DC.11
DC.12
DC.13
DC.16
DC.19
NPPF

Natural Environment
Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Tourism Related Development
Open Space
Trees and Landscape
Flood Risk
Design
Parking Provision
With particular regard to paras. 17 and 55

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 

GARVESTONE P C -  No Comments Received 

No

 EIA REQUIRED
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TREE & COUNTRYSIDE CONSULTANT    

MINISTRY OF DEFENCE    

ENVIRONMENTAL PLANNING    

ENVIRONMENT AGENCY    

NATURAL ENGLAND    

subjected to animal odours.  Should a resident be allowed to live at this location they would have
the right to complain about adverse animal odours, this could result in potential burdens on the
farming operations. 

Should approval be given then any recommendations from the Environment Agency to prevent
pollution from any development should be made conditional to that approval.

Thuxton village itself has no settlement boundary and the proposal site is in undeveloped
countryside in the Upper Yare Valley Landscape Character Unit, on land which could be
considered as high value nature conservation valley bottom.
Policy CP11: Protection and Enhancement of the Landscape relates. 
The development of the site in line with the enablements detailed in the justification statement by
Dr Broughton would represent a significant development from the current level. It must be seen
as a direct consequence of any consent for a new house and must be judged alongside it. The
venture would represent a contra-ecological intensive stock rearing exercise where introduced
stock are fed by imported food while naturally competing species and predators would be
excluded. An expansion of the facility would introduce not only a new house but car parking and
other support features such as oxygenation equipment and exclusion cages into this rural
landscape.
The proposal does not seem to be sufficiently weighted to overcome the conflict with policy
CP11.

No objections

Paragraph 55 of the NPPF is of particular relevance which is in general conformity with the
approach taken through criterion 3 of Core Strategy CP14.  
No information is included as to whether the applicants have looked/considered other properties
for sale within the vicinity of the lakes, including Thuxton and Garvestone.  This could provide the
applicants with a close presence to the site.  
The site lies within the character area for the River Blackwater and therefore Core Strategy CP11
is relevant.

No objections subject to conditions.

From the information provided with this application, it does not appear to fall within the scope of
the consultations that Natural England would routinely comment on.  The lack of specific
comment from Natural England should not be interpreted as a statement that there are no
impacts on the natural environment but only that the application is not likely to result in significant
impacts on statutory designated sites, landscapes or species.  
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Representations have been received raising the following issues:
Impact on wildlife and decline in amphibians;  no significant change to previous scheme;
inaccurate protected species reports;  question validity of ecology report based on local
knowledge;  excessive size of dwelling;  bait shop would result in increased traffic movements;
inadequate access;  insufficient justification for 24 hours supervision on site;  fails to enhance
site;  previous refusals and results of consultations remain relevant;  expansion of use with
generators etc will produce noise and pollution and impact on wildlife;  detriment to countryside 

 REPRESENTATIONS

* The application is referred to the Planning Committee at the request of the Ward Member on
the basis of supporting the leisure industry.

Principle of development 
* The application is a resubmission of a proposal which was refused by the Planning Committee
at their meeting held on the 31st October 2012.
 
* Paragraph 55 of the National Planning Policy Framework states that Local Planning Authorities
should avoid new isolated homes in the countryside unless there are special circumstances such
as the essential need for a rural worker to live permanently at or near their place of work in the
countryside. 

* Core Strategy Policy CP11 Protection and Enhancement of the Landscape states 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 particular regard to maintaining the aesthetic and biodiversity qualities
of natural and 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.  High protection will also be given to the River Valleys and Chalk Rivers in
Breckland as identified in the Landscape Character Assessment recognising their defining natural
features, rich biodiversity and the undeveloped character of their shallow valleys.

* Core Strategy Policy DC11 provides that all new residential development is expected to provide
a contribution towards outdoor playing space.  At the time of writing a signed and completed
undertaking is awaited.  

* One of the core planning principles set out under paragraph 17 of the National Planning Policy
Framework is that Local Planning Authorities should always seek to secure high quality design
and a good standard of amenity for all existing and future occupants of land and buildings.  

* This advice is reflected in Core Strategy Policy DC1 which states that for all new development
consideration will need to be given to the impact upon amenity.  Development will not be
permitted where there are unacceptable effects on the amenities of the area or the residential
amenity of neighbouring occupants or future occupants of the development site.  When
considering the impact of the development on residential amenity, regard will be had to
overlooking and/or privacy loss, dominance or overshadowing, odour, noise, vibration or other
forms of disturbance, other forms of pollution (including contaminated land, light pollution or the
emission of particulates), important features or characteristics of the area; or quality of the

 ASSESSMENT NOTES
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landscape or townscape.

Need 
* The resubmission is submitted with additional information primarily in the form of a justification
assessment commissioned and produced by a fisheries management consultant.  The statement
concludes that there is a functional need for a dwelling on the site to prevent loss of stock if
conditions within the lakes alter and for improved security to the site.  Security alone is not
normally considered sufficient reason for meeting the essential need for a worker to live on site.
There are likely to be other security measures which should be implemented in the first instance. 
* The functional need appears to predominantly relate to the potential loss of stock through
changes to conditions within the lake and the monitoring of the fish condition.  The justification
states that intervention is needed if equipment fails or to deploy the equipment to prevent stock
loss if conditions alter.  Previous appeals have supported the use of remote alarms to alert if
conditions change and it is not clear from the submission whether such equipment is currently
being used.

Trees and Landscape 
* The application site is situated in an isolated location in the countryside and the erection of a
large two storey dwelling would significantly detract from the area.  Whilst it is accepted that there
are mature hedgerows along the south-eastern boundary of the site, the height of any building
would be far higher than the hedgerow and would be highly visible in this rural locality.  The lack
of other dwellings in this area and the open nature of the surrounding fields means that the
proposed dwelling would not be in keeping with this context.    

Amenity
* The proposed development would be within 65 m of existing animal husbandry units and any
residential property could be subjected to animal odours.  Should a dwelling be allowed to be
constructed in this location they would have the right to complain about adverse animal odours
which could result in potential burdens on the farming operations of the adjacent landowner.  The
Council's Environmental Health Officers object to the proposal on the basis that it would not
provide adequate living conditions for future occupiers by virtue of odour.  The development, if
permitted, would therefore conflict with Paragraph 17 of the National Planning Policy Framework
and Core Strategy Policy DC1 (Protection of Amenity).

Biodiversity
* The value of the site in ecological terms has been reduced by the creation of the fishing lakes.
The site once formed part of a wetland meadow.  The Tree and Countryside Consultant objects
to the proposal on the basis that it would further detract from the ecological value of the site.  

Highway Safety
* Norfolk County Council Highways have been consulted on the proposal and have commented
that the site lies outside of Garvestone village in a location away from local services and public
transport connections.  As such the Local Planning Authority will have to be satisfied that a
proven need has been demonstrated for the dwelling.  
* From inspection of the site it is evident that Station Lane varies in width and that in places it
would be considered suitable for single file traffic only.  However, the lakes already have
permission for recreational fishing and therefore already have the potential to generate a
significant number of daily vehicular movements, especially as the consent notice allows up to 40
pegs to be accommodated.  In addition, the use of the lakes is likely to involve a manager having
to visit the site daily and therefore there is also an argument that a tied dwelling could potentially
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Refusal of Outline Planning Permission

9900
9900
9900
9900
2002

Insufficient justification
Detrimental to landscape character
Ecological impact
Impact on amenity
Application Refused Following Discussion - No Way Forward

 RECOMMENDATION

 REASON(S) FOR REFUSAL

reduce the number of movements generated from the site.  Should the Local Planning Authority
be minded to approve the application it is recommended that the occupancy of the dwelling be
tied either via a condition or legal agreement.  

Other Matters
* Surface water/foul water drainage
The site is located within flood zone 1 (low risk).  The Environment Agency has raised no
objection to the proposal subject to a condition requiring that prior to the commencement of
development a scheme for the provision and implementation of foul water drainage shall be
submitted and agreed in writing with the Local Authority and the works/scheme constructed and
completed in accordance with the approved plans/specification at such time(s) as may be
specified.  
* Contaminated Land
The Council's Contaminated Land Officer has been consulted and no contaminated land
objections have been raised.  

Conclusion 
* The application is recommended for refusal on the grounds that it represents the erection of a
dwelling in the countryside without sufficient justification. It is considered that it would have a
harmful impact on the ecology and landscape of the area and would not provide acceptable living
accommodation for future occupiers owing to odour from a nearby livestock holding.
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ATTLEBOROUGH
Little Barn
Eden Lane

Mr & Mrs A Stasiak
Clifton Villa Station Road

Mr Marck Funchal
2 Exchange Street

Change of use from D1 to A1 and A2  

Change of Use

3PL/2013/0394/CU

Y

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Policy
Amenity
Highway issues

 KEY ISSUES

The application seeks full planning permission for change of use from D1 (veterinary surgery) to
A1 (retail) and A2 (financial and professional).  The proposal does not include any alterations to
the building.

The site is located within the Attleborough Conservation Area and Primary Commercial Area.
The site fronts the west of Eden Lane, facing Edenside Drive public car park in the centre of the
town.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

3PL/2010/0980 - Change of use to dental practice (D1) erection of single storey extension to front
- Approved.

 RELEVANT SITE HISTORY

CASE OFFICER: Viv Bebbington

No

 EIA REQUIRED

Sites with PP 4 HSG
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Historically part of the building has been used for retail.

 POLICY CONSIDERATIONS

None

 REPRESENTATIONS

* The application is referred to Planning Committee as the applicant is a Ward Representative.

Policy
* The building is located within the town centre and primary commercial area; however it does not
occupy a designated primary or secondary frontage.  The proposal accords with Policy DC 9
which supports proposals where they improve town centre environments.
 
Amenity
* The proposed change of use would not impact on the amenity of the area either  in terms of
impact on the neighbouring residential properties or in visual terms.

Highway issues
* The building is situated adjacent to a public car park which includes disabled parking.  Policy
DC 19 allows for car free developments within town centres and therefore the proposal does not
raise any highway issues.

 ASSESSMENT NOTES

NORFOLK COUNTY COUNCIL HIGHWAYS    

ASSET MANAGEMENT    

No objection given history of the site and proximity to town centre and public car parking

Acknowledged, but no specific comments

 CONSULTATIONS

DC.01
DC.09
NPPF

Protection of Amenity
Proposals for Town Centre Uses
With particular regard to para. 23

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 

ATTLEBOROUGH TC -   
No objections

NORFOLK COUNTY COUNCIL MINERALS AND WASTE -  No Comments Received 
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Planning Permission

3007
3048
4000
3996
2000

Full Permission Time Limit (3 years)
In accordance with submitted
Variation of approved plans
Note - Discharge of Conditions
NOTE:  Application Approved Without Amendment

 RECOMMENDATION

 CONDITIONS

Conclusion
* In conclusion the proposal is acceptable in terms of use and would not have a significant
adverse impact on existing amenity or parking provision and is therefore recommended for
approval.



BRECKLAND COUNCIL - PLANNING COMMITTEE - 01-07-2013

DC131_new

10

COLKIRK
Azure Plot 2
Market Hill

Mr D & Mrs M A Cram
Azure Market Hill

SMG Architects in Association with
James Bond Architect The Studio

MMA to 3PL/2011/0747/F in respect of height of house & garage is greater than
approved plans (retrospective)

Full

3PL/2013/0434/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

Neighbour amenity
Visual impact

 KEY ISSUES

This application is for a retrospective minor material amendment to 3PL/2011/0747/F which
granted planning permission for a detached dwelling, part two storey and part single storey,
contemporary design with flat roof and a significant amount of glazing.  The amendment proposes
an increase in height of the single storey part of the dwelling by 375mm and the height of the two
storey element by 370mm.  It should be noted that the dwelling also now includes some
photovoltaic panels on the roof which were not included in the approved scheme.  

The application site consists of a nearly completed new dwelling which was formerly part of the
garden to The Rectory which is a detached dwelling to the south of the application site.  The site
is accessed via Market Hill which is located to the west, this also serves The Rectory and another
relatively new dwelling to the west of the application site.  To the north-west is a further
neighbouring property.  There are no immediate neighbours to the east of the site.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Chris Raine

No

 EIA REQUIRED

No Allocation
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3PL/2011/0747/F - Two storey house and garage - Approved.
3PL/2009/0500/D - New dwelling and detached garage - Approved.
3PL/2008/1072/O - Two new detached dwellings & double garages - Approved.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS    
No objection subject to the re-imposition of conditions 6 & 7 and informative 9 of
3PL/2011/0747/F.

 CONSULTATIONS

DC.01
DC.16
NPPF

Protection of Amenity
Design
With particular regard to paras 56, 63 and 64.

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 

COLKIRK P C -   
Colkirk Parish Council has serious concerns about the above planning application.  The size and
height of the property has had a much greater visual impact on the surrounding houses and
countryside than was envisaged and intimated in the original planning application.  The Design
and Access Statement dated June 2011 states "In terms of massing, the proposed house has
been designed to minimise the visual impact on the new house to the west, and avoid
overlooking".  Now the house has been built, there is clearly an issue of overlooking, especially
from the balcony and we would like to see a solid end or opaque glass used to prevent
overlooking into the garden and house of the neighbouring property (Lawrence House) as well as
landscaping to the front of the property to prevent overlooking into the Vicarage house and
garden.

Regarding impact, there are two walls that are extremely imposing on Lawrence House which
currently have no landscaping plans to soften the stark whiteness of the walls - the single storey
garage wall and the double height west side wall.  The Parish Council would like to see these
walls softened and something along the lines of living walls would help to alleviate the solid
whiteness viewed from all the rear windows and garden of Lawrence House.

The Parish Council would also like to see landscaping to the rear of the house to soften the view
afforded to other houses in Market Hill.
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Planning Permission

3046
3920
3920
3920
3740
3740
4000
3996
2000

In accordance with submitted plans
External materials
Boundary treatments
Roof not to be used as a balcony
Vehicular access
On-site parking
Variation of approved plans
Note - Discharge of Conditions
NOTE:  Application Approved Without Amendment

 RECOMMENDATION

 CONDITIONS

One objection has been received from the immediate neighbour raising concerns regarding the
visual impact of the additional unauthorised height of the building and its consequent increase in
the visual massing of the building facing her property.

 REPRESENTATIONS

* The application is referred to the Planning Committee as it is considered to be locally sensitive.

Neighbour amenity
* It is evident that the key issue in this instance is whether the proposed amendment would result
in a significant adverse impact occurring on the adjacent property (Lawrence House).  In this
instance, the single storey element which sits immediately adjacent to the rear boundary of the
garden to Lawrence House is 375mm higher than previously consented.  It is considered that this
increase would not result in a significant adverse effect on light or outlook to Lawrence House.
Given the degree of separation between the neighbour and the two storey element the increase
in height of 370mm would similarly have no adverse impact upon light or outlook. 

Visual impact
* The dwelling lies some way back from the adjacent carriageway (Market Hill) to the rear of
Lawrence House and The Rectory and therefore is not prominent within the streetscene.  When
considering this, the modest increase in height from that approved does not make the dwelling
unduly prominent or overbearing on the locality. 

Other issues
* The photovoltaic panels which have been added to the roof have no significant impact upon
either neighbour amenity or the character and appearance of the area.

Conclusion
* The scheme would lead to no significant harm to either neighbour amenity or the character and
appearance of the locality when having regard for the consented scheme.  On this basis the
scheme is recommended for approval.

 ASSESSMENT NOTES
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NARBOROUGH
Kings Lynn Indoor Bowls Club
Narborough Road

Pentney Leisure & Bowls Club
Narborough Road Pentney

Sketcher Partnership Ltd
First House Quebec Street

Variation of conditions 3 & 4 of pp 3PL/2011/0725/CU allow permanent standing
of caravans

Full

3PL/2013/0463/F

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

Pentney/Narborough 

 RECOMMENDATION : APPROVAL

Principle of development 
Design and layout
Flood risk 
Trees and landscape 
Biodiversity 
Protection of amenity
Highway safety 

 KEY ISSUES

The application seeks to vary conditions 3 and 4 of planning permission 3PL/2011/0725/CU (as
amended by permission 3PL/2012/0030)which granted planning permission for the change of use
of field to touring caravan park.  
Condition 3 as amended by 3PL/2012/0030 reads:
The development hereby approved shall permit no more than 50 touring caravans to be towed
onto and placed on the site at any one time.  No caravan shall remain on site for a period
exceeding 28 days nor shall return to the site within a further 28 day period. 
The only exception to the above is the temporary use of the site for up to 100 touring caravans
being brought onto the land for 2 no. 3 day events in any one calendar year for a period expiring
31st December 2013.
Condition 4 reads:
The site shall not be used as a touring caravan site after 31st October in any year or  before 1st
April in the following year.  All caravans shall be removed from the site during this period.

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Jayne Owen

No Allocation
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The application site comprises land to the rear of Pentney Bowls and Leisure Club.  The site is
located to the west of Narborough and to the south east of Pentney village on the border with
King's Lynn and West Norfolk District.  The access is within King's Lynn and West Norfolk District.
 The site is located directly north of the River Nar which is a SSSI. 

 SITE AND LOCATION

3PL/2012/0889/F - Access bridge over existing ditch (siting of proposed bridge in Pentney parish)
- Approved 
3PL/2012/0030/F - Variation of condition 3 on pp 3PL/2011/0725/CU re number of caravans on
field for touring caravan park - Approved
3PL/2011/0725/CU - Change of use of field to touring caravan park - Approved 

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

CP.09
CP.10
CP.11
CP.14
DC.01
DC.08
DC.13
NPPF

Pollution and Waste
Natural Environment
Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Tourism Related Development
Flood Risk
With particular regard to paras. 17, 28, 103, 109, 118

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 

NARBOROUGH P C -   

PENTNEY PARISH COUNCIL -   

We object to this application because we do not believe that the applicant has as yet complied
fully with the conditions of the original permission granted to 3PL/2011/0725/CU.  In particular the
applicant states at Q13 of the application that the site cannot be seen from any public footpath we
would strongly contend that the site is easily visible from the Nar Valley Way.  

No

 EIA REQUIRED



BRECKLAND COUNCIL - PLANNING COMMITTEE - 01-07-2013

DC131_new

NORFOLK COUNTY COUNCIL HIGHWAYS    

ENVIRONMENT AGENCY    

ENVIRONMENTAL PLANNING    

NATURAL ENGLAND    

ENVIRONMENTAL HEALTH OFFICERS    

On the basis the total number of caravans permitted on site at any one time would not increase
as a result of this proposal I would raise no objection to the application.  I understand the on-site
passing area agreed under 3PL/2011/0725 has already been constructed and I would re-iterate
the need to retain this feature in a usable state to facilitate the passing of vehicles at the access.

Verbal indication of no objections.  Formal confirmation awaited.

The site lies within zones 2 and 3a and therefore is deemed at risk of flooding.  Whilst flood risk
issues were satisfactorily overcome through application 3PL/2011/0725/CU, although officers
may wish to reconfirm this, due to the nature of the proposed condition variations, if permitted,
the proposal would result in increased occupation of the site.  
Core Strategy Policy DC8 and Paragraph 28 of the NPPF aim to support the provision or the
expansion of toursim development subject to an identified need.  
Given the site's location within the Narborough Estate Valley Flood area, which has been
identified as having a moderate to high vulnerability to change, the application should be
considered against Core Strategy Policy CP11 Protection and Enhancement of the Landscape
where proposals will have to have regard to the Landscape Character Assessment and the
Settlement Fringe Landscape Assessment.  A more static site may have an increased impact
upon the wider landscape in the area.   
Whilst the overall policy context is supportive of sustainable rural tourism, the application has not
provided a full assessment of need and demand for this site in accordance with paragraph f of
Policy DC8 and paragraph 28 of the NPPF.  

If the application is considered favourable, it is recommended that any variation of condition
ensures that the occupation of the caravans are restricted to holiday/recreational purposes on a
seasonal basis only which would prohibit the site's conversion to residential as well as touring
caravans not occupied for holiday or recreational purposes.

No comments

No objections

With reference to the above application, at a meeting of the Pentney Parish Council held on 11th
June, 2013, the Council unanimously decided to object to the application on the grounds that it
was felt inappropriate for this type of development to be permitted close to an area designated as
a SSSI and within a flood plain.
Should the District Council decide to approve the application we would wish to see time limit
restrictions on the length of time these caravans can be occupied (suggest no longer than 28
days) and strictly limited to touring caravans only.
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Representations have been received raising the following issues:

Concerns that the applicant has not as yet complied fully with the conditions of the original
permission granted; the site is easily visible from the Nar Valley Way contrary to the applicant's
view; the site is immediately adjacent to a stretch of the River Nar owned by Mrs Munford and
leased to the River Nar Trout fishery; the River Nar's designation as a site of special scientific
interest must not be jeopardised;  concerns about the disposal of human and other waste and the
possible effects of leakage through the soil into the river and the consequential effect on both
vertebrate and invertebrate life; the Nar was recently listed in the top ten most improved rivers in
the UK after much work by club members and the Environment Agency, such work being carried
out at the direction of the European Community as part of the wider European strategy.  

Visitors to the site have been found on the private river bank and also in the river.  Several
members have voiced complaint about this and the intrusive noise from the site on Country and
Western Weekends, such further intrusion is intolerable.  At the initial application a substantial
fence was to be provided to create a firm boundary and prevent access to the river, this has not
been done and the meagre fence provided is falling down.  

 REPRESENTATIONS

* The application is referred to the Planning Committee at the request of the Ward Member owing
to the fact that the proposal is locally contentious. 

Principle of development 
* Core Strategy Policy DC8 and Paragraph 28 of the National Planning Policy Framework (NPPF)
support the provision or the expansion of tourism development subject to an identified need
* The site has the benefit of planning permission for a touring caravan park.  The applicant states
a three day country and western festival has been successfully held at the site and they have
subsequently been approached by a number of caravan owners who have stated that nearby
caravan parks have allowed them in the past to stand their caravans on site for a period of time
enabling them to use them at weekends. They have also had enquiries about storing caravans
over the winter months.  
* The applicant is seeking planning permission to amend condition 3 to allow the permanent
standing of 10 caravans on site during the stated period on the original planning approval and to
amend condition 4 to allow the storage of 10 caravans over the winter months.  
* The main issue for consideration is whether the variation of conditions 3 and 4 would result in
any significant harm or conflict with planning policy, national guidance or matters of public
interest.
 * The variation potentially significantly changes the basis on which the original site was permitted
in that it will move away from a touring caravan site (with a 28 day condition) to a site for touring
caravans to be used for 6 months (12 months including storage) and therefore moves towards
potentially becoming a static site.   

 ASSESSMENT NOTES

KINGS LYNN & WEST NORFOLK B C -  No Comments Received 

NORFOLK WILDLIFE TRUST -  No Comments Received 

NORFOLK RIVERS INTERNAL DRAINAGE BOARD -  No Comments Received 
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* However, the current proposal seeks permission for the siting of a maximum of 10 caravans
only for 6 months of the year and for the storage of a maximum of 10 caravans over the winter
months. 

Design and layout
* The use and layout of the site as a touring caravan park is established and it is considered that
the proposed variation to conditions would not have a significant impact on the design and layout
of the site.  At the time of writing a layout plan has been requested from the applicant
demonstrating that the stored caravans would be sited so as not to cause a disturbance/nuisance
or overlooking of any adjacent dwellings.  In terms of visual impact, there are limited public views
of the site from the highway.  The site is visible from a public footpath on the south side of the
River, however, subject to appropriate siting of the caravans which would be stored during the
winter months, it is considered that the visual impact arising from the proposal would, on balance,
be acceptable.    

Flood Risk 
* The Environment Agency has been consulted and at the time of writing comments are awaited.

Trees and Landscape 
* The site is bordered by established trees and planting.  No trees would be adversely affected by
the proposal to vary the conditions as proposed.   

Biodiversity 
* The site is directly north of the River Nar which is a Site of ~Special Scientific Interest (SSSI).  It
is not considered that the proposed variation of conditions would have a significant impact on the
integrity of the adjacent SSSI.  Natural England has been consulted and have raised no
comments with regard to the proposal. 

Protection of Amenity
* It is considered that the variation of conditions would have no significant impact in relation to
existing levels of residential amenity having regard to the use already permitted.   

Highway Safety 
* Norfolk County Council have been consulted on the proposal and, on the basis that the total
number of caravans permitted on site at any one time would not increase as a result of this
proposal, no highway objections are raised.  The need to retain the on-site passing bay agreed
under 3PL/2011/0725/F in a usable state to facilitate the passing of vehicles at the access is
reiterated.  
 
Conclusion 
* The principle of use of the site as a touring caravan park is established through the grant of
planning permission under 3PL/2011/0725/CU, as amended by 3PL/2012/0030.  It is considered
that the proposal to site a maximum of 10 caravans on the site during the summer months to
accommodate visitors who wish to leave their caravan at the site during the summer months only,
providing they are not occupied on a permanent basis, is acceptable.  Similarly, it is considered
that the storage of a maximum of 10 caravans during the winter months would not cause any
demonstrable harm to interests of acknowledged importance.
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Planning Permission

3048
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
4000
3996
3994
3920
2000

In accordance with submitted
No more than 40 caravans
10 caravans during winter period only
No more than 10 touring caravans any time
No more than 10 touring caravans over winter period
Non-standard condition
Provision of passing bay
Hard and soft landscaping works
No loudspeakers etc outside the building
Full details of layout
Full details of external lighting
Foul drainage
Water vole survey
Shop shall be ancillary
Flood plan to be submitted and approved
Variation of approved plans
Note - Discharge of Conditions
Applicants attention drawn to EA advice
Site to be used as a touring caravan park only.
NOTE:  Application Approved Without Amendment

 RECOMMENDATION

 CONDITIONS
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SHROPHAM
Oak Tree Cottages
Hargham Road

Traditional Norfolk Poultry Ltd
Oak Tree Business Park Hargham Road

Lanpro Services Limited
4 St Marys House Duke Street

Extension of time limit on pp 3PL/2010/0185/F  

Extend Time Limit

3TL/2013/0004/TL

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Change in circumstances since previous permission

 KEY ISSUES

The application seeks to extend the time limit by which a commencement must be made on
permission 3PL/2010/0185/F. 
This permission relates to the replacement of fire damaged industrial units.  The buildings have
been demolished.

The site is located to the rear of six residential properties fronting Hargham Road.  The factory
does not form part of the application site although it does share its access with that of the site.
The site is outside the Settlement Boundary.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

3PL/2003/0052/O - Outline planning permission for the erection of light industrial units, poultry
factory and housing - Approved

 RELEVANT SITE HISTORY

CASE OFFICER: Viv Bebbington

No

 EIA REQUIRED

No Allocation
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3PL/2003/1378/D - Reserved matters for light industrial units - Approved
3PL/2010//0185/F - Replacement of fire damaged industrial units - Approved

 POLICY CONSIDERATIONS

The following is a summary of representations received:-
- existing bund constructed, in 2003, is not adequate/as approved.
- Can bund be re-modelled if the permission is not implemented?

 REPRESENTATIONS

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

* The site benefits from full planning permission for the replacement of fire damaged industrial
units and, as such, the application only seeks to extend the time limit for commencement.

* It is evident that the circumstances of the site and the proposal broadly remain the same.

* There have been no significant changes in local or national planning policy which would prohibit
the granting of planning permission in this case and, as such, an extension to the time period for
commencement of the development is considered acceptable subject to the re-imposition of

 ASSESSMENT NOTES

NORFOLK COUNTY COUNCIL HIGHWAYS    

ENVIRONMENTAL HEALTH OFFICERS    

Whilst objecting to the previous application, the Highway Authority accepts the previous approval
and therefore seeks conditions as previous. 

No objections or comments on the grounds of Environmental Protection, providing the conditions
applied to 3PL/2010/0185/F are retained.

 CONSULTATIONS

DC.01
DC.07
NPPF

Protection of Amenity
Employment Development Outside of General Employment Area
With particular regard to paras 19 - 21

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 

SHROPHAM P C -  No Comments Received 

NORFOLK COUNTY COUNCIL MINERALS AND WASTE -  No Comments Received 
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Planning Permission

3007
3048
3920
3944
3946
3507
3535
3520
3508
3519
3522
3547
3920
3526
3920
3920
3920
3920
HA24
3923
4000
3996
3996
2000

Full Permission Time Limit (3 years)
In accordance with submitted AMENDMENTS
B1 use only
Contaminated Land - Desk Study/Site Investigation
Contaminated Land - Unexpected Contamination
No power tools outside/or doors and windows open
Hours restriction weekday and Sat. am only
No loading during unsocial hours
No external storage
No loudspeaker etc outside the buildings
No generators/air handling plant without consent
Lighting Pollution
CCTV
Bund
Acoustic wall
Hours of demolition/construction
Materials from demolition
Noise level
Provision of parking and servicing - when shown on plan
Contaminated Land - Informative (Extensions)
Variation of approved plans
Note - Discharge of Conditions
Note - Discharge of Conditions
NOTE:  Application Approved Without Amendment

 RECOMMENDATION

 CONDITIONS

previous conditions relating to the development which are still valid.

* Concern has been raised regarding the condition of the existing bund.  A condition has been re-
imposed requiring the existing bund to be remodelled and replanted.

* In conclusion, the scheme is considered acceptable and is therefore recommended for
approval.




