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ROCKLANDS
Mill Farm
Scoulton Road

Mr H. Irwin
c/o C. E. Davidson Ltd. Fennings Farm,

Mr Nicholas Bailey
Duart Cratfield Road

Erection of free range chicken shed to replace existing damaged by fire 

Full

3PL/2013/0562/F

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle of development
Impact on character and appearance of area
Noise and odour impact on neighbour amenity
Highway safety

 KEY ISSUES

The proposal seeks the replacement of a free range chicken shed following damage by fire.  The
building is approximately 12m wide and 125m long and would house 20,000 chickens.  It is a steel
framed building clad with green steel profiled sheeting.

The site is located in open countryside within the parish of Rocklands.  It is sited to the east of
Scoulton Road.  The access to the site is a shared access with a pair of semi detached workers
cottages owned by the applicant.  To the north of the access is a detached cottage.  There are no
other immediate neighbours.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

No relevant site history

 RELEVANT SITE HISTORY

CASE OFFICER: Viv Bebbington

The proposal falls within Schedule 2 of the EIA regulations where an EIA may be required.
However, due to the nature of the proposal, number of birds and distance from a sensitive area,
an EIA is not required in this instance.

 EIA REQUIRED

No Allocation
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 POLICY CONSIDERATIONS

ENVIRONMENT AGENCY    

NATURAL ENGLAND    

NORFOLK COUNTY COUNCIL HIGHWAYS    

TREE & COUNTRYSIDE CONSULTANT    

ENVIRONMENTAL HEALTH OFFICERS    

No Objection  subject to condition.

This application falls within or is in close proximity to Scoulton Mere Site of Special Scientific
Interest (SSSI). However, given the nature and scale of this proposal, Natural England is satisfied
that there is not likely to be an adverse effect on this site as a result of the proposal being carried
out in strict accordance with the details of the application as submitted. We therefore advise your
authority that this SSSI does not represent a constraint in determining this application.

No objection

No objection

No objection subject to conditions

 CONSULTATIONS

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

Protection and Enhancement of the Landscape
Protection of Amenity
Energy Efficiency
Design
With paricular regard to Para 28

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

ROCKLANDS P C -   

LITTLE ELLINGHAM P C -   

 No objections - Parish Council Meeting 8/7/13

There were no objections from Councillors to this planning application (Parish Council meeting 29
July)

NORFOLK WILDLIFE TRUST -  No Comments Received 

PRINCIPAL PLANNER MINERAL & WASTE POLICY -  No Comments Received 
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Planning Permission RECOMMENDATION

 CONDITIONS

The following is a summary of representations received:-
Opportunity to relocate the building adjacent the nearby building to the north west of the site;
Building appears larger

 REPRESENTATIONS

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

Principle of the development
* The National Planning Policy Framework seeks to promote and support the development of
agricultural businesses and, as such, the proposal.  Furthermore, the proposal seeks the
replacement of a similar building which was recently damaged by fire.

Impact on the character and appearance of the rural locality
* The building replaces an existing structure and will be sited in the same location on the site.
The structure is simple and functional in scale and appropriate to the rural locality.  The site is
significantly landscaped with landscaping belts to the north and south and therefore views into the
site are very limited

Noise and odour impact on neighbouring amenity
* The proposal is sited close to a neighbouring property, however, as it is a replacement building
the proposal would not result in an increase in noise and odour which already exists.  Indeed it is
considered that a new building constructed to modern standards may improve the situation.
Conditions in respect of noise and pest control are recommended.

Highway Issues
* The Highway Authority has assessed the proposal and raised no objection on the basis that the
proposal would not result in an increase in traffic generation.

Other issues
* The Environment Agency has raised no objection subject to a condition
* Natural England has raised no objection to the proposal in term of the proximity of the site to the
Scoulton Mere SSSI.
* In accordance with Policy DC 14, a condition to require 10% of energy requirements from
renewable sources is recommended.

Conclusion
* In conclusion, it is considered that the proposal would not compromise the visual character of
the rural locality, neighbour amenities or local highway safety and therefore the application is
considered acceptable.  The application is recommended for approval provided the objection from
Environment Agency is withdrawn.

 ASSESSMENT NOTES
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3007
3048
3920
3920
3920
3920
3920
3920
3920
3920
3920
4000
3996
2000

Full Permission Time Limit (3 years)
In accordance with submitted
Renewable energy condition
Environmental condition re flies
Environmental condition re rodents
Environmental condition re waste transport
Environmental condition re surface water
Environmental condition re dead birds
Noise limit at boundary condition
Pest control condition
Non-standard drainage condition
Variation of approved plans
Note - Discharge of Conditions
NOTE:  Application Approved Without Amendment
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YAXHAM
Lord Nelson Public House
Norwich Road

Mr & Mrs Bryan Aslett
c/o Agent 

Mrs Sharon Smith
Linda S Russell Ltd 57 North Hill

Change of use to from public house (A4) to wholly residential (C3) incl c of u of
car park to domestic garden

Full

3PL/2013/0592/F

N

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle of development  
Design 
Amenity
Highways
Contaminated land

 KEY ISSUES

The application seeks planning permission to change the use of an existing public house to a
single residential dwelling including change of use of the car park to use as domestic garden.
The first floor of the public house currently comprises residential accommodation.  The existing
public house ceased trading in December 2009.

The site lies within the Settlement Boundary of Clint Green, within the parish of Yaxham.  The
application site is accessed via the B1135 (Norwich Road).

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

3PL/2011/0195/F - Change of use of bar/restaurant to part residential use and part dentist
surgery - Refused 
3PL/2010/0664/F - Change of use of bar/restaurant/garden (A4) to residential and garden,

 RELEVANT SITE HISTORY

CASE OFFICER: Jayne Owen

No

 EIA REQUIRED

No Allocation
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change of use of toilets/store to dentist surgery (D1) - Refused 
3PL/2008/0709/F - Single storey extension to create restaurant and internal alterations -
Approved
3PL/2008/0439/F - Single storey side extension and internal alterations - Approved 
3PL/2007/2041/F - Demolition of outbuilding and extension and alterations to provide new
restaurant and wcs - Refused 
3PL/2005/1109/F - Proposed extension and new internal stairs to accommodation - Approved 

Yaxham Waters Holiday Park 
3PL/2012/1313/F - Extension to cafe - Approved

 POLICY CONSIDERATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS    

CONTAMINATED LAND OFFICER    

ENVIRONMENTAL HEALTH OFFICERS    

No objection subject to condition.

No objection subject to conditions

Based on the information provided there are no objections or comments on the grounds of
Environmental Protection, providing the development proceeds in line with the application details.

 CONSULTATIONS

DC.01
DC.02
DC.11
DC.12
DC.16
DC.18
DC.19
NPPF

Protection of Amenity
Principles of New Housing
Open Space
Trees and Landscape
Design
Community facilities, recreation and leisure
Parking Provision
With particular regard to paragraph 28 

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 

YAXHAM P C -   
Yaxham Parish Council do not support this application and subsequent loss of amenity.
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Representations have  been received raising the following issues:

Concern regarding loss of a place where buses stop to the front of the property.  It is understood
the applicants have put up a notice advising that there is not a bus stop in this location and
therefore people should not wait in their driveway.

One letter of support from a nearby neighbour who feels their quality of life has improved since
the premises has ceased use as a public house.

 REPRESENTATIONS

* The application is referred to the Planning Committee at the request of the Chairman given the
site's history

Principle of development
* The site lies within the Settlement Boundary where, in principle, residential development is
acceptable.  Paragraph 28 states that to promote a strong rural economy, local and
neighbourhood plans should promote the retention and development of local services and
community facilities in villages, such as local shops, meeting places, sports venues, cultural
buildings, public houses and places of worship
* However, the proposal represents the redevelopment of a key local facility and therefore Core
Strategy Policy DC18 (Community facilities, recreation and leisure) is also relevant to the
proposal.  Policy DC18 states that key local services and facilities will be protected from
proposals for development that would result in the loss of that key service or facility.  Proposals
for the redevelopment of a key local facility will not be permitted unless adequate alternative
provision is available within or adjacent to the settlement or will be provided as part of the
development process; all reasonable efforts have been made to preserve the facility or service
but the service is no longer considered viable; the service or facility is in an inherently
unsustainable location and the re-use of the site would be a more sustainable solution than the
retention of the service of facility.  
* In Local Service Centre villages, development will not be permitted where this would result in
the total loss of a key service of facility that would undermine the strategic identification of that
village as a Local Service Centre.  Yaxham is not a Local Service Centre.  
* All reasonable steps to retain a facility would comprise an obvious attempt to operate,
investigation of possible diversification to make the unit viable and if this fails marketing the unit
for a period of no less than 12 months at a reasonable price, commensurate with the value of the
unit in a variety of sources including trade publications; internet; local press and an agents board
at the premises.  

* Core Strategy Policy DC11 requires that all new residential development would be expected to
provide a contribution towards outdoor playing space.  However, the property is already partly in
residential use and therefore it is considered that this is not required in this instance.    

* Yaxham and Clint Green provide a number of local facilities, including a social club, Yaxham Mill
and Yaxham Waters.  These licensed premises provide, and would continue to provide, direct
competition to the former public house.  As such, it is not the only such facility in the immediate
vicinity.  Yaxham is just 0.6 of a mile from Clint Green and is connected by a public footpath.  
* Copies of accounts for a three year period prior to closure form part of the submission showing
a loss for this period with substantial losses in the final trading year.  The accounts also

 ASSESSMENT NOTES
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demonstrate increased advertising costs supporting the applicants' claim that they were trying to
secure a future for the business in which they had heavily invested.  In December 2009, despite
their best and determined efforts to sustain a business, the applicants were forced to close the
public house.  The applicants could simply not continue to operate with such low takings and
were also in receipt of working tax credits as they were not receiving sufficient income from the
pub trading.       
 
* The public house has been the subject of a marketing campaign in an attempt to preserve the
facility.  The property has been actively marketed since November 2011 by a professional
pub/commercial estate agent, initially at a price of £395,000.  This was subsequently reduced in
February 2012 to £370,000 and further reduced in August 2012 to £350,000.  The property
continues to be marketed to date.  It is considered that this is a fair and reasonable price.  There
have been two viewings since this time which have resulted in no offers coming forward;
feedback received was in relation to the fact that the property was not big enough for
requirements and concerns over rural location   
* The applicants consider that the reason for this lack of interest is the current economic climate
where fewer people are investing in new business ventures.    
* The applicants have also previously tried to secure an alternative commercial use, which was
rejected by the refusal of planning permission and had a discussion with the Council's Economic
Development Officer who recognised the time and investment the applicants had made in their
attempts to attract business and recognised that the location was a contributing factor to the
difficulties experienced.   
* In a further attempt to preserve the business and create a more specialised restaurant, the then
chef was also trained and qualified to a two rosette standard and the applicants also invested a
substantial sum of money (approximately £120,000) in refurbishing and extending the premises,
including the provision of a high tech commercial kitchen.  Unfortunately this did not attract the
attention the applicants had hoped for.  A further incentive offering a £5 meal deal special was
advertised; this also received a poor response and was uneconomical for the applicants to
continue.  Alcohol sales continued to fail to generate a viable level of income and due to
unsustainable wastage of barrelled beer, the applicants were forced to only stock bottled beer.
The applicants also arranged two local radio interviews to discuss the public house and
encourage new business, inviting the public to support them.  

Design, layout and appearance 
* No external alterations are proposed to the building.  The existing hard landscaped tarmacked
car park to the rear of the building would be landscaped with raised planted beds with pea shingle
in between.  Adequate parking provision and amenity space would be provided in association with
the proposed dwelling.     

Amenity 
* Given the potential use of the property as a public house, its use as a residential dwelling would
reduce the potential impact on neighbouring dwellings.  

Highways 
* Norfolk County Council Highways have been consulted on the proposal and no objections have
been raised subject to a condition. 

Contaminated Land
* The Council's Contaminated Land Officer has been consulted on the proposal and a request
was made for a vulnerable development questionnaire to be submitted.  This request was
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Planning Permission

3007
3048
3920
3946
3944
4000
3996
2000
3923
3996

Full Permission Time Limit (3 years)
In accordance with submitted
Highways
Contaminated Land - Unexpected Contamination
Contaminated Land - Desk Study/Site Investigation
Variation of approved plans
Note - Discharge of Conditions
NOTE:  Application Approved Without Amendment
Contaminated Land - Informative (Extensions)
Note - Discharge of Conditions

 RECOMMENDATION

 CONDITIONS

forwarded to the applicant's agents but this has not been received.  However, the applicant has
confirmed that he does not intend to carry out groundworks in relation to the existing tarmacked
area as this would be too costly and instead intends to landscape with raised planted beds with
pea shingle in between.  On this basis it is considered that it would be unreasonable to impose a
requirement for a contaminated land desk study to be submitted and that a condition specifying
actions to be taken in the event that contamination is found at any time would suffice in this
instance.  

Other Issues
* With regard to the issue of the bus stop, this is not a material planning consideration relevant to
the determination of this application.  However, the applicants have commented that having
spoken to Konectbus it is their understanding that they operate a hail and stop system which lets
the driver stop anywhere and that the notice was placed as the applicant works nights and the
buses keep him awake during the day.  

Conclusion
* The application seeks consent for the change of use of the Lord Nelson Public House to a
residential dwellinghouse.  The application is being submitted in response to the refusal of
planning permission under references 3PL/2010/0664/F and 3PL/2011/0195/F.  It is considered
that adequate alternative service provision is provided within the village of Yaxham and all
reasonable efforts have been made to preserve this facility.  Minimal alteration would be required
to the building owing to the already established nature, form and character of the building.  The
proposal will have a positive impact on existing levels of residential amenity given its former use
as a public house.  Approval is therefore recommended subject to conditions.
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LEXHAM
The Manor House

Mr Edmund Colville
West Lexham Manor Kings Lynn

Mr Edmund Colville
West Lexham Manor Kings Lynn

Amend. to 3PL/2011/0790/F to inc. changing tents to bothys, increasing size of 1
treehouse & bund - part retrospective

Full

3PL/2013/0611/F

N

Adjacent Grade 2

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Rural employment
Landscape and cultural heritage
Trees and biodiversity
Residential amenity
Highway safety

 KEY ISSUES

A previous planning application granted permission to use an area of land for camping under
planning reference 3PL/2011/0790/F.  This included the construction of no. 3 tree houses, the
conversion of part of the piggery building to 10 indoor camping rooms and the creation of an
outdoor kitchen and an outdoor bathroom.  The campsite has traded for a year and also suffered
a fire destroying the piggery building approved for conversion.

This application seeks full planning permission to: increase the size of one of the tree houses;
replace no. 5 of the approved tents with timber and canvas shelters (to be referred to as bothys);
extend the outdoor bathroom; and create an ornamental grassed bund from the rubble left over
from the piggery.  The application is part retrospective.  The enlarged tree house, two of bothys
(one large and one small), the bathroom extension and the grassed earth bund have been
constructed.

The application does not seek to replace the ten rooms lost as a result of the fire and it is
proposed to provide one less tent within the campsite.  In terms of sleeping accommodation the
revised scheme would result in a reduced sleeping capacity by approximately a third.  In terms of
overall floor space this would be reduced by approximately 205 sqm.  

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Jemima Dean

No Allocation
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The enlarged tree house is constructed out of wood.  It is approximately 7.5 x 7.5 metres with a
balcony to the south east approximately 3 metres wide and accessed via a wooden stairway to a
height of 2.2 metres.  The overall height of the tree house is 7.5 metres. 

The proposed development would provide a total of no. 3 large bothys and no. 2 small bothys
constructed largely of timber with felt roofs. The large bothys are 7 metres diameter and the small
bothys are 5.25 metres diameter.  They are 2.8 metres height to the eaves with an overall height
to 3.73 metres, they have loosely fitted timber doors and white canvas blinds for windows.  The
large size bothy is four berth and the small bothy two berth. 

The bathroom extension comprises an additional no. 3 showers, no. 3 toilets and no. 2 washing
basins. The total footprint of the outdoor bathroom is 7 x 13.25 metres.  The height to the ridge is
3.5 metres with the overall ridge height to 5.25 metres. The outdoor bathroom is constructed of
wood.

The grass bund is located approximately 20 metres to the north of the outdoor kitchen on land
where the piggery building once stood.  It is crescent shaped approximately 17.5 x 5 metres wide
with a maximum height to approximately 2.5 metres.

Access to the campsite would remain as previously approved.

The proposed facilities and accommodation would be located on woodland and grassland
adjacent to converted historic buildings now in use as an education centre.  The site is situated
within the countryside within Flood Zone 1. The application land contains large amounts of mature
tree cover. To the east and south-east of the site is a County Wildlife Site. The wider context of
the site includes unimproved neutral grassland subject to flooding, broad-leaved woodland and
tall herb vegetation adjacent to the River Nar SSSI.

 SITE AND LOCATION

Ref 3PL/2011/0790/F granted permission for use of an area of land for camping, including the
construction of tree houses, an outdoor kitchen, an outdoor bathroom, and the conversion of part
of a piggery building into sleeping accommodation.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

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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Representations have been received in response to the application

Five letters of support received refer to the following issues:
Provision of employment;  Support to rural economy; Structures are sensitive to the landscape;
Overall capacity is reduced; Less noise; Encourages tourism into the area; Brings custom to local
business

Four letters of objection received refer to the following issues:
Loss of privacy/overlooking; Workers/construction noise; Campers noise; Increase in traffic; No
locals involved; Visual impact particularly in autumn/winter; Curfew unrealistic

 REPRESENTATIONS

CONTAMINATED LAND OFFICER    

HISTORIC BUILDINGS CONSULTANT    

TREE & COUNTRYSIDE CONSULTANT    

NORFOLK COUNTY COUNCIL HIGHWAYS    

ENVIRONMENTAL HEALTH OFFICERS    

Condition recommended

No comment.

No objection

No objection

No objection

 CONSULTATIONS

CP.10
CP.11
DC.01
DC.08
DC.12
DC.16
NPPF

Natural Environment
Protection and Enhancement of the Landscape
Protection of Amenity
Tourism Related Development
Trees and Landscape
Design
With particular regard to paragraph 28

LEXHAM P C -  No Comments Received 

ENVIRONMENT AGENCY -  No Comments Received 
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* This application is referred to Planning Committee at the request of a Ward Member because it
was considered to be locally contentious.

Rural employment
* Albeit with an overall reduced capacity the application seeks permission for various forms of
accommodation and facilities with the aim to support the continued growth of a new business; an
education centre. The proposal is supported in principle.

Landscape and cultural heritage
* The proposed development is not considered to be detrimental to the appearance of the
landscape or the group of historic buildings to the west of the campsite.  Although some of the
accommodation would be of a more permanent nature the structures would be constructed using
natural materials that would be sympathetic to the woodland to which they relate. 
* The outdoor bathroom is relatively well screened from any surrounding public view and is not
considered to be detrimental to the landscape given the relatively small scale of the structures
involved.
* The proposed grassed bund is not considered to harm the surrounding landscape but would
perhaps provide some positive reduction in noise from residents using the proposed fire pit /
seating area adjacent to the bund.

Trees and biodiversity
* The proposed structures would not impact any protected trees or cause harm to any wildlife
protected areas.  The Tree and Countryside Consultant raises no objection in this regard.

Residential amenity
* Concerns have been raised in respect of noise disturbance in particular with regard to
properties located to the north of the application site namely River View and 8 Wellyard.  In terms
of distance to the boundary, the closest structure is the enlarged tree house which is situated to
the south of the northern boundary at a distance of 10 metres. Planning permission has been
granted for a tree house in this location under the previous permission and it is not considered
the enlargement would lead to increased noise disturbance to a detrimental level.
* It is considered the proposal would result in an overall reduction in the potential number of
campers, more sound proofed structures and some positive attenuation in the form of an earth
bund.  No objections have been raised on grounds of noise or disturbance from Environmental
Health.
* Concerns have been raised in respect of visual impact.  Dense, mature vegetation provides
screening for the residents of River View and to the east of the application site, albeit this would
be somewhat reduced during the winter months.  It is not considered the proposed wooden
structures would cause harm in terms of visual amenity and in some regards would be less visual
than the white canvas bell tents previously approved.
* In terms of overlooking and loss of privacy of neighbouring properties, the existing vegetation
helps to prevent this.  In addition to the mature planting a 2 metre high fence has been provided
to increase privacy and further prevent overlooking.  It is not considered the proposal would be
detrimental in terms of loss of privacy or overlooking.
* It terms of residential amenity it is considered the proposal is acceptable.

Tourism
* The nature of the development is such that it must be located within the countryside.  It is clear,
since the applicants have been trading successfully for a year, that there is a need for this type of
tourist accommodation within the area. Tourism is an important contributor to the Breckland

 ASSESSMENT NOTES
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Planning Permission

3007
3048
3920
3946
4000
2000

Full Permission Time Limit (3 years)
In accordance with submitted
Number of pitches
Contaminated Land - Unexpected Contamination
Variation of approved plans
NOTE:  Application Approved Without Amendment

 RECOMMENDATION

 CONDITIONS

economy and it is considered the proposal would bring additional revenue into the local area. In
this regard it is considered the proposal represents a positive form of development.

Highway safety
* The NCC Highways Officer has some concern regarding the suitability of the surrounding road
network, however, given the existing permissions the site already benefits from and that the
application is unlikely to increase the level of accommodation on site, it is felt it would be difficult
to substantiate adverse comment in this instance.

Conclusion
* The application is recommended for approval.  The scheme would help to support a rural
business and further contribute to the Breckland economy by way of tourism.  It is not considered
to have a significant impact in terms of visual or residential amenity, trees, or the wider landscape
and no objection has been raised by the Highways Officer.



BRECKLAND COUNCIL - PLANNING COMMITTEE - 02-09-2013

DC131_new

4

DEREHAM
18 School Lane
Toftwood

Little Owls Day Nursery
20 School Lane Toftwood

Jonathan W Burton
12 Park Road Dereham

Conversion and extension of existing bungalow to form day nursery 

Full

3PL/2013/0634/F

N

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle of development  
Design and layout
Amenity 
Trees and landscape
Highways

 KEY ISSUES

The application seeks full planning permission for the conversion and extension of an existing
bungalow to form a day nursery.  The extension would also incorporate first floor accommodation
within the roof space which is proposed to be used as a staff room.  The existing garage would be
retained and used for storage.  Materials would comprise red facing brickwork and red clay
pantiles to match the existing.  Opening hours are proposed to be 7.30 am to 6.00 pm Monday to
Friday and at no time on Saturdays, Sundays or Bank Holidays.  Three additional full time
employees are proposed together with 10 additional car parking spaces and 12 No. cycle spaces.
    

The application is accompanied by an Arboricultural Implications Assessment and Preliminary
Method Statement and a car park traffic survey.

The site is located within the Settlement Boundary of the town of Dereham.  The application site
comprises a rectangular parcel of land which is currently a residential property, 18 School Lane.
It lies adjacent an existing day nursery, Little Owls.  The site is located on the corner of School

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Jayne Owen

No Allocation
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Road and Boyd Avenue.  Toftwood First and Middle Schools lie to the north-east of the site.
Access is from School Lane.  There is an existing beech tree to the rear of 18 School Lane which
is proposed to be retained.

Adjacent Site:
3PL/2007/1459/F - Single storey extension and change of use to day care children's nursery -
Approved

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

DC.01
DC.12
DC.16
DC.18
DC.19
NPPF

Protection of Amenity
Trees and Landscape
Design
Community facilities, recreation and leisure
Parking Provision
With particular regard to paragraphs 18 to 21, 35

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 -   
Councillors objected to the plan for the following reasons:

It is a residential area and not a commercial area
Parking and Traffic congestion problems increased
Fails to meet the National Planning Policy Framework ( paragraph 35)
Some deliveries were commencing at 5.30am
Vehicles ( including delivery lorries) are parked on the pavement 
Noise Pollution
Limits access for emergency vehicles
Increase volume in traffic
Councillors supported the business but felt it has outgrown its location.

No

 EIA REQUIRED
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NORFOLK COUNTY COUNCIL HIGHWAYS    

ENVIRONMENTAL HEALTH OFFICERS    

TREE & COUNTRYSIDE CONSULTANT    

MR R F GOREHAM    

No objections subject to conditions.

I have looked at the application submitted and the traffic and parking concerns of residents.  The
boundary of 16 School Lane is only 2 metres from the building of 18 School Lane, however
providing the hours of operation are restricted there are no objections on the grounds of
Environmental Protection, providing the following condition is applied.

The day nursery shall only operate 07:30 to 18:00 Monday to Friday and the nursery will not
operate on Saturdays, Sundays or Bank Holidays.

The recommendations regarding tree protection fencing and ground protection to safeguard the
vigour of the beech on the south boundary as described in Oakfield Arb. Services should be
appended by condition to any consent.

As Ward Representative for this area I have been greatly impressed by the level of disquiet and
almost unanimous opposition to this application.

When I was County Councillor for Dereham (South) a few years ago I spent a day in the vicinity
of the application site helping officers to monitor the traffic flow in the area. I have to tell you that I
was staggered by the level of traffic congestion (one might almost say chaos) in the School Lane
area at certain times of the day. The main problem with this application - it seems to me - is that
a business wishes to expand its activities in the midst of a predominantly residential area which
already struggles with the over-burden of traffic flow and inadequate parking provision.

The addition of 25 new nursery places can hardly fail to exacerbate an already unsatisfactory
situation. School Lane is quite a narrow road and it already serves as a through road for many
people wishing to go from Yaxham Road to Stone Road (or vice versa), avoiding the more major
routes. It has to contend with the existing nursery facility, a school and as a route home for those
living in Boyd Avenue, William Cowper Close and elsewhere. The nearby intersection with
Shipdham Road has long been seen by local people as being a potential hazard in itself. With
staff from the nursery facility (and, of course, parents of nursery children) regularly using Boyd
Avenue and William Cowper Close as a car park this is arguably placing an unfair burden on this
mainly residential part of Toftwood. Even if these objections could be set aside when is someone
going to draw the conclusion that public safety is being put at grave risk here?

There are other issues which have been highlighted in letters to both the Council and myself as
ward representative including additional noise levels and loss of amenity and privacy to adjoining
properties in both School Lane and Boyd Avenue. I certainly feel that these additional factors,
especially the potential for loss of amenity, should be borne in mind when making your
determination.

In conclusion, I believe that a marker should be drawn in the sand here. Although I have no
objections to the nature of the business or of the service being provided, I honestly believe that
School Lane/Boyd Avenue is not the right place for further expansion. The traffic and parking
issues are such that any further development of this kind would, in my view, compromise public
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Numerous letters of objection have been received raising concerns with respect to impact on the
character of the area; loss of a residential dwelling; impact on property values; highway safety;
increased on street parking conflict with pedestrians, cyclists, proximity of bus stop; smell from
existing sewerage system; drainage problems;  noise and disturbance; difficulty of access for
emergency vehicles; over development of the site; inappropriate scale of development; impact on
residential amenity.

Numerous letters of support have been received commenting as follows: 
The existing nursery provides excellent child care facilities; traffic impact likely to decrease owing
to linked trips made by parents who also have children at nearby schools; it will encourage new
mothers to return to work or help those with child care qualifications to join a professional team;
the new facility would provide much needed extra spaces and facilities for childcare; traffic to and
from the nursery is dispersed in terms of timing; the nursery is in keeping with the area as there
are already two large schools in close proximity.

 REPRESENTATIONS

* The application is referred to the Planning Committee at the request of the Ward
Representative following significant concerns raised by local residents.

Principle 
* The site lies within the Settlement Boundary of the town of Dereham where new development is
permitted in principle.   Paragraphs 18 to 21 of the National Planning Policy advises that
significant weight should be placed on the need to support economic growth through the planning
system and that to help achieve economic growth local planning authorities should plan
proactively to meet the development needs of business enterprise.  The proposal will assist the
growth of an existing local business and enhance its contribution to the local economy including
improving the quality and care provided to the children present.  The proposed development is
considered acceptable in principle.  

Design, layout and appearance 
* The proposed extension to the building would be single storey and it is considered that its
massing, height, scale and appearance is in keeping with the existing building and the
surrounding context.  Materials are proposed to match the existing building.    

Trees and Landscape
* There is an existing beech tree to the rear of 18 School Lane.  The Tree and Countryside
Consultant has been consulted on the proposal and raises no objections subject to the
recommendations regarding tree protection fencing and ground protection to safeguard the
beech tree on the southern boundary as described in the submitted Arboricultural Implications
Assessment being appended by condition to any planning permission granted.

 ASSESSMENT NOTES

safety and place an unfair burden on local residents who already have much to put up with. I
would respectfully suggest that you consider refusing the application for these reasons.
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Amenity 
* The existing day nursery accommodates 59 children and the additional facility will increase this
number by 25, making a total of 84.  Whilst the site lies adjacent to the existing nursery, the
proposal has the potential to impact upon the amenities of the adjacent property to the east at 16
School Lane by way of increased noise and disturbance.  The applicants have provided an
additional layout plan which shows that the area to the rear of 18 School Lane, adjacent to the
boundary with 16 School Lane, would be used as an allotment, retaining the vegetable patch and
utilising this area for babies to sleep outside.  
* The area to be used for more physical play e.g. running around, would be the existing play area
associated with 20 School Lane and a new area which would be created to the east of the
building and north of the existing garage
* The Environmental Health Officer has been consulted on the proposal and has commented that
the boundary of 16 School Lane is only 2 m from the building of 18 School Lane.  However, no
objections are raised providing an hours of operation restriction is imposed.  

Highways 
* Significant concerns have been raised by local residents with respect to the potential of the
development to exacerbate existing traffic congestion.  The site is accessed via School Lane and
existing congestion occurs along this road associated with the drop off and pick up of children at
the nearby schools namely Toftwood Infant and Toftwood Junior.  Norfolk County Council
Highways are aware of the local concern that has been raised regarding possible increases in on-
street parking and the potential of added congestion, especially at peak hours i.e. school drop off
and pick up times.  The timetables for both schools have been checked and according to the
prospectus for each the times are as follows:
* Toftwood Infant: office and playground gate opens at 8.30 am, school building opens for
children at 8.45 am with registration at 9.00 am.  End of school is 3.15 pm.  
* Toftwood Junior: Children are supervised on the playground from 8.40 am and can enter the
school from 8.45 am. The school day begins at 8.50 am.  End of school is 3.25 pm.  
* In support of the proposal the applicant has supplied a traffic/car park survey that has been
conducted over one week.  This document shows the numbers of those who walk, cycle, arrive by
car as well as those parents who combine the dropping off of children at Little Owls Nursery with
the dropping off of other children at the adjacent schools.  The survey demonstrates that both
arrivals and departures from the existing nursery are staggered over a period of 2-3 hours, rather
than occurring at one time or within a short period; when arrivals do occur within the 30 min
window 8.30 to 9.00 am (which is the same window that covers the infant and junior school
opening and registration times) a high percentage of parents are making linked trips with the
nearby schools.  This means that even if the parent was not dropping off a child at the Little Owls
Nursery they would still be taking their other children to school; the collection of children at the
end of the day would appear mainly to occur outside the peak school pick up time of 2.30 pm to
4.00 pm.  Of those that are collected at this time a high percentage of parents are again making
linked trips i.e. collecting a child from school as well as from the nursery; the majority of child
collection appears to occur after 4.30 pm.  
* It is understood that the existing access to No. 18 would be closed and the enlarged site would
utilise a single point of access i.e. the access to the existing nursery.  The existing access to No.
20 which measures some 3.9 m in width only and falls short of the minimum width is to be
improved.  This has been discussed with the applicant and he has agreed to amend submitted
drawing 0403/04 to show the access improvements.  The on-site parking is to be extended to
provide a further 10 car parking spaces and 10 additional cycle spaces are included in an effort to
encourage staff and parents to cycle.  
* In summary, whilst the concerns of local residents relating to congestion on School Lane and
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Planning Permission

3007
3048
MT01
3920
3920

Full Permission Time Limit (3 years)
In accordance with submitted
External materials to match existing
Vehicular access and egress
Vehicular access shall be widened
Access, on-site car parking and cycle parking

 RECOMMENDATION

 CONDITIONS

Boyd Avenue are acknowledged, it is suggested that this is primarily a result of parents dropping
off and picking up children at the adjacent infant and junior schools.  There would inevitably be
some increase in vehicle movements as a result of the development however it is reasonable to
assume these will follow a similar pattern as recorded in the parking survey.  Regard should also
be had to the following: 
* Parents could have more than one child registered at the nursery and therefore an increase in
25 spaces as proposed does not necessarily mean there is to be a direct increase in 25 additional
drop off and pick up trips.
* The close proximity to Toftwood Infant and Junior Schools encourages the potential for parents
of young children to carry out linked trips.  This has been demonstrated by the submitted traffic
survey.
* The site is well placed to be accessed by foot or on cycle.
* In an effort to manage parking and access arrangements and encourage staff, parents and
visitors to choose more sustainable modes of travel the applicant has agreed to establish their
own Travel Information Plan.  
* In the light of the above, it is not considered that a highways objection could be substantiated.
Subject to receiving an amended plan showing the widening of the existing access, conditions are
recommended to ensure vehicular access to and egress from the adjoining highway is limited to
the access to 20 School Lane as shown on the approved plan only; that the proposed access/on-
site car and cycle parking/turning area is laid out, demarcated and surfaced in accordance with
the approved plan and that the development is not commenced until a Transport Information Plan
has been approved and signed off by the Local Planning Authority.  

Conclusion
* The provisions of the National Planning Policy Framework relating to the promotion of economic
development lend considerable support in general terms to the application proposals.  However,
in the planning balance, the economic benefits of the proposals need to be weighed against the
potential adverse effects in relation to highway safety and preserving existing levels of amenity
currently enjoyed by local residents.  Sufficient information has been submitted to enable it to be
concluded that these interests would not be seriously compromised by the proposed development
subject to conditions which would include a condition requiring the widening of the existing
access and submission of a Travel Plan as recommended by Norfolk County Council Highways. 
* Overall, it is considered that concerns about the potential adverse affects do not demonstrably
and significantly outweigh the benefits of the proposals.  
* Approval is therefore recommended subject to conditions.
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3920
3920
3920
3414
3920
4000
3996
2000

Transport Information Plan to be submitted
Operating hours
Fencing protection for existing trees
In accordance with submitted AIA and Preliminary Method Stmt
Variation of approved plans
Note - Discharge of Conditions
NOTE:  Application Approved Without Amendment
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5

SWAFFHAM
38 Mill Farm Nurseries

Mr & Mrs D Maclean
Tower Meadow Industrial Estate Castle Ac

Mr Matthew Gosling
Matthew Gosling Arch Design 6 Hawthorn Close

Erection of detached dwelling and garage  

Full

3PL/2013/0684/F

N

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle of development  
Design and appearance
Amenity
Highways impact 
Contaminated land  

 KEY ISSUES

The application seeks planning permission for a single storey detached three bedroomed dwelling
on land which currently forms part of the garden to the south of 38 Mill Farm Nurseries.  Access
would be via a new joint access to be formed with the existing access serving No. 38 with a paved
frontage for parking.  Materials are to be agreed by way of an appropriate planning condition
should planning permission be granted.

The site lies within the Settlement Boundary of the town of Swaffham and currently forms part of
the garden to the south of 38 Mill Farm Nurseries.  The site is surrounded by residential dwellings
predominantly comprising detached single storey and chalet type properties.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Jayne Owen

No

 EIA REQUIRED

No Allocation
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3PL/2013/0285/F - Construction of detached dwelling and garage - Refused

 RELEVANT SITE HISTORY

OBLIGATIONS/CIL
Open space requirement is CIL compliant given the evidence that came forward in the
preparation of the LDF in terms of a general deficiency of open space within the District.

 POLICY CONSIDERATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS    
No objections subject to conditions

 CONSULTATIONS

CP.09
DC.01
DC.02
DC.11
DC.12
DC.16
DC.19
NPPF

Pollution and Waste
Protection of Amenity
Principles of New Housing
Open Space
Trees and Landscape
Design
Parking Provision
With particular regard to paragraphs 47 - 55 and 56 - 66

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

SWAFFHAM TOWN COUNCIL -   
OBJECT ON THE FOLLOWING GROUNDS:

The revised proposal does not address the previous refusal reasons, which the Council
reiterates:

Overdevelopment - it is considered that this proposal would create a cramped form of
development, with the property representing an over-intensive use of the site.
Size and scale - the dwelling, by virtue of its scale, bulk & general layout is inappropriate in this
location.
Not in keeping with existing area and neighbouring properties - the building characteristics are
not in harmony with the locality and neighbouring properties.
Overlooking neighbours - the first floor window will lead to a degree of overlooking, specifically to
the neighbouring property (overlooking has been addressed to some degree but is still not
satisfactory)
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Representations have been received commenting that moving the garage forward to the rear line
will slightly improve the garden space to the rear; that the new plans do not alter the scale or view
from the street to any significant degree; concerns regarding size and its siting closer to the
roadway making it obtrusive.

A representation in support of the proposal has been received commenting that the size and style
of the proposed dwelling is in keeping with the estate; first floor gable end windows are frosted
and non-opening and velux windows are purely means of receiving light and too high in roof to
overlook surrounding properties; materials comprise brick not render so will blend into estate; the
construction would enhance the plot and the surrounding area.

 REPRESENTATIONS

* The application is a resubmission of a similar proposal which was refused by Members at the
Planning Committee held on the 3rd June 2013.

Principle of development  
* The site lies within the Settlement Boundary of the town of Swaffham.  Core Strategy Policy
DC2 provides tha, within the Settlement Boundaries as defined on the proposals map, new
housing development will be permitted.
* Core Strategy Policy DC11 provides that all new residential development is expected to provide
a contribution towards outdoor playing space.  This requirement is applicable to this application.
At the time of writing a signed and completed undertaking is awaited.      

Design and appearance
* The previously submitted application was refused by the Planning Committee on design
grounds; particular concerns were the scale and design of the dwelling and the velux roof lights
within the front elevation which were considered to be out of keeping with existing built form, the
established street scene and form and character of the area.  
* The revisions to the previously refused scheme comprise a reduction in the width of the front
and rear gabled projections from 5.4 m to 4.8 m e.g. by 0.6 m and re-siting the proposed garage
further forward in line with the rear elevation of the main building thereby increasing the rear
garden area associated with the dwelling.  The overall depth of the south facing side elevation
has also been reduced by 0.4 m.
* The street scene is predominantly characterised by detached residential dwellings comprising
mainly single storey and chalet type properties.  It is considered that the dwelling is well designed
and is acceptable in terms of scale and massing.  A street scene drawing submitted with the
application satisfactorily demonstrates that it would have an acceptable impact within the
established street scene in this locality.  Materials remain to be agreed and therefore a condition
requiring full details should planning permission be granted is appropriate and will be attached to
any planning permission granted.  It is considered that the dwelling is provided with an adequate
amount of amenity space, parking and turning provision and it is, therefore, not considered that

 ASSESSMENT NOTES

CONTAMINATED LAND OFFICER    
No contaminated land objections based on both the accuracy of the information provided and the
current records of contaminated land issues held.
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the proposal would result in an overdevelopment of the plot.  

Amenity
* With respect to impact on existing levels of residential amenity, two roof lights are proposed
within the roof slope of the rear facing (west) elevation of the proposed dwelling.  One would
serve a landing and one would serve bedroom 2.
* A plan has been submitted showing sightlines with respect to the roof lights which satisfactorily
demonstrates that views out of the roof lights would be very restricted given the position and
angle within the roof slope.  In addition, the roof light serving bedroom 2 is proposed to be
obscure glazed.
*  A section/elevation demonstrating that there would be insufficient head height for a mezzanine
type floor to be fitted within the rear facing glazed gable element of the proposed dwelling has
also been submitted.
*  In summary, it is considered that the proposed development would not have a significant
impact on existing levels of residential amenity with respect to neighbouring dwellings.    

Highways impact 
* Norfolk County Council Highways have been consulted on the proposal and no objections have
been raised subject to conditions and an informative.  

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

Other Matters
* Concerns raised regarding scale, design and appearance, impact on privacy/overlooking and
overdevelopment are addressed within the main report above.  Concerns have also been
expressed with regard to impact on property values, however this is not a material planning
consideration and is, therefore, not relevant to the determination of this application.      

Conclusion
* The development is acceptable in principle having regard to Core Strategy Policy DC2 of the
adopted Core Strategy which permits new residential development within Settlement Boundaries.
It is considered that the dwelling is of an acceptable scale, massing, design and appearance
having regard to existing built form.  It is also considered that the proposal would have an
acceptable impact in relation to existing levels of residential amenity.  No objections have been
raised on highway safety grounds or in relation to contamination.  Approval is therefore
recommended subject to conditions.  Recommended conditions include full details of proposed
materials to be submitted and approved; details of proposed boundary screening; the vehicular
access to be provided as shown; that arrangement is made for surface water drainage to be
intercepted and disposed of separately to prevent discharge from or onto the highway; the
proposed access/on-site car parking is laid out in accordance with the approved plan and
thereafter retained and that the proposed escape windows in the side elevations and the roof light
serving bedroom 2 within the rear facing roof slope are obscure glazed and retained as such.
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Planning Permission

3007
3048
MT03
3402
3920
3920
DE10
4000
3996
2000

Full Permission Time Limit (3 years)
In accordance with submitted
External wall and roof materials to be agreed
Boundary screening to be agreed
Highways
Highways
Obscure glazing
Variation of approved plans
Note - Discharge of Conditions
NOTE:  Application Approved Without Amendment

 RECOMMENDATION

 CONDITIONS


