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SWANTON MORLEY
Land off Rectory Road
Rectory Road

Hopkins Homes Limited, J & V Keith, D Ha
Melton Park House Scott Lane

Hopkins Homes Limited, J & V Keith, D Ha
Melton Park House Scott Lane

Erection of 52 residential dwellings with associated open space 

Full

3PL/2014/0083/F
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Adjacent Grade 1
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ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle of development
Contributions
Landscape, character and appearance
Impact upon Listed Buildings and Heritage Assets 
Ecology and Protected Species
Highway safety
Drainage

 KEY ISSUES

The application seeks full planning permission for the erection of 52 residential dwellings with
associated open space including 18 affordable dwellings, 2 of which are bungalows to be
constructed to disability standard. The proposed housing mix shall be as follows; 

Open Market Properties; 
* 12 x 3 Bedroom Houses 
* 22 x 4 Bedroom Houses

Affordable Housing;
* 6 x 1 Bedroom Houses 
* 1 x 2 Bedroom Bungalow 
* 8 x 2 Bedroom Houses 
* 2 x 3 Bedroom Houses 
* 1 x 3 Bedroom Bungalow 

A site layout, elevations, floor plans, and details of pathways and roads have been submitted
together with various specialist reports to support the application. (A Contamination Site

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Jason Parker

Site Allocation
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Investigation Report, Archaeological Report, Tree Survey Report and Plan, Transport
Assessment, Flood Risk Assessment have been provided).   

An area of public open space of approximately 5,150 sq. metres shall be provided within the site
for both new and existing local residents. 

A new vehicular access shall be provided into the site from Rectory Road, which runs along the
northern boundary of the site.  A new footway shall also be provided along Rectory Road leading
to Town Street.  The requirements of the visibility splay and footway were discussed and agreed
with the Highway Authority.

The application site, which is allocated for housing development in the Core Strategy and DPD, is
located on the north-western end of Swanton Morley and to the south of Rectory Road and to the
west of the existing houses within Town Street.  These houses are segregated from the
application site by a driveway/unmade road and mature trees. 

The application site currently forms the south-eastern-most portion of a larger agricultural field,
extending to approximately 2.4Ha in area. The site slopes gently in a south west to north east
direction and is elevated somewhat above Rectory Road.   The land to the north is elevated
higher than the application site. 

The site is located to the west of the Grade I Listed village Church of All Saints.  The Church is
heavily screened from view from the application site and has a clear defined curtilage area. 

The site is well screened by mature trees and vegetation.  In particular the north-eastern roadside
boundary is screened by mature hedging, above rising roadside banking, such that at its western-
end.it is heavily screened.  The east of the site is screened by semi-mature trees and deciduous
hedging provides screening from the rear gardens of the houses within Town Street.  

A commercial workshop is located to the south-eastern boundary of the site.  Harkers Lane runs
in a westerly direction adjacent to the south-western boundary of the site before joining Manns
Lane.  

The proposed western boundary of the site is currently open and undefined by any physical
features.  The proposal incorporates screening and separation measures for this boundary.

 SITE AND LOCATION

3SR/2013/0019/SCR - Confirmed that the proposal would not result in an Environmental Impact
and therefore an EIA would not be required.

 RELEVANT SITE HISTORY

No.

 EIA REQUIRED
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 POLICY CONSIDERATIONS

SS1
CP.01
CP.04
CP.05
CP.06
CP.10
CP.11
CP.12
CP.13
DC.01
DC.02
DC.04
DC.11
DC.12
DC.13
DC.14
DC.16
DC.17
DC.19
NPPF
SM1

Spatial Strategy
Housing
Infrastructure
Developer Obligations
Green Infrastructure
Natural Environment
Protection and Enhancement of the Landscape
Energy
Accessibility
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Open Space
Trees and Landscape
Flood Risk
Energy Efficiency
Design
Historic Environment
Parking Provision
With particular regard to para's. 7, 9, 12, 210
Site Specific Policies and DPD

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 

Affordable housing provision is secured through S106 to meet local affordable housing needs.
The Council seeks to enter into Planning Obligations to provide necessary local infrastructure
requirements on development sites. This could include, where necessary, for development to
deliver site specific open space, connection to utility services (as required by legislation), habitat
protection/ mitigation, transport improvements and archaeology. In relation to open space, the
Council has identified a shortfall of outdoor sports provision and children's play space across the
district. The evidence for this shortfall is found in the Council's Open Space assessment.
Therefore, to remedy the identified shortfall, the Council seeks Unilateral Undertakings to provide
contributions towards open space improvements under the provisions of adopted Policy DC11
where developments would not meet the threshold for on-site provision. In light of the evidenced
shortfall of open space, the Council considers that these contributions are demonstrably
improving open space provision in areas of evidenced shortfall and therefore comply with
Regulation 122 of the CIL Regulations.

The Council is investigating the implementation of CIL. As such, the payment of CIL and S106

 CIL / OBLIGATIONS
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NORFOLK COUNTY COUNCIL HIGHWAYS    

ENVIRONMENT AGENCY    

ENGLISH HERITAGE    

HISTORIC ENVIRONMENT OFFICER    

The amended plans address earlier concerns.  Conditions relating to the following are
recommend: (1) arrangements future management and maintenance of the streets, (2) detailed
plans of the roads, footways, cycleways, foul and surface water drainage, (3) highway and
pedestrian works to be completed in accordance with the approved details, (4) visbility splays to
be provided, (5) scheme for construction parking, (6) Scheme for off-site footway works along
Rectory Road and Town Street.

No objection to the proposal, but comments that a SuDS system would be preferred rather than
the proposed piped and tanked system. Other general advice in relation to foul water, pollution
control and land contamination.

SUMMARY:
This application proposed the erection of 52 new dwellings in the vicinity of the grade 1 listed
parish church of All Saints at Swanton Morley. The open fields to the north and west of the village
make a particular contribution to the church's significance and we are concerned that the
proposed development would have a harmful impact on it.

RECOMMENDATION:
As the application stands we would recommend it is refused, but are of the view that amendment
to the proposals to the reduce the impact on the church could be achieved and would be keen to
advise on amended proposals.

The archaeological trial trenching evaluation has now been carried out and the resulting report
approved Norfolk Historic Environment Service. The evaluation did not identify any significant

 CONSULTATIONS

SWANTON MORLEY PC -   
The Parish Council are in support of the proposal in principle, but is disappointed with the
highway amendments as they do nothing to resolve the issue of the safe route to school.  It
assumes that people will wish to walk the long way to school rather than taking the more direct
route - this is not human nature.  The matter about the improvements to Harkers Lane to use this
as safe access to school/services must be addressed before permission is granted.

obligations will be used for different requirements, and developments will not be charged for the
same items of infrastructure through both obligations and the levy. Once adopted, CIL funds will
replace contributions towards off-site infrastructure. 

The proposal seeks to provide 18 affordable houses, which represents approximately 36 percent
affordable housing.  However two of these dwellings shall be bungalows to a disability standard.
An area of open space shall be provided within the site that far exceeds the policy requirements.
The other usual Norfolk County Council contributions have also been agreed.
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RAMBLERS ASSOCIATION:  NORFOLK AREA    

NATURAL ENGLAND    

CRIME REDUCTION & ARCHITECTURAL LIAISON OFFICER    

SPORT ENGLAND EASTERN REGION    

HISTORIC BUILDINGS CONSULTANT    

TREE & COUNTRYSIDE CONSULTANT    

HOUSING ENABLING OFFICER    

CONTAMINATED LAND OFFICER    

heritage assets with archaeological interest and no further archaeological work will be required at
the site. In view of this we wish to revise our recommendations on this application and no
conditions for archaeological work are now required. 

No objection, providing Swanton Morley RB2 (Harkers Lane) is kept open throughout and any
damage to it is repaired without delay.  Harker's Lane requires improvement before it can be
classed as a safe and useable route of access.

No objection to the proposal.  The Natural England Standing Advice should be used in relation to
protected species.

No objection to the proposal and general comments in relation to fixtures and fittings for the
properties and street lighting.

Sport England does not wish to comment on this particular application.

No objection

No objection to the proposal, subject to conditions relating to protection of trees and a
landscaping scheme to be submitted.

No objection to the proposal.  The application is providing 18 affordable dwellings, which
constitutes 34.6% of the overall site. However, following negotiations with the Developer it was
agreed that the provision of 2no. fully wheelchair adapted bungalows within the affordable
housing provision would be sufficient to meet policy. The mix of affordable dwellings includes
some much needed 1-bed accommodation and 5no. dwellings for sale to those that cannot afford
to purchase housing outright on the open market.

No objection to the proposal and no further contamination works required. Recommend imposing
a condition relating to 'unsuspected contamination'.
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None

 REPRESENTATIONS

1.0  The application is referred to Planning Committee as it is a major application of local interest.

2.0  Principle 

2.1  The proposal seeks permission for 52 dwellings on an agricultural field within the Parish of
Swanton Morley. 

2.2  Extensive pre-application consultation with the local community has been undertaken as well
as consultation with the Parish Council and Breckland District Council.  

2.3  The site is currently allocated for residential development and associated open space under
Policy SM1 of the Site Specific Policies and DPD as part of the LDF and is allocated on the
proposals map for Swanton Morley. 

2,4  Policy SM1 provides the site-specific guidance upon how the site should be developed,
indicating that the whole application site is allocated for residential development of 50 dwellings
(average density 22 dwellings per hectare). A minimum of 0.12 hectares of children's play space
will be provided on site along with related landscaping. 

"Development will be subject to compliance with adopted Core Strategy policies and: 
a. Provision of safe highway access onto Rectory Road; 
b. Suitable improvements to pedestrian and cycle links from the site to the village including a link
to Harkers Lane to enable a safe route to the Primary School and village hall; 
c. Provision of new structural landscaping to the northern and eastern boundary of the site; and 
d. The layout and design of the site will provide an appropriate response to the established
pattern of development at Town Street including any required noise attenuation measures to
protect the amenity of residents from adjoining commercial operations". 

 ASSESSMENT NOTES

ENVIRONMENTAL HEALTH OFFICERS    

PRINCIPAL PLANNER MINERAL & WASTE POLICY    

No objection

No objection to the proposal and recommends the potential reuse of some excavated material
during construction.

NORFOLK WILDLIFE TRUST -  No Comments Received 

PUBLIC RIGHTS OF WAY OFFICER -  No Comments Received 

ECONOMIC AND STRATEGY OFFICER -  No Comments Received 

ENVIRONMENTAL SERVICES OFFICER -  No Comments Received 
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2.5  Policy SS1 of the Core Strategy provides the overall spatial strategy for the District,
indicating Swanton Morley to be one of 14 'Local Service Centre' villages.  The service centre
villages are defined as areas with good access to services and facilities and are anticipated to
accommodate a significant proportion of the housing growth required within the District by 2026. 

2.6  Policy CP1 provides the detailed housing allocation strategy for the District, indicating that
Swanton Morley is expected to accommodate minimum allocations of around 50 dwellings during
this period.   

2.7  Policy SM1 of the adopted Site Specific Policies and Proposals Development Plan Document
expects the site to provide residential development as well as 0.12 hectares of open space. 

2.8  The proposal shall provide 0.51 hectares of open space, which far exceeds the level of open
space required as well as the levels of housing suggested. 

2.9  On this basis the development of the site for residential purposes together with the area of
open space is considered acceptable in principle. 

3.0 Design, Layout and Landscaping

3.1  Policy DC1 indicates the need for all proposals for development to adequately respect the
amenities of both existing residents and the wider environment surrounding sites where
development is proposed. 

3.2  Policy DC2 provides basic principles of density, mix and design for new residential proposals.
 

3.3  Policy DC12 refers to the need to protect existing important trees and natural landscaping,
whilst encourages additional measures which will assist in the mitigation of the otherwise potential
landscape impact of development proposals. 

3.4  Policy DC16 provides the overarching guidance upon "Design" in respect of all proposals put
forward. 

3.5  Policy CP11 outlines the need to ensure adequate protection and enhancement of the
natural landscape when assessing all proposals for development

3.6  The site area is approximately 2.4 hectares providing an overall density of just under 22
dwellings per hectare, which is considered to be a reasonable density for development,
particularly considering the large area of useable open space provided. 

3.7  The proposed dwellings and site layout design are considered a reasonable approach to
provide 52 dwellings and an area of open space.  The site layout has been directed away from
the Grade 1 Listed Church of All Saints and the dwellings have been located a reasonable
distance from the boundaries of the site, whilst providing pedestrian and vehicular access through
the site.   

3.8  The dwellings provide a mix of styles and features which are considered appropriate given
the context of the area within Swanton Morley. These design features include, both casement and
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sash windows, segmental arches, panel doors, flat roof dormers, pentice boards, black painted
plinths and brick dressings. 

3.9  In terms of landscaping and boundary treatments, the existing planting on the southern,
eastern and northern boundaries is to be safeguarded and improved.  An arboricultural
assessment was also submitted as part of the application which demonstrates that the proposed
dwellings will not compromise the root protection zones of these trees. The dwellings have also
been carefully positioned to ensure that the private amenity spaces are not wholly overshadowed
by these trees, thereby reducing pressure for these trees to be removed.  This is considered to
accord with the desires of Policy DC 12, which seeks to prevent the loss of important landscape
features. 

3.10  The proposed development will not result in any significant loss to existing natural planting,
nor, by virtue of the development layout and scale proposed and existing landscaping in-situ, will
there be any significant impact upon the rural landscape beyond the site. 

3.11  The Tree and Countryside Consultant has identified various interesting landscape matters
and suggests that conditions relating to boundary and landscaping details should be included. 

3.12  Particular care will need to be given to the provision of boundary treatment on the western
part of the site as it currently represents an undefined boundary which cuts across the middle of a
large field. It is clear this boundary forms a very important interface between the site and the
open countryside and as can be seen from the submitted plans this area has been given specific
attention.  It is therefore suggested that a condition is imposed to agree the boundary treatments
of the site.    

3.13  Precise details of the further landscaping measures proposed could be required through a
condition of any planning permission subsequently granted.

4.0  Planning Obligations, Affordable Housing and Open Space 

4.1  Policy DC4 refers to the need to provide for 40% of all dwellings proposed as "affordable" for
developments of 5 or more dwellings, subject to viability.

4.2  Policy DC11 requires all residential development proposals to make adequate provision for
public recreational open space, in line with the National Playing Fields Association (NPFA) 2.4ha
standard per 1,000 population. Application of this Policy indicates that for the development of 52
dwellings as proposed, an area of 3000 sq.m. of open space will be required, which also
conforms to the requirements of Policy SM1. 

4.3  Policies CP4 and CP5 refer to the need for all development proposals to make adequate
provision for the necessary infrastructure via planning obligations. 

4.4  The proposal shall provide 0.51 hectares, 5150 sq metres, of open space, which far exceeds
the level of open space required by this policy and therefore no objection is raised under this
policy. 

4.5  The proposal seeks to provide 18 affordable houses, which represents a provision of 35.6
percent for affordable housing.  However two of these dwellings shall be bungalows built to a
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disability standard.  The applicant has also agreed to pay the other usual Norfolk County Council
contributions, which are yet to be confirmed.  Discussions in relation to viability have taken place
and specific information has been requested in relation to this matter.  This information shall be
reviewed prior to the issuing of the decision. 

4.6  The planning contributions and affordable housing provision have been agreed with the
Housing Enabling Officer who is in support of the application. 

4.7  The Parish Council are very keen for the proposal to provide an upgrade to the Harkers Lane
footpath and public right of way.   Harkers Lane provides links to a number of the key services
within the village and is within close proximity to the application site.   It is considered that the
upgrade of Harkers Lane would provide a benefit to the area and seems to be supported by
Policy SM1.   

4.8  The agent has confirmed that they are in principle in favour of improvements to Harkers
Lane.  The potential for this to take place and the costs involved are being confirmed with Norfolk
County Council. It is thought that some of the other planning obligations could be negotiated and
that the improvements to Harkers Lane would be favoured instead.  This matter is still being
pursued and an update shall be reported verbally to the Planning Committee. 

4.9  The proposed planning contributions are considered acceptable and can be agreed by way
of a Section 106 legal agreement.  

5.0  Highways and Parking 

5.1  Policy DC19 refers specifically to car parking requirements for all new developments,
indicating (at variance with national guidance within PPG13) that a minimum of 2 car parking
spaces will be required for each dwelling proposed. Given that such a Policy has been accepted
by the Planning Inspectorate as "Sound", due largely to the very rural nature of the Breckland
District, Hopkins Homes have sought to fully comply with this requirement within the development
layout submitted. 

5.2  The application has been accompanied by a Transport Statement which has assessed the
traffic impacts arising from 52 dwellings. This statement has concluded that the proposal is
unlikely to have a material effect on capacity or safety at the proposed access to Rectory Road or
any other junction on the highway network. 

5.3  The access to the site is to be produced to a suitable standard to deal with the traffic flows
associated with the scale of development proposed. The access is to be located on the apex of
the bend in Rectory Road to maximise visibility. This will have an additional benefit in that it will
minimise the loss of frontage hedge and trees. The access will be provided with 2.4 x 70m
visibility splays. 

5.4  The scheme includes a mixture of parking provision with driveways, garage parking, car
ports and allocated spaces in front of dwellings and parking courts. The key to successful parking
provision is not just the volume of parking but the nature and location of the parking. In this
scheme the strategy has been to incorporate a form of parking provision appropriate to the size
of unit that it serves. 
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5.5  In all cases the spaces are provided in close proximity to units that they are allocated to. This
will reduce potential for unauthorised parking in locations close to the front doors of properties, in
particular, on the highway boundary. The use of front of plot parking as opposed to the extensive
use of rear car parking courts will ensure that spaces are defendable and not prone to
unauthorised occupation. 

5.6  In total 144 spaces have been provided, which equates to an average of 2.77 spaces per
dwelling. The distribution of these spaces is detailed on the proposed site plans (Drawings SWA-
2-002/3). In addition to the allocated car parking spaces, seven additional spaces have been
provided for visitor parking within the south eastern and south western areas of development 

5.7  As stated above a new access is to be created from Rectory Road. This access has been
designed to ensure that the requisite visibility splays are provided. This will necessitate the
removal of some of the boundary treatment on Rectory Road, although as part of the wider
landscaping proposals for the development, scope will exist to supplement that proposed to be
retained to either side. The access arrangements have been agreed during pre-application
discussions with Norfolk County Council and during the application process. 

5.8  Pedestrian access is available by way of an existing pavement on the northern side of
Rectory Road. This can be accessed from either the main entrance to the development or by a
footpath which runs along the eastern side of the public open space to a point close to the
junction of Rectory Road and Town Street. Pedestrian routes are also provided throughout the
development, as well as the use of shared surfaces. 

5.9  The Highway Authority has raised no objection to the proposal, subject to a number of
conditions relating to drainage, car parking, access, pedestrian facilities and roads. 

5.10  The proposed accessibility and parking arrangements are considered acceptable. 

6. Energy and the Environment 

6.1  Policies CP12 and CP13 refer to the need to ensure all proposals for development pay
regard to energy efficiency and accessibility on a strategic level. 

6.2  Policy DC14 provides more detail guidance upon energy efficient construction.  In particular
this policy requires developments to be designed and built to a high sustainable standard
incorporating energy efficiency measures, requiring all development above 1,000 sq m or ten
units in the case of residential development to supply at least 10% of the energy they require
through on-site and/or decentralised renewable sources.

6.3  No specific details in relation to renewable energy sources have been submitted with the
application.  However, it is considered that this information and a renewable strategy could be
required through the imposition of a planning condition. 

7. Ecology and Protected Species 

7.1  The site has been subject to a Phase 1 Habitat Survey which has confirmed that the site is of
low ecological value, although the boundary habitats, grass margins and hedgerows with
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occasional mature trees could provide suitable habitat for reptiles, badgers, bats and birds. 

7.2  The habitat report recommended that additional surveying should be undertaken to
determine if reptiles and badgers are using the site. If any mitigation or compensation following
these surveys is identified, it is recommended that these are sought by way of appropriate
conditions. 

7.3  The Habitat Survey also includes some ecological enhancement recommendations which
mainly relate to the provision of bat and bird boxes and specialist planting. The applicant has
confirmed that they would be happy to provide these ecological enhancements, which can be
secured by way of a condition.  

7.4  In terms of Badgers the site does not contain any setts and as a consequence there are no
constraints to the development with regard to Badgers. However, it is recognised that the site
may provide a potential foraging habitat and it is recommended that measures are implemented
during the construction works to protect the welfare of all mammals.
 
7.5  This approach accords with Policy CP10 Natural Environment "Enhancement of Biodiversity
and Geodiversity" which states that "through the promotion of positive action and the
development control process, the enhancement of biodiversity and geodiversity in the District will
be sought". There is an expectation that development will incorporate biodiversity and geological
features where opportunities exist. 

7.6  It is concluded that the development could proceed with minimal impact on the local
conservation status of any protected, BAP or rare species within the area.   It is suggested that
conditions relating to the bat and bird boxes and further survey work are imposed. 

8.0  Flood Risk and Drainage

8.1  Policy DC13 seeks to restrict development within areas of known flood risk and seek the
implementation of measures which will reduce the risk of flooding both within new developments
and their surroundings. 

8.2  In respect of flood risk, the submitted Flood Risk Assessment concludes that the site is
located within Flood Zone 1, thus beyond any zone of risk, whilst surface water discharge can
suitably be accommodated to acceptable levels. 

8.3  The application has been accompanied by a flood risk assessment which has confirmed that
the site falls within Flood Zone 1 and is not considered to be a risk of fluvial flooding. It is also
advised that that the proposals will not affect flood storage within the flood plain and that the
proposed surface water will be discharged by infiltration devices. The use of infiltration devices
will ensure that surface water runoff up to and including 1 in 100 year storm event plus a 30%
climatic change will be attenuated and infiltrated on site. 

8.4  Foul drainage will be drained by gravity to the existing foul sewer network located in Town
Street. The flood risk assessment has concluded that the level of risk from flooding will be
managed to an acceptable level.  

8.5  The Environment Agency has confirmed that the FRA demonstrates that surface water can
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be dealt with on site using infiltration drainage. Although the surface water drainage scheme is
acceptable in principle, the FRA has not demonstrated that the potential use of sustainable
drainage systems (SuDS) on site has been fully considered and integrated into the development. 

8.6  In terms of foul water drainage an acceptable method of foul drainage disposal would be
connection to the foul sewer, as suggested. Confirmation is required to show that appropriate foul
and surface water sewers are available to serve the development. It is considered acceptable to
deal with this matter with the imposition of a condition, as there would be a number of different
potential methods available to deal with this.  

8.7  Whilst the proposal is considered acceptable in principle, it is considered reasonable to
impose a condition relating to the use of a SuDs system in terms of drainage.  

9.0  Impact upon Listed Buildings and Heritage Assets 

9.1  The proposal seeks consent for a major residential development.  Any development within
close proximity to a listed building or heritage asset has the potential to impact upon the setting
and understanding of that asset.  

9.2  English Heritage has objected to the proposal on the basis of the potential impact upon the
Church of All Saints.   

9.3  In particular the consultation response states that the Grade I listed church dates from the
later 14th century and is particularly notable as an early example of perpendicular architecture in
Norfolk.   The most prominent feature is its grand west tower built as a piece with the embracing
aisles and the whole is decorated to a very high standard.  The Church is set on rising ground to
the north of the main village and is separated from most of the settlement by open space with
open fields beyond.  A ribbon of building leads northwards along Town Street from the main
village towards the application site. 

9.4  In summary, English Heritage believes that the proposal would be harmful to the setting of
the church.  The Council's own Historic Buildings Consultant does not share this view and raises
no objection to the proposal.  

9.5  The site is located to the west of the Grade I Listed village Church of All Saints.  The Church
is heavily screened from view from the application site and has a clear defined curtilage area.  

9.6  The Church is segregated from the application site by the public highway and curtilage area
of the listed building. 

9.7  English Heritage have correctly noted that the Church is located on rising land and is
therefore very prominent and visible within this part of the village.  It is considered that the Church
dominates the landscape to the north-east of the site, hence provides a natural visual focal point
to which the proposed development is considered to relate well. 

9.8  The field, for which part of the application site relates, is heavily screened by mature trees
and shrubbery.  The land also rises to the north beyond the application site and within the
direction of the Church.  On this basis the application site is on land which is not very prominent
in terms of the graduation of land in this area.   The Church is also not visible within most of the
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Planning Permission RECOMMENDATION

application site currently and mainly only at the nearest corner to the church.   Footpaths are
provided with the site and the housing development has been directed away from the nearest
corner of the site.

9.9  The site has been allocated for housing and a level of open space.  The proposal provides
for a higher requirement of open space and as such should be considered a reasonable design
approach when consideration is given to the allocation of the site for residential purposes and
open space.  

9.10  On this basis, the proposed development and site layout is considered the most reasonable
approach to design and it is not considered that the proposal would be detrimental to the setting
of the Grade I All Saints Listed Church or the understanding of this heritage asset. 

10.0  Archaeology 

10.1  A geophysical survey carried out at the proposed development site identified a number of
anomalies of possible archaeological origin. 

10.2  The County Council Archaeology Officer has confirmed that trial trenching evaluation has
now been carried out and the resulting report approved. No significant heritage assets were
identified.  As such, no further archaeological work is required and no conditions for
archaeological work are required. 

10.3  It is recommended that if permission is granted conditions be imposed relating to a
programme of archaeological work in accordance with National Planning Policy Framework para.
135. 

11.0  Summary 

11.1  The development of the application site would provide much needed additional residential
dwellings, of mixed tenures, to maintain and add to the existing dwelling stock within the village.
The Site is allocated for housing and the proposal is considered to be acceptable in relation to the
considerations above.  

11.2  The application is the subject of a legal agreement to secure affordable housing, open
space provision and other planning contributions and is recommended for approval subject to
conditions.

11.3  Delegated authority is requested for the application to be refused by the Council's Planning
Manager if the legal formalities in respect of the S106 are not completed within three months of
the date of this decision or that the Planning Manager has the authority to agree another more
appropriate timescale for the completion of any agreement.
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3007
3048
3106
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3946
3994
4000
3996
2000
3920
2014

Full Permission Time Limit (3 years)
In accordance with submitted
External materials and samples to be approved
Management and Maintenance of proposed streets
Details of roads and footways
Roads and footways to binder course
Road(s), footway(s) and cycleway(s) to spec.
Visibility splay
On site parking scheme for construction period
Scheme for the off-site footway works along Rectory Road and
Completing off-site highway works
SUDS, Surface Water and Foul Water Schemes to be submitted
Landscape scheme and boundary treatment plans
Details of biodiversity and Ecology Measures
Further ecology work as recommended by Phase 1 Survey
Renewable Energy Strategy to be submitted and implemented
Contaminated Land - Unexpected Contamination
Highways Note
Variation of approved plans
Note - Discharge of Conditions
NOTE:  Application Approved Without Amendment
NOTE: Subject to S106
Criterion E - Planning Apps Where Approved

 CONDITIONS



BRECKLAND COUNCIL - PLANNING COMMITTEE - 07-07-2014

DC131_new

2

SOUTH LOPHAM
Land south of A1066 Thetford Road

AVIC-PCI Ltd
Grosvenor Gardens House Grosvenor Gar

Richard Pike Associates
Jonathan Scott Hall Thorpe Road

Installation of a 10MW solar farm and associated infrastructure 

Full

3PL/2014/0143/F

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : REFUSAL 

Principle of development 
Impact on character and appearance of the locality
Loss of agricultural Grade 2 and 3 land
Impact on amenity
Flood risk
Archaeology
Highways
Impact on heritage assets
Ecology issues
Rights of way

 KEY ISSUES

The application seeks full planning permission for a solar farm comprising the installation of
approximately 34,000 photovoltaic (PV) modules, 6 power inverter / transformer cabinets, one
sub-station, security fencing and associated access gates, and security cameras.  The
dimensions and location of all ancillary facilities are detailed within the drawings submitted with
the application.

The application site comprises 19.07 hectare with the panels themselves covering an area of
approximately 17 hectares. 

Panels would be laid out in rows running east to west across the application site with 5m between
each row.  Each panel would be approximately 0.99m x 0.96m arranged as two panels end to end
forming a total length when mounted to the frame of approximately 3.9m.  Panels would be
approximately 0.6m off the ground at the lower end and 2.3m at the higher end.  The mounting

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Jemima Dean

No Allocation
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structure for the panels is a metal frame securely fixed to the ground which would provide a route
for electrical wiring.  Service connections between the groups of panels, and the substation would
all be underground. 

The solar panels would be installed at approximately 25° from horizontal and faced in a southerly
direction to ensure optimum year-round solar collection.  Individual panels would be typically black
in colour with a light grey frame, treated with an anti reflective coating to increase efficiency and
the low angle of the repose also reduces the occurrence of reflection.

The six inverter / transformer cabinets would each have a central floor area approximately 8m x
3m and two side wings with a floor area 2.6m x 1.2m.  The two wings would have a flat roof to
2.3m.  The central section of inverter cabin would have a pitch roof with an overall height of 2.57m
and height to the eaves of 2.3m.  These would be spaced at regular intervals located along the
western boundary of the site to the west of the panels.  The cabinets would accommodate the
inverter, transformer and associated equipment to convert the energy required by the national
grid. 

The proposed electricity substation would be approximately 7.7m x 5m with a pitch roof.  It would
have a ridge height of around 4.7m and height to the eaves of 3.2m.  It would be brick-built with
timber cladding finish details of material would be secured via planning condition.  The substation
would be located to the north west corner of the application site. 

As part of the development a new 2.4m high wire grill fence would be erected around the
perimeter of the site combined with appropriate landscaping.  A total of 10 CCTV security
cameras are proposed at intervals around the site boundary which would be mounted on poles
approximately 3m in height.

It is anticipated that the solar farm would generate in the region of 10MW of electricity annually,
which would be supplied to domestic and commercial consumers via the local distribution
network.

Access to the site would be along an existing access track approximately 175m via Thetford Road
(A1066) which runs to the north of the application site.  This access would also be used during the
construction period.  

It is estimated that the construction of the solar farm would generate approximately 160-200
vehicular movements to the site during the construction period.  It is anticipated that the proposed
development would generate approximately 3-4 HGV trips to the site per day.  Once operational
the site would be unmanned with operational activities limited to occasional visits for maintenance;
therefore vehicular movements would be minimal.  It is expected that the solar farm would have a
life expectancy of 25-30 years.

The site comprises an area approximately 19.07 hectare of agricultural land, recently used for the
cultivation of oil seed rape and sugar beet, located within the open countryside.  The most part of
the site comprises grade 2 agricultural land while the south east and south west corners of the
application site are grade 3.  The site constitutes an L shaped parcel of land to the south of the

 SITE AND LOCATION



BRECKLAND COUNCIL - PLANNING COMMITTEE - 07-07-2014

DC131_new

A1066 set back by approximately 175m. The land slopes gently southwards toward Blo Norton
Road and Clay Hall Lane.

Broadly speaking the site is made up of three adjoining fields, most of which are bounded by
existing hedgerows / trees / ditches.  A ditch, with a pond combined runs through the southern
section of the site.  There are a total of seven ponds within 500 metres of the development site
(both on and adjacent to the application site).  The northern boundary of the site is open with
cultivated arable land running through to Thetford Road.

The north / east boundaries comprise mature trees and intermittent hedging beyond which is the
market garden to the south of Mill House Farm.  To the south / east of the application site
boundaries comprise rows of mature poplar intermittent with oak trees.  

The southern boundary of the site, approximately 500m long comprises a ditch and intermittent
informal hedging including some mature deciduous trees.  The south east boundary is defined by
shallow ditches, mature trees and intermittent informal hedging, beyond which is a track known as
Top Drag Way and beyond this arable land.

The north west boundary of the site comprises shallow ditches and a track which provides farm
access and is largely open with some intermittent trees.  Views extend toward Garboldisham.
Further to the south the boundary becomes more dense in terms of established informal hedging
and mature trees.

The nearest properties are Mill Pond Farm 100m to the north, Mill House 150m to the north east,
Driftway Farm to the 300m to the east, and Clay Hall 350m to the south west.  A number of other
properties to the south of the site are along Clay Hall Lane and Blo Norton Road. 

There are Conservation Areas at South Lopham and Garboldisham and a number of Listed
Buildings including the Grade I Listed Church of St Andrew within the Parish.  The nearest Listed
Buildings are the Grade II Listed Noodle Farm, approximately 550m to the south-east, and Willow
Tree Cottage 550m to the north-east.  

The nearest designated public footpath to the application site is Lower Drag Way to the east of
the application site.  The site falls within the Settled Tributary Farmland Landscape Character
Area.  The site has no designation in terms of ecological interest.  Lopham and Redgrave Fen a
SSSI, SAC and Ramsar site is located approximately 2km to the south of the application site.

Screening opinion concluded not EIA development - 11th November 2013 (3SR/2013/0016/SCR)

 RELEVANT SITE HISTORY

No

 EIA REQUIRED
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Planning Practice Guidance March 2014

 POLICY CONSIDERATIONS

 CONSULTATIONS

CP.11
CP.12
DC.01
DC.12
DC.15
DC.16
DC.17
DC.21
NPPF

Protection and Enhancement of the Landscape
Energy
Protection of Amenity
Trees and Landscape
Renewable Energy
Design
Historic Environment
Farm Diversification
With particular regard to paras 97, 98, 28, 112

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 

GARBOLDISHAM P C -   

SOUTH LOPHAM PARISH COUNCIL -   

BLO' NORTON P C -   

NORTH LOPHAM P C -   

No indication of cable routing; loss of agricultural land and visual impact. Suggests that
Brownfield Sites are used.

In principle support alternative forms of energy production, however, this particular site is
completely the wrong location for a solar farm.  Against current government policy and planning
guidelines.

Twenty five years is a considerable length of time and it is not clear who will be responsible for
decommissioning the site and removal.  No detail of financial bond. Lack of public consultation.
Solar farm will dominate the outlook to the north of the lane and no amount of screening will
lessen visual impact. Concerns of noise issue.  Disagree with the some points in the
assessments.  Glint and reflection to the south. Creating industrial landscape.  

Comments dated 25-03-1024
North Lopham Parish Council unanimously reject this application.  In brief we consider that
aspects of the planning statement are incorrect or incomplete.  That consideration has not been
given to the recommendations of MP's and Parliament in respect of the siting of large scale solar
farms. No economic benefits to the area only to the investor and landowner; not sustainable
development; development not in accordance with NPPF paragraph 112; loss of Grade 2

Not Applicable

 CIL / OBLIGATIONS
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ENVIRONMENT AGENCY    

ENGLISH HERITAGE    

NATURAL ENGLAND    

NORFOLK COUNTY COUNCIL HIGHWAYS    

TREE & COUNTRYSIDE CONSULTANT    

CONTAMINATED LAND OFFICER    

ENVIRONMENTAL HEALTH OFFICERS    

No objection.

No objection subject to conditions re: additional landscaping

No objection

No objection subject to conditions re:  upgrading of access, provision of gates and visibility splay
and requirement for on-site wheel cleaning facilities.

Conditions recommended relating to protection of protected species.

No objection.

No objection subject to conditions re: noise

agricultural land and no justification put forward; agree with the statements of Government
Ministers that brown field and developments related to roof tops etc are the most suitable
locations; inadequate public consultation; no reference is made to the level of response in relation
to the request for a screening opinion; comments from the screening opinion not brought forward;
proper weight not given to landscape, visual impact, heritage, and local amenity; close to
residential dwellings; inadequate information on vehicular access and highway safety; inadequate
information on noise and no evidence provided as to ambient noise level in relation to 61dbA at
10m no sound attenuation is shown on the drawings for the substation and inverters appear to be
metal cased; lack of detail submitted with the application;  concern about drainage / run off;
construction site will become contaminated land; no benefit to the local area and no employment,
no locally sourced materials, little financial benefit to the UK as all materials to be sourced from
China;   

Updated Comments dated 17-03-2014
Unanimously reject this application.  We consider that aspects of the planning statement are
incorrect or incomplete. Consideration has not been given to the recommendations of MPs and
Parliament in respect of the siting of large scale solar farms; That this is a Grade 2 site;  That
there is no economic or social benefit to the local area and no possibility of employment;  That
the public consultation to date has been inadequate, that future meetings will only be considered
on the developers terms;  That the application fails to meet Breckland's Local Plan scoping report
2013.
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A large number of responses have been received with concerns relating to the development.  A
total of 180 letters of objection have been received in response to the application with concerns
relating to:-

* Loss of good agricultural land
* Would lead to contamination of green land / chemicals on soil
* Impact on the character and appearance for the area/visual impact
* Highway safety
* Impact on house/property value
* Lack of pre-consultation
* Solar farms not efficient source of electricity
* Would lead to introduction of brown field/industrial land
* No connection method/route proposed
* Informal footpath crosses the site east to west
* Solar panels should be on roofs
* Impact on historic views
* Noise level impact on humans / wildlife / horses
* Would set precedent
* No employment benefit
* Visual impact of security cameras / fencing / transmission mast / substation
* Inappropriate site
* Out of scale
* Healthy trees have been felled-why?
* Impact on communities
* Commercial / industrial use of land should be on brown filed land
* Inaccuracies in application

 REPRESENTATIONS

HISTORIC ENVIRONMENT OFFICER    

PUBLIC RIGHTS OF WAY OFFICER    

NORFOLK WILDLIFE TRUST    

ECOLOGICAL AND BIODIVERSITY CONSULTANT    

No objection subject to conditions re: archaeological investigation

No objection on Public Rights of Way grounds

Mitigation measures must ensure that there will not be any adverse impact on protected species
that may occur in the ponds within and adjacent to the development site.  A detailed conservation
management plan should be submitted to the planning authority for approval before any work
starts on site.

Recommends that the application can be permitted with conditions relating to the agreement of a
Biodiversity Management Plan and protection of Great Crested Newts.

NATIONAL GRID -  No Comments Received 
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* Loss of amenity
* Drainage / run off would cause flooding
* Attract criminals-theft of copper cable
* Glare from panels
* Too close to properties
* Impact on tourism

One letter of support has been received in response to the application
* Does not constitute massive impact on food production
* Appropriate site / relatively small
* Good long terms benefits
* Some sacrifice has to be made for green energy

Comments made by Member of Parliament Elizabeth Truss state concern for the increasing use
of agricultural land for the provision of fuel whether this is solar plants or bio-fuels and the impact
on food supply.

1.0  The application is referred to Planning Committee as it is a major application and in the light
of local concerns.

1.1  Whilst previously forming part of the June agenda, although not included in the meeting as
an item for discussion, the report has been subject to revisions due to a change in emphasis in
the interpretation of planning policy as evidenced by a number of recent appeal decisions. 

2.0  Principle of Development

2.1  Consistent with the Climate Change Act 2008 the National Planning Policy Framework
(NPPF) sets a presumption in favour of sustainable development.  Section 10 of the NPPF
provides the Governments policy position in regard to the consideration of renewable energy
proposals, which are set out in paragraphs 93-98. Paragraph 93 sets out the following specifically
in regards to climate change and renewable energy:

"Planning plays a key role in helping shape places to secure radical reductions in greenhouse gas
emissions, minimising vulnerability and providing resilience to the impacts of climate change, and
supporting the delivery of renewable and low carbon energy and associated infrastructure. This is
central to the economic, social and environmental dimensions of sustainable development."

2.2  Paragraph 97 requires local authorities to have a positive strategy to promote energy from
renewable resources.  It states:

"To help increase the use and supply of renewable and low carbon energy, local planning
authorities should recognise the responsibility on all communities to contribute to energy
generation from renewable or low carbon sources.  They should:

-Have a positive strategy to promote energy from renewable and low carbon sources;
-Design their policies to maximise renewable and low carbon energy development while ensuring
that adverse impacts are addressed satisfactorily, including cumulative landscape and visual
impacts;

 ASSESSMENT NOTES
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-Consider identifying suitable areas for renewable and low carbon energy sources, and
supporting infrastructure, where this would help secure the development of such sources;
-Support community-led initiatives for renewable and low carbon energy, including developments
outside such areas being taken forward through neighbourhood planning; and
-Identify opportunities where development can draw its energy supply from decentralised,
renewable or low carbon energy supply systems and for co-locating potential heat customers and
suppliers."

2.3  Paragraph 98 advises that "when determining planning applications, local planning
authorities should:

-Not require applicants for energy development to demonstrate the overall need for renewable or
low carbon energy and also recognise that even small-scale projects provide a valuable
contribution to cutting greenhouse gas emissions; and
-Approve the application if its impacts are (or can be made) acceptable. Once suitable areas for
renewable and low carbon energy have been identified in plans, local planning authorities should
also expect subsequent applications for commercial scale projects outside these areas to
demonstrate that the proposed location meets the criteria used in identifying suitable areas."

2.4   The Planning Practice Guidance for renewable and low carbon energy (July 2013) provides
further advice on the planning issues associated with the development of renewable energy.  In
relation to solar farms the guidance states that the deployment of large-scale solar farms can
have a negative impact on the environment, but if planned sensitively the visual impact for a well-
screened solar farm can be properly addressed within the landscape.

2.5  The Department of Energy and Climate Change (DECC) recently updated its Solar PV
Roadmap, which sets out how government will achieve certainty for solar PV investors,
developers, households and businesses. DECC recognises that solar PV is one of the priority
renewable energy technologies which will assist in meeting renewable energy targets and help
deliver secure, cleaner energy.  However, the Roadmap makes it clear that new solar installations
need to be sensitively placed and sets out four guiding principles, which form the basis of the
Government's strategy for solar PV.  This includes the principle that:

"Support for solar PV should ensure proposals are appropriately sited, give proper weight to
environmental considerations such as landscape and visual impact, heritage and local amenity,
and provide opportunities for local communities to influence decisions that affect them."

2.6  Core Strategy Policy DC15 of the adopted Core Strategy supports renewable energy
proposals in principle.  This is subject to criteria including the impact of the proposal on the
surrounding landscape, local amenity as a result of outlook through unacceptable visual intrusion,
and highway safety.

2.7  An update by Gregory Parker MP (22 April 2014) on the government's solar PV strategy
assures strong support for solar PV and, although keen for the focus of growth of solar PV in the
UK to be on roof space and previously developed land, makes it clear that there is still a place for
larger scale field based solar in the energy mix provided that the new solar installation would be
sensitively placed.

3.0  Loss of Grade 2 and 3 agricultural land
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3.1  Paragraph 112 of the NPPF states that:

"Local planning authorities should take into account the economic and other benefits of the best
and most versatile agricultural land (BMV).  Where significant development of agricultural land is
demonstrated to be necessary, local planning authorities should seek to use areas of poorer
quality land in preference to that of a higher quality".

3.2  The application site comprises Best and Most Versatile (BMV) agricultural land largely grade
2 whilst areas to the south east and south west are grade 3.  

3.3  Annex 2 of the NPPF classifies the best and most versatile agricultural land as land that is in
grades 1, 2 and 3a of the Agricultural Land Classification. 

3.4  As mentioned above, the NPPF makes it quite clear that the use of  brownfield land and
poorer quality land should be used in preference to any other land and the use of BMV land
would, therefore, be expected to have been fully justified as being necessary.

3.5  On this basis the applicant would have been expected to demonstrate why the 19 ha. site of
largely BMV land was necessary in preference to the use of lower grade or brownfield land. 

3.6  Additional information has recently been supplied in respect of the applicants' site selection
process.  In this assessment the applicants accept that they needed to demonstrate that the
development was necessary.

3.7  Four parcels of land were offered to the applicants and the site, the subject of this
application, was their final choice.  No supporting information has, however, been provided to
demonstrate why.  In addition, they selected a 20 mile radius for site selection but again with no
explanation of why sites beyond this could not be considered for such development

3.8  In terms of the applicants' assessment of agricultural land quality, it is confirmed that they
used the up to date Natural England map defining land quality areas.  It appears, however, that
the area of land identified as the site for such purposes was located due east of South Lopham
and was of Grades 3 and 4 whereas the actual site, which is confirmed to be of Grades 2 & 3
agricultural quality, ie BMV land, is located midway between South Lopham and Garboldisham to
the west.

3.9  The selected site is currently used for arable farming.  The development of the site for solar
energy would result in a change from arable production to solar generation together with sheep
grazing beneath the panel structures.  Whilst the application seeks a temporary permission for 25
years the BMV land will be taken out of potentially beneficial use for a considerable period.

3.10  The application site is 'greenfield' and paragraph 17, one of the core planning principles of
the NPPF, encourages the effective use of land by reusing land that has been previously
developed (brownfield land).  This is reinforced in para. 111.

3.11  A recent decision by Elizabeth Ord (Planning Inspector) dated 2nd June 2014 (ref:
APP/D3505/A/13/2204846) dismissed an appeal for solar development, concluding that because
the location of the proposed development on Grade 2 and 3 agricultural land had not been
justified as necessary, the planning balance was firmly against allowing the development.  The
appeal decision represents a material consideration in determining this application and
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demonstrates the emerging national trend in the drive of the NPPF.

3.12  It is, therefore, clear and significant that the planning application as submitted has not
demonstrated that either lower grade or brownfield land is unavailable and it is considered
therefore that the application falls short of meeting these requirements of the NPPF and NPPG.

4.0  Landscape impact

4.1  Policy CP11 requires that the landscape of the District will be protected for the sake of its
own intrinsic beauty and its benefit to the rural character and in the interests of biodiversity,
geodiversity and historic conservation.  Development should have regard to maintaining the
aesthetic and biodiversity qualities of natural and man-made features within the landscape
including a consideration of individual groups of natural features such as trees, hedges and
woodland or rivers, streams or other topographical features.  

4.2  The release of land in Breckland will have regard to the Council's Landscape Character
Assessment (LCA) to ensure land is released where appropriate, in areas where the impact on
the landscape is at a minimum.  Development should also be designed to be sympathetic to
landscape character and informed by the LCA.

4.3  The site is designated within the LCA as Little Ouse Settled Tributary Farmland where the
landform is gently undulating.  Views are generally contained by landform variation and by field
boundary vegetation.  The scale of the landscape within the character area is variable, influenced
both by land use and field boundary pattern.  The overall character area has a fairly interrupted
visual quality.

4.4  It is evident that views from the north / east of the site would be somewhat screened by
established hedgerows, mature deciduous trees and rows of poplar, however more open views of
the panels would be visible between the existing landscaping to the east and when directly
passing the site to the north.  However, from the south / south east of the site and from properties
located on Blo Norton Road and Clay Hall Lane views are available where boundaries are
sparsely landscaped. 

4.5  The development incorporates landscape proposals to provide hedging / screening around
the boundary fencing.  Albeit not having an immediate effect this would, in time, screen the
proposed development in locations where more open views currently exist.  It is considered that
this would mitigate the adverse visual impact of the proposed development.  Mitigation planting in
the form of native trees and hedging would be secured via planning condition on the decision
notice.

5.0  Amenity

5.1  Although the application site lies between the villages of Garboldisham and South Lopham it
is considered that the distance / degree of separation and intervening features, e.g. vegetation, is
such that views would not be significantly compromised from these locations.

5.2  The colour of the inverter / transformer cabins and materials of the substation building would
be secured via planning condition to ensure the impact on visual amenity and landscape would be
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minimal.

5.3  There are residential properties to the south within the vicinity of the proposed solar farm
which, albeit at a distance of at least 350m, directly overlook the application site.

5.4  It is considered that the landscaping mitigation would satisfactorily address any harm that
would be caused on amenity in terms of outlook.

5.5  No lighting is proposed as part of the application.  A condition would be attached to any
decision notice to ensure no external lighting shall be erected or installed on the site without prior
approval of the Local Planning Authority. 

6.0  Flood risk

6.1  The proposed site is located within flood zone 1 (low risk) on our flood maps.  The submitted
Flood Risk Assessment (FRA) has demonstrated that the proposed development would not
increase the rate and volume of surface water runoff from the site.  No objections are raised in
respect of flooding by the Environment Agency.

7.0  Highways 

7.1  The Highway Authority (HA) has no objection to the proposed development provided
conditions are attached to the decision notice in relation to the construction work of the proposed
solar farm.  They have also confirmed there would be no concern in respect of highway safety
from glare / reflection of the proposed panels as these would be facing south, away from the
A1066.

8.0  Archaeology

8.1  The proposed development site is located within a landscape in which there is potential that
previously unrecorded heritage assets with archaeological interest would be affected by the
proposal.  The Norfolk Historic Environment Service has asked that if planning permission is
granted that this be subject to a programme of archaeological work in accordance with the NPPF.
 This would be secured via planning condition.

9.0  Ecology

9.1  In terms of impact of the proposed development on the natural environment Natural England
(NE) has raised no objection in relation to statutory nature conservation sites as they consider
that the proposed development is unlikely to affect any statutory protected sites or landscapes.

9.2  NE has not assessed the application for impacts on protected species, however an
ecological assessment submitted with the application has been considered by the Norfolk Wildlife
Trust (NWT) and in agreement with the Tree and Countryside Consultant, NWT consider that the
ecological survey broadly fulfils the requirements of a survey.  It states that it was not possible to
survey ponds that were outside of the development boundary and it appears that ponds within or
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immediately adjacent to the development were assessed using the Habitat Suitability Index and
not actually surveyed for amphibians. As a result, the survey comes to the conclusion that there is
a high potential for adverse impacts on great-crested newts as a result of the proposed
development; although it goes on to say mitigation can prevent such impacts. 

9.3  It is considered that avoidance techniques measures secured via planning condition would
ensure no adverse impact on protected species, including great crested newts.  A Biodiversity
Management Plan would also be secured via planning condition.

9.4  Details in respect of proposed fencing would be secured via planning condition to ensure that
standard deer fencing would be used which is porous to smaller mammals and visually less
intrusive. 

10.0  Heritage assets

10.1  English Heritage has considered the proposed development and its impact on historic
assets.  They are content for the Council to determine the application without further reference to
English Heritage provided their suggested mitigation measures, in the form of planting /
landscaping are secured via planning conditions to the decision notice.  This would ensure any
adverse impact on designated heritage assets would be limited.

11.0  Public rights of way

11.1  A number of public rights of way exist in the vicinity of the proposed solar farm:  to the east
at a distance of approximately 350m; to the south at approximately 650m; and to the west
approximately 850m.  Mitigation as proposed is considered to address any concerns in respect of
impact on the users of these rights of way.  The Public Right of Way Officer has no objection to
the proposed solar farm.

12.0  Environmental Health

12.1  The Council's Environmental Health Officer has considered the application and
recommends approval subject to conditions to ensure no detrimental harm is caused by way of
noise.

13.0  Conclusion

13.1  A large amount of opposition has been received in response to the proposed solar farm and
in a written ministerial statement (9th April 2014) by Eric Pickles on local planning and renewable
energy projects it is made clear that the planning concerns of the local communities must be
taken into account.  The matters raised have been carefully measured and balanced against
planning issues, and although undoubtedly there would be some impact visually it is considered
that through landscaping / screening any adverse impact would be limited.  Paragraph 97 of the
NPPF supports proposals to help increase the use of renewable and low carbon energy providing
adverse impact are addressed satisfactorily, including landscape / visual and amenity impacts.
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Refusal of Planning Permission

9900 Contrary to Para. 112 NPPF

 RECOMMENDATION

 REASON(S) FOR REFUSAL

13.2  To be balanced against this the proposal would lead to the loss of 20 hectares of BMV
agricultural land and the planning application as submitted has not demonstrated that either lower
grade or brownfield land is unavailable.  In this respect it is considered the application fails to
meet the requirement of the NPPF.

13.3  The proposed development would contribute to the need for renewable energy and it is
considered that mitigation measures would ensure no adverse harm in terms of impact on the
landscape. 

13.4  In conclusion it is considered that although the proposed development represents a number
of benefits in that it makes provision for renewable energy in the area, it would not significantly
affect the landscape character of the area or indeed local amenity, the application does not
adequately address the issue of the loss of BMV agricultural land.

13.5  It is concluded that, because it has neither been demonstrated that the development of the
agricultural land is necessary, or that no suitable brownfield sites or sites of lower quality are
available, the application is recommended for refusal for the following reason:

The proposal, for the change of use of agricultural land to a 20 hectare solar farm (generating up
to 10MW of electricity from 34,000 photovoltaic (PV) panels) and associated works comprising
the installation of transformer housings, a control room, security fencing, and CCTV cameras,
would be contrary to national planning guidance set out in the National Planning Policy
Framework (NPPF), in particular Paragraph 112 which states that where significant development
of agricultural land is demonstrated to be necessary, local planning authorities should seek to use
areas of poorer quality land in preference to that of a higher quality.  The Local Planning Authority
is of the opinion that the applicant has failed to demonstrate that it is necessary to develop this
BMV site in preference to land/sites of lower agricultural quality that could accommodate the
proposed development.  The proposal is therefore harmful, unnecessarily taking the best and
most versatile land out of production for at least 25 years.  The applicant has therefore failed to
demonstrate that the proposal would not have long term impacts on the supply of high quality
agricultural land. The proposal is therefore considered to be contrary to the aforementioned
guidance in the NPPF.
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3

WEETING
Lynn Road

Weeting Football Club
C/o Agent 

Dream Haus Limited
103 Yew Drive Brandon

Change of use from Agriculture to sports & recreation (D2e) incl. changing
room/toilets (temporary building)

Full

3PL/2014/0310/F

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : REFUSAL 

Principle of development outside the Settlement Boundary
Ecology and the impact on the Breckland SPA
Highway impact
Neighbour amenity

 KEY ISSUES

The development proposes the change of use of existing agricultural land to sports and recreation
providing for 7 football pitches and a cricket pitch along with a temporary changing room building.
Vehicular access would be from Lynn Road via a newly created road. Pedestrian access is
proposed via a newly created permissive path to the south of the site.

The site is located to the north of the centre of the village, to the north west of the residential
properties at Angerstein Close.  The centre of the village is approx. 800m to the south of the site.
The edge of the SPA is approx. 550m to the north and the site lies wholly within the 1.5 km Stone
Curlew buffer zone. 

To the south of the site is land recently granted planning permission for residential development
that includes the provision of allotments immediately adjacent its southern boundary.  The site is
also located within 885m of the Breckland SAC.  The site comprises agricultural land classified
Grade 4 (Poor). 

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Gary Hancox

No Allocation
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3PL/2011/1102/F - 35 dwellings and allotments  - Refused, allowed at appeal

3PL/2013/0258/O - 24 dwellings and allotments - Permission granted

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

ENVIRONMENT AGENCY    
The site is situated within Flood Zone 1 (low risk) on our flood maps. In addition, the proposed
site overlies a Principal Aquifer, and while the location appears to be outside any Source
Protection Zones (SPZ), an SPZ 1 is just 1km away. There is also a licensed water abstraction
(for spray irrigation purposes) approximately 300m from the site, and a Site of Special Scientific
Interest (SSSI) also in close proximity.

Environment Agency position
We have reviewed the information submitted and we have no objection to the proposed
development, subject to a planning condition being appended to any subsequent planning
permission requiring details of a foul drainage scheme.

 CONSULTATIONS

CP.10
CP.11
CP.13
CP.14
DC.01
DC.18
NPPF

Natural Environment
Protection and Enhancement of the Landscape
Accessibility
Sustainable Rural Communities
Protection of Amenity
Community facilities, recreation and leisure
With particular regard to paras.7, 17,70, 73 & 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 

WEETING P C -   
Whilst Weeting Parish Council has no objection to this application, it recognises that this
application has raised considerable concern from residents in Cromwell Road and Angerstein
Close, and that concerns have also been raised on its impact on wildlife in the protected zones.

No

 EIA REQUIRED

Not Applicable

 CIL / OBLIGATIONS
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RAMBLERS ASSOCIATION:  NORFOLK AREA    

NATURAL ENGLAND    

No comment

Originally objected as it was felt that the application did not include information to demonstrate
that the requirements of Regulations 61 and 62 of the Habitats Regulations have been
appropriately considered.

REVISED POSITION 

No objection 
Natural England previously advised that there was not enough information to determine whether
the likelihood of significant effects can be ruled out.  Subject to the receipt of further information,
we can advise that we have no objection to the application as submitted.  
 
Nest record information 
The information supplied states that there has never been any stone curlew nesting on the
application site and within 500m of the application site.  While this evidence is from Mr
Childerhouse, we note that the likelihood of stone curlew nests in the immediate locality is low
due to the presence of tree belts on the site boundary, the proximity of the settlement of Weeting
and the road to the west.  However, if further information on nest records becomes available
please advise us so that we may reconsider our advice.  
 
Impact of the sports pitches 
Based on the nest record data provided, Natural England considers that it is unlikely that stone
curlew nesting would be affected by increased disturbance due to activity in connection with the
sports pitches, such as increased human presence and noise.  This is on the basis that there will
be no lighting of the pitches and use will be restricted to daylight hours.  Therefore, due to the
absence of an effect, mitigation does not need to be considered. 
 
Impact of the temporary building 
The application includes a temporary building with an aspiration for a permanent building.  We
have considered the likely effect of a portacabin on the nearby Breckland SPA.  Given the small
scale nature of the building, we estimate that there is a slight risk of an adverse effect from this
temporary building but that the impact is likely to be de minimis. This view is line with the
approach for agricultural buildings where there is generally no activity at night when stone
curlews are most active.  A permanent building to be used as a club house with potential for
lighting and use at night would need further consideration. 
 
Natural England advises that this application should not be seen as extending the development
boundary of Weeting; proposals for any form of development at this location would need to be
assessed on a case-by-case basis.   
 
Withdrawal of objection 
The withdrawal of Natural England's objection to this application does not necessarily mean that
all natural environment issues have been adequately addressed, but that we are satisfied that the
specific issues that we have raised in previous correspondence relating to this development has
been met. Natural England, as stated in previous correspondence, is not in a position to give a
view on issues such as local sites, local landscape character or the impacts of the development
on species or habitats of biodiversity importance in a local context.   
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NORFOLK WILDLIFE TRUST    

CRIME REDUCTION & ARCHITECTURAL LIAISON OFFICER    

SPORT ENGLAND EASTERN REGION    

PUBLIC RIGHTS OF WAY OFFICER    

NORFOLK COUNTY COUNCIL HIGHWAYS    

R S P B    

We are concerned at the lack of information, regarding impacts on biodiversity, particularly
regarding potential impacts on the SPA. The Design and Access Statement wrongly states that
the SPA is 1000m from the site, when in fact the SPA boundary is approximately 200m to the
West and 400m to the North. As a result we object to this application, as it stands, owing to there
being insufficient information to demonstrate that there will not be any adverse effect on the
Breckland SPA. 

Further information required in respect of landscaping, natural surveillance, lighting, perimeter,
building standards, measures taken to reduce the potential arson risk and possible formal
surveillance measures.

No objection, subject to conditions requiring an assessment of the existing ground conditions of
the site, restriction of use, and development in accordance with the submitted details.

No objection on Public Rights of Way grounds

ORIGINAL COMMENTS

This site is regarded as being inaccessible for pedestrians - especially those with a disability.
Advice in the recently published NPPF not only supports the need for safe and suitable access
for all people, but also encourages the importance of being able to make everyday journeys
without reliance on a motor car. I understand the Parish Council have considered other locations
within the village and that these were better sited in terms of pedestrian access.  I would suggest
these alternative sites be reconsidered.

FURTHER COMMENTS ON ADDITIONAL INFORMATION

The layout plan submitted with this application (drawing 01-2014-0001) doesn't make it clear how
the path will be routed beyond the new development and link in with Cromwell Road.  If your
Authority / Planning Committee support this development I would expect a revised plan be
submitted which clearly shows the layout of the proposed path and that it is entirely within the red
line.  On receipt of such a plan I would be happy to comment further.

ORIGINAL COMMENTS
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ENVIRONMENTAL PLANNING    

The application does not provide sufficient information to rule out an adverse effect on the
adjacent Breckland SPA, therefore we object to the proposal. If on-site buildings and pitch
lighting are an absolute requirement of the proposal, as expected, then we recommend an
alternative site is sought that is fully screened from the SPA by the existing built environment. If
the change of use would be deliverable without buildings and lighting in perpetuity, then it is
possible that a potential solution could be found via mitigation, to be secured for the duration of
the change of use.

ADDITIONAL COMMENTS

Whilst the further information supplied has attempted to answer some of our concerns, we do not
consider that the information supplied is
sufficient to satisfactorily answer them, or for the Council to satisfactorily conclude no adverse
effect on the Breckland SPA.

However, we are trying to find a constructive solution to these concerns. Should the Council be
minded to grant consent to this proposal, then we strongly recommend that it includes the
following conditions to ensure that the nature conservation concerns and the legal requirements
of the Habitats Regulations are
met, taking a precautionary approach where evidence of an absence of an adverse effect is not
clear. We also recommend that until further information from the applicant satisfying these points
is provided that the application should not be considered further.

Whilst this information does not provide the full details we would have hoped for, should the
Council be minded to grant permission for this proposal, then we strongly recommend a series of
conditions be applied to the permission in order to minimise the risks of damage to the nearby
Breckland SPA.

This application proposes a new recreation ground to the north of Weeting. The Council's
adopted Core Strategy and Development Control Policies DPD is generally supportive of the
provision of new open spaces within the District, however the determination of the site would
need to have regard to the following local policies.

Policy DC11 Open Space supports the provision of open space within the District. This policy is
supported by an open space assessment and an open space parish schedule. The most recent
parish schedule was completed in 2010 and used the National Playing Fields Association
standards for open space. The parish schedule showed that Weeting has a deficit in outdoor
sports provision compared to its population size. This is also supported by Policy DC18
Community Facilities, Recreation and Leisure and paragraph 73 of the National Planning Policy
Framework. 

When considering the provision of new open space, it is necessary to consider its siting and
location. In this regard Policy CP13 Accessibility is of relevance to the application. This policy
requires new sports and recreation facilities (including public open space) will also need to be
sited in areas that allow for ease of access by a variety of methods. Open space should be
integrated within developments as a preference to ensure easy access by foot. Access to the
new recreation facility would be off the Lynn Road. There are concerns (similar to those raised
through application through 3PL/2012/0578/CU) that the location is predominantly likely to be
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CONTAMINATED LAND OFFICER    

ECOLOGICAL AND BIODIVERSITY CONSULTANT    

accessed via private car. There are no existing pedestrian footways along Lynn Road.
Furthermore, the sites location to the very north of the village, places it some distance from a
significant  parts of the village.

Policy CP10 Natural Environment within the adopted Core Strategy is of relevance to this
application. The site is located within 250m of the Breckland Farmland Special Protection Area
which is designated for the Stone Curlew special interest feature. The site is wholly contained
within the 1500m buffer zone which is associated with the protection of Stone Curlew. An
appropriate assessment would therefore be needed for this application.

Policy CP11 Protection and Enhancement of the Landscape is also of relevance to this
application. The site is situated with the Brecks national character area and Policy CP11 states
that high protection should be given to the Brecks landscape. 

No objections

There is a risk that the development could cause a likely significant effect on the neighbouring
Breckland SPA or to SPA. In line with the Regulation 61(2) the Local Authority, as the Competent
Authority, will need to request further information from the applicant.  This is necessary to provide
sufficient information to the Competent Authority so that they are able to undertake a Habitats
Regulation Assessment.  The information required must: 

We would expect the information submitted by the applicant to include: 

Historical data of the site's habitats or bird species particularly relating to SPA bird species, if
available, a baseline habitat description of the application site and an assessment of its potential
to support SPA bird features.  

Nest records of stone curlew, nightjar or woodlark on the application site and within 500m of the
boundary of the application site over the most recent 5 year period as a minimum, i.e. 2009 to
2013  

The average number of pairs of nesting stone curlew, nightjar or woodlark per year that would be
affected by direct loss of nesting and foraging habitat and affected by increased disturbance due
to increased human presence, noise, lighting and traffic (using the nest data above)  

Details of alternative sites that could be used which may have a lesser environmental impact and
the reasons why these sites could not be progressed  

Any avoidance, mitigation or compensation measures that would be provided to avoid and/or
reduce the impact on nesting stone curlew, nightjar or woodlark.  

The residual impact on stone curlew, nightjar or woodlark nesting outside Breckland SPA.  

The residual impact on Breckland SPA, in terms of deterioration of habitat quality, loss of nest
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24 letters of support have been received highlighting the following issues:
Good community facility;  Asset to the village;  Supports grass roots football;  Good to encourage
outdoor activity

24 letters of objection have been received raising the following concerns:
Not a central location;  Noise pollution;  Is a facility of this scale needed?;  Light pollution;
Increase in traffic through village;  Dangerous access;  Obliterate ambient atmosphere of
quietude;  Loss of agricultural land;  Harm the SPA

 REPRESENTATIONS

1.0 This application comes before the Planning Committee as it is a major application which
raises a number of issues.

2.0  Principle of development outside the Settlement Boundary

2.1  Policy DC 18 of the Core Strategy supports sustainable proposals for community, recreation
and leisure facilities within key centres, market towns and local service centres, such as Weeting.
However, as the proposal is outside the development settlement boundary it should be
demonstrated that the development will provide for an identified local community need, that the
settlement which it serves is isolated from another similar facility, and that the development
represents the most sustainable option to meet the identified need.

2.2  Core Strategy Policy CP13 indicates that sports and recreational facilities should be sited in
areas that allow for ease of access by a variety of methods and open space to be integrated
within developments as a preference, to ensure easy access by foot.

2.3  The site is located to the north of the centre of the village to the north west of the residential
properties at Angerstein Close.  The centre of the village is approx. 800m to the south of the site.
The edge of the SPA is approx. 550m to the north and the site lies wholly within the 1.5 km Stone
Curlew buffer zone. To the south of the site is land recently granted planning permission for
residential development that includes the provision of allotments immediately adjacent the
southern boundary. The site is also located within 885m of the Breckland SAC. The site is on
agricultural land classified Grade 4 (Poor). 

2.4  The applicant has indicated that the proposed facility will be private and for the use of
Weeting FC. It will not be a public facility. There will, however, be public access for visitors to
watch matches. The Highways Officer has raised concerns that the location of the playing fields
is remote from the village and would not have good connections for pedestrians and cyclists.
Reference is made by the applicant to a permissive path being created and made available that
runs through the recently approved housing development to the south.  The site would rely on this
for pedestrian access as there is no continuous footpath connection along Lynn Road. Whist this

 ASSESSMENT NOTES

sites etc.
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could be required to be implemented by condition, there is no guarantee this residential
development will be constructed and it cannot therefore be relied upon to provide the proposed
footway link.  Furthermore, a permissive path could be removed at any time.  There are no
statutory rights to use them and they are not covered by rights of way legislation.

2.5  The applicant has considered alternative sites, as evidenced through the submission of
letters to the respective landowners in the lead up to the submission of the application. It would
appear that there has been little or no positive response to this exercise. However, since
submitting the application, the owner of the land adjacent the school in the centre of the village
has indicated his willingness to work with the football club to provide an appropriate facility.

2.6  In conclusion, it is considered that the proposed site is poorly located in terms of pedestrian
access.  There is currently no continuous footpath link to the site from the village and therefore
there are concerns about safe and convenient access by those not travelling by car to the site.
The landowner has offered a permissive footpath as part of the recently approved residential
development on the adjacent site however this is not a direct route and there is no indication as to
when it would be available for use.  It is considered that there is other land within the parish which
is better related to the village and further away from the SPA.  The development therefore does
not accord with Core Strategy policy DC.18.

3.0  Ecology and the impact on the Breckland SPA

3.1  In accordance with the Conservation and of Habitats and Species Regulations 2010, an
appropriate assessment has been undertaken. (See comments of the Ecological and Biodiversity
Consultant.) This has concluded that although the development is unlikely to affect the Breckland
SAC, there is a risk that the development could cause a likely significant effect on the
neighbouring Breckland SPA.  Natural England, Norfolk Wildlife Trust and the RSPB have raised
concerns with the scheme on the grounds that not enough information has been submitted to
enable an adequate assessment of the impacts of the proposal on the SPA to be undertaken.
Specific concern has also been raised in respect of the potential impact of buildings and lighting
introduced on the site.

3.2  As a result of the objection to the application from Natural England, the landowner has
confirmed the following:

3.3  "There have never been any nests on the application site (this is ever, not just in the past 5
years) and there have never been any nests within 500m of the site.

3.4  The land between the site and Weeting heath is farmland and a significant woodland and no
nests have been recorded on this part of the SPA. 
 
3.5  No pairs would be affected by direct loss of nesting and foraging habitat. The increase of
human presence would be mainly outside of the stone curlew season and there are no plans for
any flood lighting.
 
3.6  The nearest recorded nest outside of the SPA (again this is ever not just in the last 5 years)
is 1 nest, some 750 meters to the NE of the site. I therefore consider the residual impact to be
nothing".
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3.7  Following from the receipt of the above, Natural England and the RSPB have submitted a
further response. Natural England has removed their formal objection to the scheme based on
there being no lighting of the pitches and use restricted to daylight hours only. They also note that
a permanent building to be used as a clubhouse with potential for lighting and use at night would
need further consideration. It has to be remembered that Natural England is the Government's
advisor on biodiversity matters, and therefore their opinion carries significant weight and should
only be rejected where there are strong compelling reasons to do so.

3.8  The RSPB comment that the further information supplied by the applicant is not sufficient to
answer their specific concerns or for the Council to satisfactorily conclude that there would be no
adverse impact on the Breckland SPA. Whilst the application does not propose any floodlighting,
it is entirely probable that floodlighting may be required in the future (it is understood that the
football club currently use temporary mobile floodlighting when required). As any light spill
towards the SPA would prevent Stone Curlew foraging, then the RSPB request that no
floodlighting is used after dusk between the period 15th March to 30th September.

3.9  The Council's Ecological Consultant has assessed the application based on the
precautionary principle embedded within the Habitat Regulations where there is a presumption
against a development proposal unless "no reasonable scientific doubt remains as to the
absence of adverse effects". She notes that the applicant has not provided any baseline
ecological conditions of the application site, whether any interest features of the SPA are found
on or adjacent to the application site, or the likely impacts of the development on those interest
features on or adjacent the site. There is, therefore, a risk that the development could cause a
likely significant effect on the Breckland SPA. In line with Regulation 61(2) of the Habitat
Regulations, the omitted ecological information should be submitted to the Competent Authority
(the Council) so that they can carry out a satisfactory appropriate assessment.

3.10  Clearly there are some differences in opinion between Natural England, the RSPB and the
Ecological Consultant in respect of the level of detail required to undertake an appropriate
assessment. However, it has to be acknowledged that, as submitted, the application does not
propose floodlighting, and the temporary building proposed is small (70 sq m), and therefore the
resulting impact on the SPA from the use of the land for football/cricket is unlikely to affect the
nesting of Stone Curlews. The applicant has also suggested that if planning permission is
granted, there is the possibility that a nearby bungalow could be purchased for use as a
permanent clubhouse.

3.11  Taking into account all the comments in respect of ecological matters, particularly those of
Natural England, provided that there is no floodlighting, no new significant buildings, and no use
of the site after dusk between March and September, it is unlikely that Stone Curlew nesting
would be affected by increased disturbance due to activity in connection with the use of the site.
However, I remain of the view that the site is sub optimal in terms of the constraints the proximity
to the SPA places on the ability of the location to support the likely requirement for future facilities
such as floodlighting and ancillary buildings, (taking into account the need for restricting the use
of the site for 7 months of the year), and that without proper ecological baseline data, some doubt
still remains as to the absence of adverse effects. Members need to take a view as to whether
they feel that the imposition of conditions not allowing the use of the site after dusk and no
floodlighting between March and September is appropriate for a football facility that includes 7
pitches and changing rooms. It is my view that it is not appropriate and is indicative of a poorly
located site.
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3.12  For the above reasons, as currently submitted, the application does not accord with the
requirements of Core Strategy policy CP10, and is in conflict with the requirements of the
Habitats and Species Regulations 2010.

4.0  Highway Impact

4.1  Although no objection has been raised from the Highway Officer in respect of highway
access onto the Lynn Road, his concerns in respect of the sustainability of the location of the site
have already been set out above.

5.0  Neighbour amenity

5.1  Substantial objection to the scheme has been received from local residents, including
residents of Angerstein Close, the closest neighbours to the site. Concerns in respect of noise
and light pollution from floodlighting have been raised, and from my inspection of the site I share
their view that the introduction of lighting and associated noise from the use of the building(s) on
site would introduce an impact detrimental to the existing character and appearance of
countryside. However, the use of the land for recreation, mitigated by the proposed tree planting
to the boundaries of the site would, on its own, have a lesser degree of impact.

5.2  Although the applicants are not proposing floodlighting within this application, they have
indicated that for evening training mobile floodlighting is currently used at their existing site. It is
clear to me, therefore, that it is inevitable that floodlighting would be used as part of the proposed
facility. Whilst I do not think the direct impacts in terms of noise and light pollution would be
significantly harmful to local residents, the harmful impact on the existing rural character and
appearance of the area is one that counts against the scheme in the overall planning balance.

6.0  Other matters

6.1  It is noted that Sport England support the application, which will clearly provide a valuable
facility for football and cricket for Weeting and the surrounding area. They do however point out
that as the land in question is currently in agricultural use, the suitability of the ground conditions
of the site to accommodate pitches should be assessed.

6.2  It is clear that there is a significant level of support for this proposal from members of
Weeting Club, and some local residents. The Parish Council also raise no objection to the
scheme (although they do recognise the considerable concern raised by local residents).
Although the applicant has indicated that the proposed football pitches and cricket pitch will not
be a public facility, the benefits of the scheme to the local community must be taken into account
in the planning balance. 

6.3  The NPPF acknowledges that access to opportunities for sport and recreation can make an
important contribution to the health and wellbeing of communities (paragraphs 70 and 73).  This
and the presumption in favour of sustainable development are strong material considerations in
the determination of this application. However, as paragraph 7 of the NPPF recognises,
sustainability includes economic, social and environmental elements that are mutually dependant
and are important considerations.
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Refusal of Planning Permission

9900 Unsustainable location. Impact on stone curlew

 RECOMMENDATION

 REASON(S) FOR REFUSAL

7.0  Conclusion

7.1  It is acknowledged that the applicant has attempted to address the reasons for refusal of
their previous application on a nearby site to the south east. There is also no doubt that the
proposal would bring with it benefits to the community in accordance with paragraphs 70 and 73
of the NPPF. However, I have concluded that the recreational facilities are located in an
unsustainable 
location adjacent the village in terms of its accessibility to non car users. 

7.2 Whilst NWT, RSPB and the Ecological Consultant have reservations in respect of the overall
impact on the Breckland SPA, it has to be recognised that Natural England, the Government's
leading advisors on ecological matters, raise no objections to the application as currently
proposed. The site is also sub optimal in terms of the constraints the proximity to the SPA places
on the ability of the location to support future facilities such as floodlighting and ancillary
buildings.

7.3  Having taken into account the requirements of the development plan, and all other material
considerations, including those advanced by the applicants, I recommend that the application be
refused as set out below.

REASON FOR REFUSAL

The Local Planning Authority is of the opinion that the applicant has failed to demonstrate that
there are no other more suitable sites available in the village to provide such recreational facilities
and the ultimate choice of sites, some distance north of the village, is furthermore considered to
be sequentially sub-optimal given its limitations in respect of floodlighting and ancillary buildings
and its accessibility to non car users.
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4

MUNDFORD
Land Adjacent Post Office
62 St. Leonards Street

Mr & Mrs P Codd
c/o agent 

Anglia Design LLP
11 Charing Cross Norwich

Erect 2 no. three bedroom semi detached houses, parking and amenity space &
erection of garage ancillary to the PO

Full

3PL/2014/0350/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
Highway safety
Impact on amenity

 KEY ISSUES

The proposal seeks full planning permission for the erection of a pair of semi detached houses
within the rear garden of a post office/ shop.  The proposal includes the demolition of a double
garage and part of the rear storage area to the post office to facilitate a new vehicular access and
double garage for use by the post office. 
Access to the Post Office and this development would be off Church Lane.

The post office/ shop is located within the Settlement Boundary of Mundford at the junction of St
Leonards Street and Church Lane.  The site is located to the rear (east)of the post office and
adjoins Church Lane.  The site is also within the Conservation Area.
The existing garage abuts an existing cottage.  Church Lane provides access to Billy Emms
Court, a small residential cul de sac, occupied by mainly elderly residents.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

No relevant site history

 RELEVANT SITE HISTORY

CASE OFFICER: Viv Bebbington

No

 EIA REQUIRED

No Allocation
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 POLICY CONSIDERATIONS

 CONSULTATIONS

SS1
CP.01
CP.10
DC.01
DC.02
DC.11
DC.12
DC.16
DC.17
DC.19
NPPF

Spatial Strategy
Housing
Natural Environment
Protection of Amenity
Principles of New Housing
Open Space
Trees and Landscape
Design
Historic Environment
Parking Provision
With particular regard to paras. 12, 17,47,49,56-66

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 

MUNDFORD P C -   
Objection.  Loss of privacy, overlooking, insufficient parking, reduce availability of on street

Affordable housing provision is secured through S106 to meet local affordable housing needs.
The Council seeks to enter into Planning Obligations to provide necessary local infrastructure
requirements on development sites.  This could include, where necessary, for development to
deliver site specific open space, connection to utility services (as required by legislation), habitat
protection/mitigation, transport improvements and archaeology.  

In relation to open space, the Council has identified a shortfall of outdoor sports provision and
children's play space across the district. The evidence for this shortfall is found in the Council's
Open Space assessment. Therefore, to remedy the identified shortfall, the Council seeks
Unilateral Undertakings to provide contributions towards open space improvements under the
provisions of adopted Policy DC11 where developments would not meet the threshold for on-site
provision. In light of the evidenced shortfall of open space, the Council considers that these
contributions are demonstrably improving open space provision in areas of evidenced shortfall
and therefore comply with Regulation 122 of the CIL Regulations.

The Council is investigating the implementation of CIL.  As such, the payment of CIL and S106
obligations will be used for different requirements, and developments will not be charged for the
same items of infrastructure through both obligations and the levy. Once adopted, CIL funds will
replace contributions towards off-site infrastructure.    

The applicant has completed a unilateral undertaking to secure a financial contribution of £2,800
towards open space.

 CIL / OBLIGATIONS



BRECKLAND COUNCIL - PLANNING COMMITTEE - 07-07-2014

DC131_new

The following is a summary of representations received

10 objection letters and a petition
Unwarranted housing, out of character, over development
Increase in traffic in cul de sac and on street parking
Impact on pedestrians
Impact on existing services, emergency vehicles, bin collection
Lack of mains drainage
Impact on post office - loss of residential garden
Loss of privacy, overlooking, loss of light
Impact on amenity of residents
Loss of trees
Impact on accessibility of Church Lane during construction
Impact on residents and properties during construction in terms of access noise and disruption. 

6 letters of support
- no infringement to green space - minimal impact to residential area
- not look out of place, enhance approach to church
- aesthetically more pleasing than existing garages
- no disruption to village
- development has its own parking,
- drivers accessing the shop/ post office and church use village hall car park  opposite the post
office 
- parking on Church Lane not affected by development

 REPRESENTATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS    

HISTORIC BUILDINGS CONSULTANT    

ECOLOGICAL AND BIODIVERSITY CONSULTANT    

CONTAMINATED LAND OFFICER    

No objection subject to conditions in respect of the widening of the footpath across St Leonards
frontage of the post office and provision of on site parking

No comment.

The outbuilding could support roosting bats and the hedging suitable for nesting birds and
therefore precautionary methods of working should be followed when demolishing the building or
removing vegetation.

No objection subject to a precautionary condition regarding unexpected contamination.

parking.
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1.0  The application is referred to Planning Committee at the request of the Ward Representative
due to the amount of local interest.

2.0 Principle

2.1  The site lies within the Settlement Boundary of Mundford and therefore the principle of new
residential development is consistent with Policy DC2 of the adopted Core Strategy and the
NPPF.

3.0  Scale and external appearance   

3.1  The proposal provides for a pair of 3 bedroom semi detached properties.  The dwellings
would be two storey constructed in red brick with flint panelling on the front elevation.  The
dwellings are considered to be of a scale and design in character with the area.  The proposal
provides for an adequate level of amenity space and parking space for the proposed and existing
residents.

4.0  Impact on amenity of area

4.1  The site is within the Conservation Area where the Council shall have special regard to the
desirability of preserving or enhancing the character of appearance of the area, as required by
Section 72 of the Town & Country Planning (Listed Buildings and Conservation Areas) Act 1990.

4.2  The Historic Buildings Consultant has raised no objection to the proposal.

4.3  The proposal would result in the part demolition of a long flat roof extension to the rear of the
post office and the demolition of a flat roof double garage and, as such, the proposal would
enhance the character of the area.

4.4  The two existing trees on site are a young ash and a young rowan.  It is considered that,
given the relative size and age of the trees, they do not make a significant contribution to the
amenity of the area and therefore there is no objection to their removal.

5.0  Impact on residential amenity

5.1  The proposed dwellings are sufficiently distanced from neighbouring development which
would ensure that no significant impacts would arise with respect to existing levels of residential
amenity in terms of direct overlooking, overshadowing or loss of privacy.

5.2  Local concerns have been raised regarding the impact on residential amenity during
construction.  Conditions have been imposed to restrict the hours of operation.

5.3  An advisory note has been added in respect of the Party Wall Act to address the issues
raised in respect of the demolition of the garage which are a private matter.

 ASSESSMENT NOTES
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Planning Permission

3007
3048
MT03
HA08

Full Permission Time Limit (3 years)
In accordance with submitted
External wall and roof materials to be agreed
New access - construction over verge

 RECOMMENDATION

 CONDITIONS

6.0  Highway Safety

6.1  The proposal has been revised to overcome the initial concerns of the Highway Authority in
respect of visibility at the junction of Church Lane and St. Leonards Street.

6.2  The amended plans indicate that the footway in front of the post office and the adjacent
garden, along the entire length of the roadside frontage of the land edged blue, would be widened
to 2m.  The widened footpath would secure, in perpetuity, an increased visibility splay to an
acceptable standard and provide improved pedestrian provision.

6.3  The proposal provides for two parking spaces within the curtilage of each of the proposed
dwellings and a double garage and additional off road parking for the occupants of the post
office/shop.  The proposal would result in an increased provision for off road parking for the
occupants of the post office and would therefore not increase on street parking within Church
Lane.

6.4  The Highway Authority has raised no objection to conditions to secure the footpath
improvements and on site car parking.  The proposal is considered acceptable in terms of
highway safety.

7.0  Other issues

7.1  The Contaminated Land Officer has raised no objection subject to a precautionary condition.

7.2  The applicant has completed a unilateral undertaking to secure a financial contribution
towards open space in accordance with Policy DC11.

7.3  The Ecologist has raised no objection in principle.  An advisory note has been included in the
event that protected species are found on the site.

8.0  Conclusion

8.1  The proposal, which will enhance the character and appearance of the Mundford
Conservation Area, is considered acceptable in terms of highway safety, scale, design and
materials and would not impact on residential amenity.  As such, the application is  recommended
for approval subject to the imposition of conditions and a unilateral undertaking. 
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HA24
HA39
A
HA39
B
3946
4000
3996
3995
9850
9850
9850
2001
2014

Provision of parking and servicing - when shown on plan
Highway improvements-offsite A

Highway improvements off-site B

Contaminated Land - Unexpected Contamination
Variation of approved plans
Note - Discharge of Conditions
NOTE - Unilateral undertakings
Note re Party Wall Act
Note re bats and nesting birds
Highway informative
Application Approved Following Revisions
Criterion E - Planning Apps Where Approved
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5

MATTISHALL
10 All Saints Walk

Mr Matthew Davison
c/o Agent 

ASD Architecture
16A Bridge Street Halesworth

Proposed bungalow   

Outline

3PL/2014/0429/O

N

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle of development
Design, scale and layout appropriate to location
Impact upon neighbour amenity
Access
Highways Impact

 KEY ISSUES

This application seeks outline permission for a dwelling on residential garden land to the south
west of 10 All Saints Walk in Mattishall.  Matters of access, layout and scale are required to be
considered.

The 425 sq.m. site is located within the Settlement Boundary of Mattishall. It is bordered to the
north and east by residential dwellings and the highway to the west and south. Vehicle access is
proposed from Vassar Court by way of a double car port. The proposed layout will concentrate
development at the northern end of the site to tie in with development in the surrounding area.
The Design and Access Statement indicates the intention to provide a 100 sq.m. bungalow and
the plans show a 2 bay car port to the north of the dwelling.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Richard McMichael

No

 EIA REQUIRED

No Allocation
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3PL/2013/0010 - Raise roof to create first floor bedrooms & bathroom, porch extension and
internal alterations- Approved

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

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

Protection of Amenity
Principles of New Housing
Open Space
Design
With particular regard to paras.12, 17,47,49,56-66

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 

MATTISHALL P C -   
The parish council objects to a property being built on this site and believes it represents an

Affordable housing provision is secured through S106 to meet local affordable housing needs.
The Council seeks to enter into Planning Obligations to provide necessary local infrastructure
requirements on development sites.  This could include, where necessary, for development to
deliver site specific open space, connection to utility services (as required by legislation), habitat
protection/mitigation, transport improvements and archaeology.  

In relation to open space, the Council has identified a shortfall of outdoor sports provision and
children's play space across the district. The evidence for this shortfall is found in the Council's
Open Space assessment. Therefore, to remedy the identified shortfall, the Council seeks
Unilateral Undertakings to provide contributions towards open space improvements under the
provisions of adopted Policy DC11 where developments would not meet the threshold for on-site
provision. In light of the evidenced shortfall of open space, the Council considers that these
contributions are demonstrably improving open space provision in areas of evidenced shortfall
and therefore comply with Regulation 122 of the CIL Regulations.

The Council is investigating the implementation of CIL.  As such, the payment of CIL and S106
obligations will be used for different requirements, and developments will not be charged for the
same items of infrastructure through both obligations and the levy. Once adopted, CIL funds will
replace contributions towards off-site infrastructure.    

The applicant has completed a unilateral undertaking to secure a financial contribution towards
open space provision based on the requirements of DC11

 CIL / OBLIGATIONS
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14 letters of objection have been received raising concerns in respect of
overshadowing/overlooking;  highway safety;  loss of views;  impact on character of area;  noise
and disturbance;  impact on ecology;  drainage

 REPRESENTATIONS

1.0  The application is referred to Planning Committee at the request of the local Ward
Representative on the basis of local concerns regarding the scheme.

2.0  Principle

2.1  This application seeks outline consent for the erection of a residential bungalow on amenity
land associated with 10 All Saints Walk. It is considered to comply with the general principles of
Policies DC.01, DC.02, DC11, DC.16, and the NPPF.

2.2  The site lies within the Settlement Boundary for Mattishall where the principle of residential
development is acceptable and therefore is in accordance with Policy DC.02 of the adopted
Breckland Core Strategy.

3.0  Scale and Design

3.1 In terms of scale, the proposal will be a single storey bungalow, which is considered
acceptable and will not impact unduly upon the surrounding area. The proposal also provides
ample private amenity space for the size of the dwelling proposed. The design of the bungalow
and any landscaping will be dealt with at the Reserved Matters stage.

 ASSESSMENT NOTES

NORFOLK COUNTY COUNCIL HIGHWAYS    

CONTAMINATED LAND OFFICER    

TREE AND COUNTRYSIDE CONSULTANT    

No objection subject to conditions to achieve adequate parking

No objections

To be reported verbally at the meeting

overdevelopment of the site.  The property is not in keeping with other properties in the area.
Potential issue with residents of this property parking in the turning circle (which would be the
entrance to their garage).  Access via the turning circle should not be allowed (for current
residents, visitors and emergency services to turn); access to property should not be via Vassar
Court.  Serious concerns about drainage as residents sometimes experience blocked drains.

ENVIRONMENT AGENCY -  No Comments Received 
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Outline Planning Permission

TL06
A
3048

Outline permission -time limit

In accordance with submitted

 RECOMMENDATION

 CONDITIONS

4.0  Amenity

4.1  In terms of neighbour amenity, it is considered that the proposal will not impact significantly
on neighbour amenity in terms of loss of privacy, overlooking or loss of light due to separation
distances, the natural screening that the site benefits from and the single storey nature of the
proposal.

4.2  Whilst the originally submitted layout plan and a later revised version failed to give adequate
regard to the character of the area, discussions have been held with the agent and a further plan
is awaited to address concerns.

4.3  No significant impact is likely to result to adjoining occupants in terms of loss of light or
overlooking from the bungalow and any noise and disturbance from its construction will be limited
to normal working times by attaching a suitable working hours condition. 

5.0  Highways

5.1  In terms of highway safety, the Highways Authority was consulted on the application and
raised no objection to the principle of development but stated that they expect to see at least
5.5m between the front of a garage and the rear of the footway. This was addressed through the
provision of a car port rather than the originally proposed garage.

6.0 Other issues

6.1  The Environment Agency was consulted with regard to drainage concerns but no issues
have been raised.

7.0  Conclusion

7.1  It is considered that the principle of the development of a bungalow on this site is acceptable
and could be achieved to be in keeping with the area, without detriment to local amenity.  The
application is recommended for approval subject to conditions and a unilateral agreement in
respect of a contribution to open space provision.
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3920
3920
3920
DE01
4000
3996
3995
2001
2014

Highways condition
Landscaping
Hours of working during construction
Single storey dwelling only
Variation of approved plans
Note - Discharge of Conditions
NOTE - Unilateral undertakings
Application Approved Following Revisions
Criterion E - Planning Apps Where Approved
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6

CROXTON
Off Croxton Road

Mr Maurice Howard
Thetford Town Council Kings House

Mr Maurice Howard
Thetford Town Council Kings House

Skatepark with associated lighting, CCTV and sound proof fencing on two sides. 

Full

3PL/2014/0458/F

N

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : REFUSAL 

Principle
Impact on residential amenity 
Impact on adjacent school 
Impact upon the character and appearance of the area 
Access arrangements 
Recreation provision 
Health and safety 
Sustainable development

 KEY ISSUES

The application seeks planning permission for the establishment of a skate park on land at the
rear of the Thetford Academy car park off Croxton Road. The site is an area of approximately
35m x 35m and would comprise a variety of concrete banks, half pipes etc to provide a skate park
for skate boarding and BMX bikes.

Pedestrian and cycle access to the site was previously proposed to be gained from Joe Blunts
Lane, a public footpath that is landscaped on either side by hedging.   

The proposal now seeks this access to be gained from installing a path from the Academy car
park to the site.   The car park shall be used as a pick up and drop off point.  At times when the
car park is closed, the drop off/pick up point would be at the car park entrance. 

At these times it would mean that users for the facility would need to access the site via the Joe
Blunts Lane footpath and then onto the proposed footpath located further down the lane.

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Jason Parker

No Allocation
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The proposed site lies within the parish of Croxton, adjacent to the parish boundary with Thetford.

The site is situated approximately 200 metres east of Croxton Road, at the rear of the Thetford
Academy car park in an area of arable field. 

At the end of the car park is fencing and the land drops by approximately 2.5m.   The application
site is therefore heavily screened from Croxton Road by changes in land height and mature trees
and shrubbery located along the Joe Blunts Lane public footpath. 

Mature trees also screen the western boundary of the site and screen either side of the Joe
Blunts footpath.   The site is therefore heavily screened from public view.

 SITE AND LOCATION

3PL/2013/1108/F - Erection of concrete skate park with associated lighting and fencing, access
from Joe Blunts Lane - Application Withdrawn.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

CP.11
CP.13
DC.01
DC.12
DC.18
DC.19
NPPF
TH19

Protection and Enhancement of the Landscape
Accessibility
Protection of Amenity
Trees and Landscape
Community facilities, recreation and leisure
Parking Provision
With particular regard to para's 7, 56 and 57
Thetford Urban Extension Strategic Design Principles

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 

THETFORD T C -  No Comments Received 

No

 EIA REQUIRED

Not Applicable

 CIL / OBLIGATIONS
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NORFOLK COUNTY COUNCIL HIGHWAYS    

ENVIRONMENTAL HEALTH OFFICERS    

RAMBLERS ASSOCIATION:  NORFOLK AREA    

PUBLIC RIGHTS OF WAY OFFICER    

CONTAMINATED LAND OFFICER    

TREE AND COUNTRYSIDE CONSULTANT    

No objection to the proposal providing that the new footway / cycleway is extended up to Croxton
Road and provided in full before the construction of the Skate Park.

No objection to the proposal providing that the acoustic fencing is provided and that the external
lighting will not be switched on between the hours of 22:30 and 07:00.  All external lighting should
be hooded and angled down and installed and maintained in accordance with the manufacturers
design.  No other external lighting shall be installed on the site without the prior written approval.

No objection, but have concerns about the impact on walkers seeking to use Joe Blunt's Lane
and comment that the proposed footway / cycleway should be provided and maintained.

No objection.

No objection.

There are no trees within the development area. There are trees close to the development area

CROXTON PC -   
We are not against the principle of a Skate Park in Thetford, However, we feel it must be located
in an area which best serves the use proposed. 

In summary the comments are as follows; 
1 - There is no vehicular access for emergencies 
2 - It is not clear how parents with younger children can either park or supervise their children on
site 
3 - The site is not visible from Croxton Road; in relation to CCTV, this will only be passive and
watched if an incident is reported to the Academy 
4 - The design of the park will create even more screening and a lack of visibility 
5 - The site will be unsupervised and will not be regulated 
6 - Switching off lighting will not control the use of the facility 
7 - No provision for waste collection or storage 
8 - There are activities of anti-social behaviour already along Joe Blunts Lane and tennis courts
9 - The location of the site is not in the centre of Thetford but on the edge of the town
10 - The Academy has not changed its position and still has concerns with the possible
distraction of the Skate Park to the school
11 - The site is agricultural land 

The costs associated with making the site accessible would be more practical to be spent on
resolving the already approved skate park ref: 3PL/2012/0479/F.
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The previous proposal generated a significant number of representations both in support and
objections.  7 letters of objection raised concerns relating to access, lighting, noise and
unauthorised access from Thetford Academy.  Over 50 representations were received in support
of the application stressing the length of time that residents have waited for such a facility, the
need for the facility for the benefit of the youth and current lack of facilities within the town.   A
petition was also said to be submitted as part of the previous application in support of the
proposal. 

This amended scheme has generated the following additional responses as summarised below: 

6 letters of support which make the following observations: 
* The children will have somewhere appropriate to use their equipment and enjoy themselves
* There has been no real reason to refuse permission for this project to go ahead. 
* The benefits far outweigh the only negative opinion that it is close to the Academy
* It is important to do this to both gain and encourage the current and future support of the
younger generation. 
* All the people in Thetford need this project to go ahead
* The young people and even families who have been promised such a facility for so long need to
not only have such a place but need to know that Thetford and it's people care. 
* It would also serve those people who do not like to see skaters trying to use the centre of town
and other areas as a skate park.

3 letters of objection which make the following observations: 
* The location is too remote, particularly for emergency services
* Children from the other side of the town would have to travel across town at night time.
* Children already break into the tennis courts that belong to the school, the skate park will
exacerbate this 
* The proposal will encourage vandalism
* The proposal should be located at Castle Park, which has better visibility and can be policed
better 
* There is already increased traffic from the Academy, noise and small amounts of vandalism.

 REPRESENTATIONS

ENVIRONMENT AGENCY    

and these must be fenced out of the site as per submitted plan L01 Site Plan.

No objection to the proposal, but suggest that a condition is attached in relation to the provision
of a landscaping plan showing new tree/shrub planting alongside a maintenance schedule to
ensure successful establishment should also be provided.

The proposed development falls within cell F5 of our flood risk matrix, therefore our surface water
management good practice advice will apply.   This advice suggests that a condition could be
placed on an approval to provide surface water drainage information.

CRIME REDUCTION &ARCHITECTURAL LIAISON OFFICER -  No Comments Received 
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* The people who are for the proposal do not even live round here.

1.0  This application is referred to Planning Committee, as this represents an amended scheme
to the previous application, which was referred to Committee at the request of the local Member
having regard to the high level of local interest.  That application was debated by Members at the
meeting of 17th February 2014, but deferred for a site visit and further information.  The
application was later withdrawn. 

2.0  Principle and Planning History

2.1   The provision of a skate park in Thetford has been under consideration for several years
with several sites being suggested and resulting in the grant of planning permission for a skate
park at land adjacent the Leisure Centre in 2012 (Ref: 3PL/2012//0479). However, this has not
been developed due to a failure to secure access.

2.2  It is acknowledged that Thetford has an open space/recreation shortfall and the principle of
the provision of additional recreational play equipment is supported by Policy DC18 and Para 70
NPPF. It is evident from the high level of representations that such a facility would also be
welcomed by the youth of the town. 

2.3  Therefore, it is considered that the broad principle of a new skate park is supported not only
by Policy DC18 but also national planning policy.

3.0  Impact on residential amenity

3.1  The site is currently part of a larger arable field that forms part of the SUE (Sustainable
Urban Extension). The site lies in a relatively isolated location some 250 metres from the nearest
dwelling on Croxton Road to the west.

3.2  The land to the south comprises the Academy sports field which separates it from the
residential development beyond. A drop in land levels, by approximately 2.5 metres, results in the
site being fully screened from public view other than from the adjacent public footpath. This
isolated location, a significant distance from any residential dwellings and the existence of
boundary treatments, mitigates any potential impact on residential amenity.
 
3.3  Furthermore, in order to prevent excessive noise and disturbance at night, the facility is
proposed to be floodlit until the hours of 2100 during BST and 1900 during the winter months.
These hours are considered acceptable by the Environmental Health Officer.  In conclusion, the
proposal is not considered harmful to residential amenity.

4.0  Impact on adjacent Academy

4.1  The site is adjacent to the Thetford Academy and comments have been received from the
Principal who has identified potential concerns with the relationship of the skate park to the
academy. 

 ASSESSMENT NOTES
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4.2  Whilst the Principal accepts that some improvements have been made to the originally
proposed scheme, there are still concerns that the proposal will potentially attract many of the
students and that this may be a disruptive influence, therefore impacting on the behaviour and
attendance of the students.

4.3  Furthermore, the Principal raises concern that, regardless of access being proposed via the
public footpath (Joe Blunts Lane), access will take place via the staff car park. Neighbours have
advised that the boundary fences and gates are already being scaled to use the tennis courts and
car park  out of school hours of the Academy. 

4.4  A further issue of potential concern is the reliance on the Academy to provide an access to
the site for construction vehicles/contractors as well as accessing the facility through the car park
and then through the proposed footpath. 

4.5  In summary, the proposal relies on accessing via the academy car park and by the proposed
footpath.  In the even of the Academy car park being closed, visitors would have to access the
proposal via an enclosed footpath.  

5.0  Impact on character of the area, including Joe Blunts Lane

5.1  The site is well shielded from public view by the fall in the land therefore its impact on the
wider area is limited. 

5.2  The Thetford Area Action Plan identifies the need to upgrade the Joe Blunts lane to a
cycleway but there are no proposals within the submission to create such improvements, other
than a hard surfaced area that links to the car park of the Academy and to the application site.  

6.0  Access arrangements

6.1  As mentioned above, the only permanent means of access proposed is via a narrow,
unmade footpath (Joe Blunts Lane) some 200 metres from the roadside, which would lead to an
area of hard surfacing.  

6.2  It is acknowledged that the majority of users of the skatepark will (and should be encouraged
to) walk or cycle to the site.  In relation to car parking it is proposed that users of the facility would
use the Academy car park for drop-off and pickups and would walk from the car park to the
proposed facility.  The Highway Authority have confirmed that they are satisfied with this car
parking arrangement.  

6.3  Construction traffic would be of a temporary nature and would access the site via the
Academy car park.  However, it should be noted that there is fencing in the way and a significant
drop in land, by approximately 2.5 metres.  It is possible that cranes could be used or a temporary
access be formed to enable construction traffic into the site from the Academy car park.
Temporary arrangements will need to be made and a construction traffic strategy should be
submitted and could be dealt with by way of a condition. 

6.4  On this basis it is considered that conditions could be used to ensure suitable access
arrangements are made and that there are no accessibility issues in relation to accessing the site
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for use and for construction traffic.

7.0  Health and Safety

7.1  The site is located over 220 metres from any houses within Croxton Road and is significantly
screened from view.  On this basis only one property, located to the north of the application site,
could see the site and act as natural surveillance.  

7.2  The application site is heavily screened and remote from any natural surveillance.  It would
be typical for such a facility to be located in a highly visible area when made available as a public
facility or located within a secure manned unit, such as the Norwich Skate Park.  

7.3  In the event that a child is injured there would be no-one aware of this incident unless this is
seen by the proposed CCTV.  However, no specific information has been submitted to
demonstrate that this will be manned 24/7.   In summer months it can stay light until as late at
9.30pm and beyond.  

7.4  The facility could be used at any time, during the day, school holidays, evenings, weekends
etc. by any person. 

7.5  The provision of CCTV would only act as a minor deterrent to anti-social behaviour and
would not have the same beneficial factors as natural surveillance.  The CCTV would not be very
effective in the event of an emergency or accident unless it is being watched at that moment and
the person watching acts.   

7.6  The acceptable safety of the proposal relies heavily upon the use of CCTV which would need
to be manned 24/7 in order to be effective, due to the isolated and screened nature of the
location of the site.  

7.7  The NPPF has a presumption in favour of sustainable development and states that there are
three dimensions to sustainable development which should be assessed: economic, social and
environmental. These dimensions give rise to the need for the planning system to perform a
number of roles:
 - an economic role, contributing to building a strong, responsive and competitive economy, by
ensuring that sufficient land of the right type is available in the right places and at the right time to
support growth and innovation; and by identifying and coordinating development requirements,
including the provision of infrastructure;
-  a social role, supporting strong, vibrant and healthy communities, by providing the supply of
housing required to meet the needs of present and future generations; and by creating a high
quality built environment, with accessible local services that reflect the community's needs and
support its health, social and cultural well-being; and
- an environmental role, contributing to protecting and enhancing our natural, built and historic
environment; and, as part of this, helping to improve biodiversity, use natural resources prudently,
minimise waste and pollution, and mitigate and adapt to climate change including moving to a low
carbon economy.

7.8  Paragraphs 56 and 57 of the NPPF also state that: 
"The Government attaches great importance to the design of the built environment. Good design
is a key aspect of sustainable development, is indivisible from good planning, and should
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contribute positively to making places better for people". 

"It is important to plan positively for the achievement of high quality and inclusive design for all
development, including individual buildings, public and private spaces and wider area
development schemes". 

7.9  In respect of the overall assessment of the three dimensions of sustainable development, the
proposal falls short of providing a development within the right place and performing a social role.
In particular the proposal would be sited in an isolated and heavily screened uninviting location
with no natural surveillance.  This facility would not be accessible and attractive to the community
and would not respond to the needs of the community. 

7.10  The proposal would not result in good design, which is a key aspect of sustainable
development, which requires that proposals should contribute positively to making places better
for people and result in inclusive design for all development.  

7.11  On this basis it is considered that the proposal would result in an unsustainable, non-
inclusive form of development contrary to the aims and intentions of the NPPF, resulting in an
isolated, heavily screened community facility for activities which have the potential to result in
injury.  

7.12  It is noted that the area of land around the application site is part of the Thetford
Sustainable Urban Extension plans and an outline planning permission.  Once this has been
developed there may be natural surveillance available for the proposed skate park.  This
application, however, cannot rely upon the delivery of another application in order for it to be
acceptable.  The suitability of the location of the site could be revisited once development around
it has been completed, if it does indeed get delivered.  

8.0  Conclusion

8.1  The proposed recreational facility is broadly in accordance with Policy DC 18 of the Core
Strategy, however, this has to be balanced against other issues in terms of sustainable location,
impact on residential amenities, impact on the adjacent Academy and access. 

8.2  Amongst other things, it would also appear this site was initially chosen as it was actively
supported by the previous Principal of the Academy, however this situation has changed and the
current Principal has raised genuine concerns to the location and the potential impact the use
could have on the function of the Academy.  

8.3  Issues relating to pick-ups and drop-offs appear to have been dealt with, and the accessibility
of construction traffic could be dealt with by way of the imposition of a condition.  

8.4  It is considered that the scheme is located in an isolated, heavily screened location with a
lack of natural surveillance and safety measures in place.  On this basis the proposal is
considered to result in an unsafe and unsustainable form of development, contrary to the aims
and intentions of the NPPF. 

8.5  The application is recommended for refusal on the following grounds:-
The Local Planning Authority accepts that the provision of a skate park in Thetford would meet an
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Refusal of Planning Permission

9900 Unsafe, uninclusive and unsustainable form of development

 RECOMMENDATION

 REASON(S) FOR REFUSAL

acknowledged shortfall of recreation provision in Thetford and, as such, complies with the broad
principles of DC18.

The applicant has failed to provide evidence to demonstrate that the scheme would not
compromise the safe and effective functioning of the Thetford Academy by virtue of increased
activity not associated with the Academy. 

Moreover, the isolated and heavily screened location with limited surveillance could create both
security and safety issues compounded by the fact that emergency access is only available from
the restricted public footpath or Academy car park, if the gates are open. The proposal would
result in an unsustainable, non-inclusive form of development contrary to the aims and intentions
of the NPPF, resulting in an isolated, heavily screened community facility for activities which have
the potential to result in injury.
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GRESSENHALL
Woodstock Rectory Residential Home
The Green

Samved Holdings Ltd
c/o Advinia Healthcare Ltd 3rd Floor

Cound Webber Architects
9 Valley Court Lower Road

Exts and int. alts of care home.Create 9 new bedrooms, increase no. with en-
suite.Provide additional space

Full

3PL/2014/0490/F

N

N

Part In Set Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle of development
Design and appearance
Impact on amenity
Highways / parking
Trees and landscape

 KEY ISSUES

The application seeks planning permission for internal alterations and the erection of an extension
to the Woodstock Care Home.  The premises currently has a total of 27 bedrooms, including one
double bedroom.  This planning application seeks to create an additional 9 bedrooms with full en-
suite provision.  The home would therefore provide a total of 36 bedrooms all of which would have
an en-suite facility. 

The proposed development includes the repositioning of the main visitor entrance to the front of
the original part of the building and a number of internal changes and alterations.  Internal
alterations would include: the covering of the existing central internal courtyard to create a new
main day and dining room;  the creation of a new open central courtyard; an enlarged single
kitchen; assisted bathroom and shower rooms better distributed around the buildings; and a new
sensory room.

The proposed extension would be located to the south east side of the site away from
neighbouring properties.  It would be single storey with facing and roofing materials to match
existing.

The proposed extension would comprise a footprint area of approximately 320 sqm.  The main
day / dining room created from the area currently used as a courtyard would create a further

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Jemima Dean

No Allocation
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additional floor area of approximately 135 sqm.  The proposed extension would have a pitch roof
to a maximum height of 6.5m and height to the eaves of 3m.  The home currently provides car
parking for a total of 14 cars.  3 additional car spaces are to be provided as part of this
application.

The application site is that of the Woodstock Residential Care Home at The Green in
Gressenhall.  It currently comprises a 1½ and single storey building with parking, garden and
amenity areas.  The home is located to the south east of Gressenhall Village.  Approximately half
of the application site falls beyond the settlement boundary and the other half within.  The site is
approximately 3 miles to the north of Dereham and less than a mile to the west of the village of
Beetley.

The care home falls within a residential area with dwellings to the north and to the west of the
application site.  It is located in close proximity to the east side of The Green.  Access to the site
is from Taylor's Lane via an informal gravel access track shared with four residential dwellings.

The site is largely level but with a slight fall to the south east.  Tit is bounded by some hedging,
small trees with close board fencing to the north and western boundaries.  Beyond the northern
boundary are the gardens to dwellings of properties accessed via the informal road that leads
from Taylor's Lane.  To the east of the application site is the garden and property of Trevia, a
residential dwelling also accessed via Taylor's Lane.  In addition to the hedging this boundary also
comprises close boarding timber fencing.  Beyond the eastern and southern boundaries are a mix
of woodland and open countryside.

Woodstock Residential Home is a care home providing personal care and accommodation for
older people and people with dementia.  It comprises a red brick building with two gravel areas
used for parking, one to the north east of the site and one to the north west.  

 SITE AND LOCATION

No relevant site history

 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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Three neighbour representations have been received in response to the application with
concerns relating to: disturbance through noise and parking; inadequate parking and parking on
the village green; additional traffic generated through refuse lorries, ambulances and delivery
vehicles; inadequate access to carry volume of traffic; additional waste problem; and impact on
property prices.

 REPRESENTATIONS

1.0  The application is referred to Planning Committee at the request of the Ward Member due to
issues mainly related to parking. 

 ASSESSMENT NOTES

NORFOLK COUNTY COUNCIL HIGHWAYS    

TREE AND COUNTRYSIDE CONSULTANT    

No objection - recommended condition regarding on-site parking and cycle parking.

No objection subject to conditions in respect of tree protection and additional tree planting.

 CONSULTATIONS

CP.14
DC.01
DC.12
DC.16
DC.18
NPPF

Sustainable Rural Communities
Protection of Amenity
Trees and Landscape
Design
Community facilities, recreation and leisure
With particular regard to paragraphs 7, 17, 69, 70, and 156

GRESSENHALL P C -   
The Councillors of Gressenhall Parish Council object to this application for the following reasons: 
i) it would increase the traffic on the access road. 
ii) there is already insufficient parking (due to complaints received by the parish council). 
iii)Some of the site is outside the settlement boundary.

PRINCIPAL PLANNER MINERAL & WASTE POLICY -  No Comments Received 

ENVIRONMENTAL HEALTH OFFICERS -  No Comments Received 

Not Applicable

 CIL / OBLIGATIONS
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2.0  Principle of development

2.1  The application proposes the extension of an existing care home to provide an additional 9
bedrooms and improved bedroom facilities in all existing rooms.  The proposal also incorporates
the repositioning of the main visitor entrance, the creation of a main day / dining room, a new
open central courtyard garden, an enlarged single kitchen, and a new sensory room.

2.2  The social role of the Nation Planning Policy Framework (NPPF) in contributing to
sustainable development is for planning to support healthy communities by creating a high quality
built environment, with accessible local services that reflect the needs of the community and
support its health well-being.  Paragraph 70 states that to deliver the services the community
needs decisions should plan positively for the provision and use of local services to enhance the
sustainability of communities and residential environments.  The guidance states that decisions
should ensure that established facilities and services are able to develop in a way that is
sustainable, and retained for the benefit of the community.

2.3  Policy DC18 of the Core Strategy and Development Control DPD supports sustainable
proposals for community facilities where it provides for an identified local need, it would be of
community benefit and represents the most sustainable option to meet the identified need.  The
proposed extension of the care home is necessary to meet demand from the expansion of the
existing business and in this respect the proposed development is considered to accord with this
Policy DC18. 

2.4  The principle of the proposed development is therefore supported by the NPPF as well as
local planning policy.  

3.0  Design and appearance

3.1  The design of the proposed extension to the building is considered to be appropriate in this
location.  In terms of scale and height the extension is reasonable and the proposed
accommodation would be no higher than the the existing building. The proposal is in accordance
with Policy DC16 Core Strategy and Development Control DPD and paragraph 56 of the NPPF
which relates to design.  Materials are proposed to match the existing building in terms of the roof
and walls and a condition would be attached to the decision notice to secure this.

4.0  Impact on amenity

4.1  Concern has been raised by local residents with regard to noise and disturbance caused by
residents of the care home, since a number of the residents suffer from dementia and sometimes
cry out.

4.2  In terms of impact of the proposed development on neighbour amenity, it is accepted that the
additional nine bedrooms would increase the number of occupiers at the care home and could
lead to an increase in noise and disturbance in this way.  However, it is not considered the
additional bedspaces would increase noise and disturbance to neighbouring amenity to a
detrimental level, and in this respect the proposed development is considered to be acceptable in
terms of its impact on the amenity of the locality.and therefore accord with Policy DC1.



BRECKLAND COUNCIL - PLANNING COMMITTEE - 07-07-2014

DC131_new

5.0  Highways/parking

5.1  The existing care home currently has parking provision for 14 cars and a further 3 spaces
are proposed in this application.  In terms of impact on neighbour amenity the application site falls
within a residential area and residential properties are located immediately to the north and west
of the application site.  The Parish Council has objected to the application with concerns relating
to the increase in traffic.  The issues relate mainly to parking, with concerns that the site does not
accommodate adequate visitors parking, which leads to parking on the nearby village green.
Concern has also been raised by local residents with regard to parking, along with noise and
disturbance from traffic movements to and from the site.

5.2  In terms of impact on neighbouring amenity, although it is accepted that the proposed
extension would result in some increase in visitor and servicing traffic, it is considered relatively
minor and the additional nine bedrooms would not result in significant detriment to the locality
through noise and disturbance by way of traffic.

5.3  The Highway Authority has raised no objection to the proposed development subject to a
condition retaining the car parking area for that specific use.  To refuse the application on
grounds of lack of car parking would therefore be difficult to substantiate.  However, in response
to local concern, a revised site layout to provide additional provision has been received.  The
revised plan illustrates the increased staff parking for three cars on the site and it is hoped this
will alleviate some of the local concerns. The revised plan will be presented to Members at
Committee.

6.0  Trees and landscape

6.1  An arboricultural tree constraints plan and tree schedule has been provided with the
application.  The proposed development requires the loss four small trees and some replacement
planting is proposed.  The Tree and Landscape advisor considers the loss of the trees not to be
significant in the wider environment with regard to visual amenity and recommends approval
subject to conditions requesting details of how the retained trees would be protected and the
proposed replacement tree planting.  The proposed development is therefore considered to
accord with Policy DC12 of the Core Strategy and Development Control DPD. 

7.0  Conclusion

7.1  The application comprises an extension to an existing care home and the principle of
development is considered acceptable.

7.2  In terms of scale and height the proposed extension is in keeping with the existing building
and the design of the building is considered to be appropriate in this location.  The scheme
therefore accords with Policy DC16.

7.3  In terms of impact on neighbour amenity, it is not considered the increase in residents would
result in a detrimental harm and the proposal therefore accords with Policy DC1.

7.4  The Highway Authority has raised no objection to the proposed development and in highway
terms the proposed development is considered appropriate in this location.
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Planning Permission

3007
3048
MT03
3414
3408
HA24
4000
3996
2001
2014

Full Permission Time Limit (3 years)
In accordance with submitted
External wall and roof materials to be agreed
Fencing protection for existing trees
Landscaping - details and implementation
Provision of parking and servicing - when shown on plan
Variation of approved plans
Note - Discharge of Conditions
Application Approved Following Revisions
Criterion E - Planning Apps Where Approved

 RECOMMENDATION

 CONDITIONS

7.5  The impact on trees and landscape is considered acceptable and therefore the proposal is
compliant with Policy DC12.

7.6  In conclusion, the proposal represents an appropriate form of development in planning terms.
 The application is recommended for approval subject to conditions relating to materials,
highways, trees and landscape.


