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ROCKLANDS
Land to the rear of the White Hart
Public House

Mr A Annison
Moorfield Mount Pleasent

ADM Architectural
Flint Cottage Shropham Road

Four new bungalows with parking  

Full

3PL/2015/0518/F

N

N

Part In Set Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

43 The Street 

 RECOMMENDATION : APPROVAL

Development outside settlement boundary.
Character and appearance.
Highway safety.
Flood risk.

 KEY ISSUES

Planning permission is sought for the erection of four detached dwellings.  The dwellings would be
single storey and arranged to enclose a central courtyard.  Access would be gained via a private
drive off The Street and through the adjacent public house car park.  To provide space for the
access drive, an existing side extension to the pub would be partially demolished and re-
configured to provide improved toilet facilities.  The proposal for four dwellings supersedes that
submitted originally with the application which proposed seven detached dwellings on a larger
area of land.  The application is supported by a Design & Access Statement, a Contaminated
Land Assessment, a Drainage Design report and a Protected Species Assessment.

The application site is located close to the centre of the village of Rocklands All Saints and to the
rear (east) of existing development fronting onto The Street.  The site comprises around 0.16
hectare of open grassed land, situated to the rear of the White Hart public house and adjacent to
its overflow car park.  It is adjoined on three sides by undeveloped land.  Around two-thirds of the

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Nick Moys

No Allocation

The application is referred to Planning Committee as a departure from development plan policy.

 REASON FOR COMMITTEE CONSIDERATION
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site was used previously as a touring caravan site, and prior to that as a bowling green.  A public
bridleway runs through the site, immediately to the south of the proposed dwellings.  Apart from
part of the proposed access, the site lies outside the settlement boundary for Rocklands, as
defined in the Core Strategy Proposals Map.  The White Hart public house was included on the
Council's Register of Assets of Community Value in August 2013.

3PL/2012/0378/O - Residential development (3 houses) - Refused

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

CP.11
CP.14
DC.01
DC.02
DC.13
DC.16
NP
NPPF

NPPG

Protection and Enhancement of the Landscape
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Flood Risk
Design
Neighbourhood Plan - none applicable
With particular regard to paras. 6-14, 47-49, 55, 58, 100 and 109.

National Planning Practice Guidance

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

ROCKLANDS P C -   
Letter of objection relating to Planning Application 3PL/2015/0518F 
7 new bungalows with parking (Amended to 4) 
 
Rocklands Parish Council wish to object to the above Planning Application and list our reasons
below. Rocklands Parish Council notes that the application is now for 4 dwellings rather than 7
but these 4 are all crowded into the land directly adjoining the White Hart Public House.  We are

No.

 EIA REQUIRED

Not Applicable.

 CIL / OBLIGATIONS
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not convinced that this makes for an acceptable scheme as the original objections still apply as
can be seen below - flooding issues, backfill of land, difficulty/narrowness of access for vehicular
traffic as well as foot traffic/horses/bikes via the bridleway. Consequently we still object strongly
to this application. 
 
This application does not meet any of the criteria specified by Breckland in order to support a
sustainable rural community.  It is not necessary for the continued vitality of the village which has,
among its many facilities and services, a full and thriving Primary School, a successful
Community Shop & Post Office, a very busy Village Hall, a much in demand Playing Field - both
for football in the winter and cricket during the summer and a pub, the White Hart. 
 
1. This proposal is outside the village settlement boundary and is back land development. 
 
2. A letter and documents from Rod Walker, Assistant Director of Commissioning at Breckland
Council dated 10th September 2013 confirms making the White Hart Public House an Asset of
Community Value. It is believed this includes the pub, its land, car park, caravan area and
proposed street land. The Plunkett Foundation reported that as from 6th April 2015 the
government announced that pubs listed as an asset will no longer have permitted development
rights to make change of use. 
 
3 The proposal increases the flooding potential on the most susceptible side of 'The Street'. New
developments should not compromise the safety of people or property through flooding and
should only be located in areas at least risk of flooding. The application does not include a
rainwater drainage design.  A set of surface water drainage calculations has been prepared by
Bingham Hall Associates but they have not been included for public consumption.  The
calculations conclude that providing all roads and parking areas are constructed with a permeable
paving and water butts are provided, each dwelling requires an underground Private Cellular
Soak away to act as a temporary rainwater store. This is inadequate. 
 
4 Increase in traffic with the potential for up to 14 extra vehicles accessing 'The Street' at a place
which is particularly busy at the start and end of each school day with already a great deal of
traffic build up in the same area.  There is also a narrow access with only 4.2 metres round the
corner of the White Hart, when the general recommended road width is 5 metres.  This would be
a significant hazard for children and other pedestrians. Also, the hammerhead for turning for
waste collection vehicles is 15.5metres on the plans but needs to be 17.2 metres. 
 
5 The development is of an inappropriate size for a largely linear village not earmarked as a local
Service Centre village and will spoil the character of the centre of the village. 
 
6 This is not an affordable housing scheme. 
 
7 This housing is not required to sustain existing rural enterprises. 
 
8 This is a new development and not re-use of existing rural buildings. 
 
9 The shingle access road could well be inadequate for the weight of waste collection, fire
engines or skip vehicles (18 tonnes gross weight). 
 
10 Interference/removal of the Public Bridleway which runs from The Street, down the side of the
White Hart through to Mill Lane.  This is a much-used access route for children, to & from school,
pedestrians, dog walkers, horse riders & cyclists.  There is no provision or space for a dedicated
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NORFOLK COUNTY COUNCIL HIGHWAYS    

ENVIRONMENTAL HEALTH OFFICERS    

RAMBLERS ASSOCIATION:  NORFOLK AREA    

ECOLOGICAL AND BIODIVERSITY CONSULTANT    

Notwithstanding the access currently serves the White Hart PH and a touring caravan site,
visibility from the existing access onto The Street is restricted in both directions.  Since the
carriageway achieves a 7.8m width in this location my concerns may be able to be overcome by a
simple white lining scheme which would define a carriageway edge and also provide a pedestrian
refuge along the site frontage terminating opposite the existing provision adjacent to No 68.  The
scheme would need to result in visibility of 2.4m x 43 m being achieved in either direction with the
pedestrian refuge achieving a minimum width of 1.5m.  This would also result in improved
visibility for customers of the White Hart and extend the existing walking route towards the
school. 

No objection subject to a condition relating to the proposed acoustic fencing.   
 
I note there have been some concerns expressed about flooding and drainage and would
recommend that Norfolk County Council's Flood and Water Management Team or the
appropriate local Drainage Board are consulted.

The reduction in both the number of bungalows and the extent of the site on which development
is proposed, does reduce the impact on Rocklands Bridleway 3, though some concerns remain.
It is still the case that the development will turn an appreciable length of Rocklands Bridleway 3
into a roadway; the nature of the route also changes, from a path emerging rapidly into fields, to
become a driveway to housing before reaching the remaining fields.  There would still be a
noticeable loss of amenity to walkers, cyclists and horse riders as a result; in addition, a material
potential for conflict between residents and horse riders in particular would be created.

No objections. The Ecology Report (Protected Species Assessment, October 2015) sufficiently
addresses any potential ecological impacts and provides suitable mitigation for any potential
residual impacts. 

bridleway in this scheme except for the final few metres from House No 7 to Mill Lane.  This is a
totally unsafe proposal - with a narrow access roadway for both cars and the other foot traffic
using this bridleway is an accident waiting to happen. 
 
11 Loss of precious open space in the village by building on the piece of meadowland behind the
White Hart land. 
 
In Rocklands, we are not averse to sympathetic and beneficial development that is in keeping
with the character of the village. But a proposal of this size and scale is inappropriate, presents a
substantial risk as far as flooding goes, and is over-crowding a piece of green space in the centre
of the village.  
 
It will not in any way enhance the village and its current residents. 
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A large number of local objections have been received.  Concerns raised include:
- effects on the rural character of the area
- flooding
- increased flooding
- adverse effects on the public bridleway

A number of representations in support of the scheme have also been received.  Comments
made include that the scheme will provide additional housing in the village and help support local
services including the adjacent pub.

 REPRESENTATIONS

1.0 This application is referred to Planning Committee as it conflicts with development plan policy.

 ASSESSMENT NOTES

TREE AND COUNTRYSIDE CONSULTANT    

CONTAMINATED LAND OFFICER    

CRIME REDUCTION & ARCHITECTURAL LIAISON OFFICER    

BRECKLAND ASTRONOMICAL SOCIETY    

No comments

I have looked at the amended details submitted and, have no additional comments on the
grounds of contaminated land, providing the development proceeds in line with the application
details.

No objection to cul-de-sac layout of proposal.  Further consideration of window positions and
boundary fencing is recommended to improve casual surveillance and security.

In designing the 7 bungalows in Rockland, it should be noted that our astronomical observatory is
in the neighbouring village of Great Ellingham, which is classed as a Dark Sky Discovery site of
the highest grade. We have many hundreds of visitors per year which are always thrilled to see a
dark, natural sky. Norfolk is one of the darkest and most rural counties in England and attracts
many astronomy tourists, as well as nature tourists. We insist lighting design follow
recommended CPRE guidelines, and in so doing also avoid unnecessary light pollution as well as
energy consumption. Light should not be allowed to trespass out of the boundary. Keep all light
fittings horizontally shielded and downward pointing, i.e. not allowing direct light to shine above
the horizon outside the area. The lack of glare achieved through good design has been shown to
achieve a more pleasant, tranquil appearance, as well as being more eco friendly. Lighting
should also be switched off when not in use and should not be of excessive wattage. 

PRINCIPAL PLANNER MINERAL & WASTE POLICY -  No Comments Received 

FLOOD & WATER MANAGEMENT TEAM -  No Comments Received 
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2.0  Principle of development

2.1  As the site lies outside the settlement boundary for Rocklands, the proposal conflicts with
local planning policies which generally seek to limit new development outside the built up areas of
towns and villages.   However, as the Council is unable to demonstrate a 5 year supply of
housing land, these policies can be given little weight.  In this situation the National Planning
Policy Framework (NPPF) indicates that permission should be granted unless any adverse
effects of so doing would significantly outweigh the benefits. 

2.2  In order to promote sustainable development in rural areas, the NPPF indicates, in
paragraph 55, that housing should be located where it will enhance or maintain the vitality of rural
communities. Isolated dwellings in the countryside should be avoided, unless justified by special
circumstances.  More generally, the NPPF defines sustainable development in broad terms by
reference to economic, social and environmental considerations.

2.3  Although outside the defined settlement limit, the proposed development would be closely
related to the built form of the village and near to existing facilities and housing.  The proposal
would not, therefore, result in an isolated development in the countryside.  The effects of the
proposal on the character and appearance of the area are considered below.

2.4  Rocklands is not identified as a local service centre in the Core Strategy, but nonetheless
benefits from a number of services and facilities, including a primary school, pub, community
shop/post office, church, village hall and playing fields.  These village services would be readily
accessible from the proposed development and would be likely to derive some support from
future residents.  The NPPG indicates that rural housing is essential to ensure viable use of such
local facilities. 

2.5  The scheme would therefore be consistent with the NPPF principle that rural housing should
be located where it will best support local communities and services.  The proposal would also
add to the range of housing available in the village and make a contribution, albeit modest, to the
supply of housing in the District.  The construction of the development would provide some
temporary economic benefits.  These factors weigh in favour of the proposal.

2.6  Nevertheless, it is clear that the level of service provision in the village and the limited
availability of local jobs, are such that future residents would be largely dependant on higher
order settlements for most shopping, employment and leisure purposes.  As bus services are
very infrequent, it is reasonable to assume therefore that most trips by future residents would be
made by car.

2.7  Consequently, the proposal would conflict to a degree with the objectives of the NPPF to
minimise the need to travel and to maximise opportunities for sustainable transport.  However,
given the small scale of the proposal, and bearing in mind that some day-to-day requirements
could be met in the village and that a wider range of facilities is available relatively nearby in
Attleborough, it is considered that the resulting harm to sustainability would not be substantial.
The NPPF also recognises that opportunities to maximise sustainable transport solutions will vary
from urban to rural areas.

2.8  Taking all these matters into account, it is considered that any harm arising from the
proposal would not significantly and demonstrably outweigh its benefits.  Accordingly, it is
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concluded that the proposed development is acceptable in principle. 

3.0  Character and appearance

3.1  The proposal would result in an outward extension of the built form of the village and would
cause some loss of openness to the setting of the village.  However, the site is not prominently
located, being set to the rear of existing frontage development.  The proposal would be visible in
medium distance views from Mill Road to the east, but would be set well below the skyline and
against a backdrop of other buildings and trees.  The compact and single storey form of the
proposed development would also limit its visual impact.  Additional landscaping to the site
boundaries could also reasonably be required by planning condition to help further assimilate the
scheme into its surroundings.  On this basis it is considered that the proposal would not result in
a significant visual intrusion into the rural setting of the village.  

3.2  The proposed development would be visible at close quarters from the adjacent public
bridleway. In the vicinity of the site the bridleway would be widened and surfaced to form a shared
access drive to the development.  A section of hedging would be removed to facilitate this.  As a
consequence, there would be some loss of rural character to this section of the bridleway.
However, this effect would be localised and given the proximity of the main built part of the village
would not cause significant harm.  

3.3  Moreover, the dwellings themselves would be well proportioned and detailed, using good
quality materials, and their courtyard form would be reminiscent of a traditional grouping of
cartsheds.  As such the scheme would not appear out of place.  Whilst the proposal would make
a departure from the predominant pattern of frontage development along The Street, there are a
number of examples of development in depth elsewhere in the vicinity.  The single storey form
and courtyard arrangement of the scheme would also be appropriate to this backland situation.    

4.0  Highway safety

4.1  Visibility at the existing site access onto The Street is somewhat restricted.  To address this,
a scheme of road marking is proposed to 'move' the carriageway edge away from site frontage
and to increase the visibility available for emerging vehicles.  As well as ensuring safe access to
the new dwellings, the proposed works would improve access to the existing pub car park and
provide a pedestrian refuge along the site frontage (there is no footway provision here).  Due to
the generous width of the existing road, this could be achieved without compromising the
interests of other road users.  No objection to the proposal has been raised by the Highway
Authority subject to conditions.  

5.0  Flooding

5.1  There is a history of surface water drainage problems in Rocklands, with flooding occurring
along The Street during times of heavy or prolonged rainfall.  Although the application site is
situated at a higher level than The Street and is not considered to be liable to flooding, the
proposed development could result in increased flood risk elsewhere.  
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5.2  The application proposes that surface water from the scheme be discharged into the ground
via cellular soakaways, in line with SUDS principles.  The proposed access road and parking
areas would be constructed using a permeable surface.  A Drainage Design Report has been
submitted in support of the application. This includes the results of percolation tests undertaken in
accordance with the Building Regulations, together with calculations to determine the size of
soakaways required to accommodate a 1 in 100 year storm event with an allowance for climate
change.  The Report concludes that surface water can be managed properly in order to minimise
the impact of the development on its surroundings.  On this basis it is recommended that a
condition be attached to any permission granted to require a detailed drainage scheme to be
agreed and implemented in line with report's findings.

5.3  The strength of local concerns about flooding is acknowledged.  However, there is no
substantive evidence to indicate that an appropriate technical solution to deal with surface water
could not be devised based on the applicants' Drainage Details Report.  
  

6.0  Other matters

6.1  Amenity - Acoustic fencing is proposed to separate the development from the adjacent pub
overflow car park. It is considered that this screening would ensure that future residents would
not be unduly disturbed by activities associated with the adjacent pub, particularly late night
comings and goings.  The Environmental Health Officer has raised no objection subject to the
provision of acoustic screening.  

6.2  Ecology - A Protected Species Survey has been undertaken which concludes that the
proposal would not result in harm to protected species.  The site was found to be of low
ecological value, consisting mainly of closely mown grassland.  The planting of new boundary
hedging is recommended to enhance biodiversity.

6.3  Security - Notwithstanding the comments of Norfolk Police, it is considered proposed car
parking spaces would be adequately overlooked. Appropriate boundary treatments can be
secured by condition.

6.4  Community Asset - The proposal would not prejudice the continued use of the adjacent
public house, which is registered as community asset. The applicant suggests that the scheme
would help to facilitate internal improvements to the pub, including the provision of disable
facilities, and would thus contribute to its future viability.

7.0  Conclusion

7.1  Although outside the defined Settlement Boundary, the proposed development would be well
related to the built up area of the village and would cause only limited harm its landscape setting.
The proposal would make a positive, albeit modest, contribution to the supply of housing, and
local services would be readily accessible and likely to derive some support from the
development. Some temporary economic benefits would also arise from the construction of the
development. Issues relating to drainage, access and landscaping can be dealt with by
appropriately worded conditions. It is concluded therefore that the proposal would amount to a
sustainable development, as defined in the NPPF, to which the presumption in favour applies.
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Planning Permission

1001
3006
3047
3100
3116
3140
3302
3304
3408
HA24
HA39
A
HA39
B
3802
3996
4000
AN94

This decision is subject to these CONDITIONS:-
Full Permission Time Limit (2 years)
In accordance with submitted
Wall materials
Roof of clay pantiles
Prior approval of slab level
No P.D. for extensions, roof alterations, porches
No P.D. rights for extensions, sheds, etc
Landscaping - details and implementation
Provision of parking and servicing - when shown on plan
Highway improvements-offsite A

Highway improvements off-site B

Precise details of surface water disposal
Note - Discharge of Conditions
Variation of approved plans
Criterion E - Planning Apps Where Refused

 RECOMMENDATION

 CONDITIONS

7.2  It is acknowledged that there is considerable local objection to the proposed development.
However, local opposition is not in itself a reason for refusing planning permission.  As with all
planning applications, rejection of proposals must be based on valid planning reasons, which can
be supported by evidence. For the reasons set out above, it is not considered that refusal of the
application would be justified in this case.

7.3  It is recommended therefore that permission is granted subject to conditions.
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NARBOROUGH
Dennys Walk

Flagship Housing Group
Keswick Hall Keswick

The Design Partnership (Ely) Ltd
Claremont House 10 Station Road

Demolition of 2-24 Dennys Walk and erection of 31 affordable dwellings and 2
private dwellings

Full

3PL/2015/0623/F

Y

N

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle of development 
Local character and amenity
Conservation Area
Archaeology
Highways
Impact on amenity
Contributions

 KEY ISSUES

Full planning permission is sought for the erection of 33 dwellings including 31 affordable and two
open market dwellings.  The existing 12 semi-detached properties would be demolished.  The
development would include one, two, three and four bedroom houses and bungalows.  One area
of public open space would be provided.  A new access is proposed onto Denny's Walk to serve
the development.  94% of the development would be provided as affordable housing.  The
scheme would be delivered and subsequently managed by Flagship Housing, a registered
provider.  The application is supported by a Design and Access Statement, Flood Risk
Assessment, Geoenvironmental Report, and an Arboricultural Impact Assessment.

The application site is located to the north of Denny's Walk in Narborough and comprises an

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Jemima Dean

No Allocation

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

 REASON FOR COMMITTEE CONSIDERATION
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affordable housing site of twelve post war system built airey and swedish timber dwellings.  The
existing dwellings are on large plots and the site extends to approximately 1.13 hectares of land.
The site is located between existing housing on Denny's Walk and Booth Close to the west,
Blacksmiths Way to the east, Old Vicarage Park to the north.  

The surrounding area includes largely residential development, with Narborough Primary School
in close proximity to the east of the site.  The site falls within the settlement boundary of
Narborough and is bordered to the east by Narborough Conservation Area.

No relevant site history

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

SS1
CP.05
DC.01
DC.02
DC.04
DC.11
DC.16
DC.17
NP
NPPF

NPPG

Spatial Strategy
Developer Obligations
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Open Space
Design
Historic Environment
Neighbourhood Plan - None applicable
With particular regard to
paragraphs 6-9, 14, 17, 32, 37,
49, 55, 58, 109, 111 and 118.
National Planning Practice Guidance

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

A section 106 agreement is being drafted to ensure the provision of affordable housing, public
open space, green infrastructure, and library provision.

 CIL / OBLIGATIONS
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ENVIRONMENT AGENCY    

ANGLIAN WATER SERVICE    

CRIME REDUCTION & ARCHITECTURAL LIAISON OFFICER    

MINISTRY OF DEFENCE    

NORFOLK COUNTY COUNCIL HIGHWAYS    

OBLIGATIONS OFFICER, NORFOLK COUNTY COUNCIL    

CONTAMINATED LAND OFFICER    

HISTORIC ENVIRONMENT OFFICER    

HISTORIC BUILDINGS CONSULTANT    

No objection subject to condition.

No assets owned by Anglian Water or those subject to an adoption agreement within the
development site boundary.  The foul drainage from this development is in the catchment of
Narborough Water Recycling Centre that will have available capacity for these flows.  The
sewerage system at present has available capacity for these flows via a connection to manhole
7601 in Denny's Walk. If the developer wishes to connect to our sewerage network they should
serve notice under Section 106 of the Water Industry Act 1991.

No objection, comment in relation to design.

No safeguarding objections to this proposal.

No objection subject to conditions.

Contributions required toward local education provision, fire services, green infrastructure and
libraries.

No objection subject to conditions.

No objection subject to conditions.

No objection.

 CONSULTATIONS

NARBOROUGH P C -   
We have no objections to this application but 
request: 
1. That as many as possible of the affordable homes be allocated under the Local Renting Policy.
 
2. That Breckland Council actively lobby Norfolk County Council to install the proposed raised
junction on Denny's Walk at the entrance to the development
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Two letters received in response to the application with concerns relating to: overdevelopment of
the site; proposed dwellings too close to the boundary, and boundary screening.

One letter received in support of the application.

 REPRESENTATIONS

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

2.0  Principle of Development

2.1  The site falls on residential land within the settlement boundary of Narborough and the
principle of development for housing is acceptable.  Furthermore, Narborough is identified as a
service centre village and contains adequate services and facilities to meet the day to day
requirements of existing residents.  In terms of location the development is therefore sustainable.

3.0  Character and Appearance

3.1  The area surrounding the site is characterised by residential development.  Denny's Walk is

 ASSESSMENT NOTES

TREE AND COUNTRYSIDE CONSULTANT    

FLOOD & WATER MANAGEMENT TEAM    

HOUSING ENABLING OFFICER    

ASSET MANAGEMENT    

No objection subject to conditions.

No comment.

Flagship Housing has engaged with the enabling team throughout this process.  The mix, size
and layout of the replacement housing are suitable for the needs of the area.  The properties will
be retained by Flagship who are an RP, and let at affordable rents.

Checks should be made with regard to restrictive covenants on the application site.  It is unlikely
that Breckland District Council would want to take on responsibility for the lighting bollards that
appear to be located on the perimeter of the open space.  I note that surface water is to be dealt
with by a sustainable drainage system - the Council would not consider adopting any part of the
drainage infrastructure or open space that is occupied by any drainage features.

ENVIRONMENTAL SERVICES OFFICER -  No Comments Received 

COMMUNITY DEVELOPMENT OFFICER -  No Comments Received 

PRINCIPAL PLANNER MINERAL & WASTE POLICY -  No Comments Received 
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located in the central part of the village close to the school and the post office.  The site is part of
a residential street with linear development off a public highway.  The layout to the north of
Denny's Walk is largely comprised of a cul du sac type, similar to that proposed.  The layout and
design of the proposal would reflect this character and is considered to be well conceived.  More
or less continuous frontage development is proposed onto Denny's Walk, which would create a
well defined street scene within the built up area of the town.

3.2  The proposed dwellings would be traditional in form.  Dwellings would be constructed using
red facing brickwork with brown pantile roofing.  Black timber weatherboarding would be utilised
for porches and some of the bungalows.  Windows would be white UPVC double glazed with
brick cills, brick soldier coursing and traditional brick arches over.  Soffits, fascia's and
bargeboards would be painted black and rainwater goods black UPVC.  Landscaping and tree
planting are also proposed to help to break up and soften the visual impact of car parking areas.
An area of landscaped open space would provide a focal point and enhance the appearance of
the development.

3.3  The layout and design of the development are, therefore, considered to be acceptable and
the proposal would accord with Core Strategy Policy DC16.

4.0  Impact on Conservation Area

4.1  The site is located adjacent to the Narborough Conservation Area.  Development within the
District is expected to preserve and enhance the character and appearance of conservation areas
in accordance with Policy DC17 of the Core Strategy.  The Historic Buildings Consultant
considers the proposed development would not lead to either harm or loss of significance of the
applicable designated heritage assets and raises no objection to the proposal.

4.2  Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that
special attention shall be paid to the desirability of preserving or enhancing the character or
appearance of conservation areas.

4.3  Existing dwellings within the conservation area adjacent to the site comprise medium sized
detached dwellings on a recently built cul du sac, and this provides a kind of buffer separating the
site in a visual sense from the more historic properties within the adjacent conservation area.

4.4  The proposal would also be compatible with the character and appearance of the area and
would avoid adverse effects on the adjacent conservation area.  It is concluded that the proposal
would represent an appropriate form of development in this location, and is acceptable in
principle.

4.5  The proposed residential development would preserve the character and appearance of the
Narborough Conservation Area, in accordance with Policy DC17 of the Core Strategy, the NPPF
and section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990.

5.0  Archaeology

5.1  The proposed development site is located within an area of considerable archaeological
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interest.  Narborough Camp Iron Age fort and the medieval All Saints Church lie to its north, and
the Bichamditch late prehistoric linear earthwork lies to its east.  Recent archaeological work to
the south of the site has revealed an important Neolithic 'burnt mound' site and artefacts of
prehistoric, Roman and medieval date have previously been recorded in the surrounding area.
Consequently there is a high potential that heritage assets with archaeological interest (buried
archaeological remains) will be present at the site and that their significance will be adversely
affected by the proposed development.

5.2  Since some of the existing houses at the proposed development site are still occupied this
presents a constraint on any predetermination archaeological work at the site.  Norfolk County
Council Historic Environment Service request that if planning permission is granted, that this be
subject to a programme of archaeological work in accordance with National Planning Policy
Framework paragraph 141.  This would be secured by planning condition.

6.0  Highways

6.1  The proposed new access and estate road have been designed to meet the requirements of
Norfolk County Council and would provide suitable access to the development.  As part of the
scheme traffic calming measures are proposed that cover both the site frontage and the adjacent
school.  Proposed parking provision would accord with the Highway Authority's requirements.  No
objection is raised by the Highway Authority subject to conditions. 

7.0  Impact on Amenity

7.1  The proposed development would result in a significant change to the outlook from
neighbouring residential properties on Old Vicarage Park, Blacksmiths Avenue and Booth Close.
Additional traffic would also result in some disturbance.  However, given the separation distances
that would be maintained, and that those properties adjacent to the application site boundaries
would be largely limited to single and one and a half storey dwellings, it is not considered that any
significant harm would be caused to the living conditions of neighbouring residents.  The amenity
impact from additional traffic movements is not likely to cause significant harm.

8.0  Planning Obligations 

8.1  The development would provide 94% affordable housing and on site public open space.  In
terms of County level requirements, contributions have been requested relating to local education
provision, fire services, green infrastructure and libraries.

8.2  Due to exceptional costs in association with developing the site, it is sought to waiver the
requested educational contribution, which is of a comparable amount.  The provision of the
financial contribution to schools within the S106 would result in less affordable housing within the
scheme or possibly the loss of the scheme coming forward as a whole.  All other contributions as
requested would be met.

9.0  Conclusion
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Planning Permission

3007
3047
MT03
MT03
HA01
HA01
HA02
HA03
A
HA20
HA29
A
HA29
B
HA39
A
HA39
B
HA40
3920
3920
3946
3920
3408
3412
3405
3920
3920
3920
4000
3996
2000

Full Permission Time Limit (3 years)
In accordance with submitted
External wall and roof materials to be agreed
External windows and doors materials to be agreed
Futrue management / maintenance
Standard estate road conditions
Standard estate road condition
Road Surfacing

Provision of visibility splays - conditioned
Construction traffic management and routing/ exceptional wea

Construction traffic management and routing/ exceptional wea

Highway improvements-offsite A

Highway improvements off-site B

Traffic regulation orders
EA 1
SUDS
Contaminated Land - Unexpected Contamination
Trees
Landscaping - details and implementation
Trees/hedges to be retained
Fencing/walls - details and implementation
Archeaology
Archeaology
Archeaology
Variation of approved plans
Note - Discharge of Conditions
NOTE:  Application Approved Without Amendment

 RECOMMENDATION

 CONDITIONS

9.1  For the reasons set out above, it is concluded that the proposal would result in an acceptable
form of development.  The scheme would make a positive contribution to the supply of affordable
housing in the area, would be compatible with the character of the area and secure the
redevelopment of a brownfield site in an accessible location.  Approval is recommended subject
to conditions and the completion of a section 106 agreement.

9.2  Delegated authority is requested for the application to be refused by the Council's Planning
Manager if the legal formalities in respect of the Section 106 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 time scale for the completion of any such agreement.
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AN61
AN66
AN66
3994
3994
3994
2014

NOTE NCC Inf 2 When Vehicular access works required
NOTE NCC Inf 7 Street lighting
NOTE NCC Inf 9
EA note
Anglian Water
S106
Criterion E - Planning Apps Where Approved
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3

SNETTERTON
Snetterton REB Station
Off Chalk Lane

Burmeister & Wainscandinavian Contracto
c/o Agent 

Axis
Camellia House 76 Water Lane

Minor Material Amendment to 3PL/2014/0632/F- see Schedule of Modifications
to the Snetterton REB Station

Full

3PL/2015/0651/F

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

Snetterton Heath 

 RECOMMENDATION : APPROVAL

Principle
Landscape impact
Amenity impact
Ecology and biodiversity

 KEY ISSUES

Planning Permission (3PL/2012/0029/F) was issued in 2012 for a 40MW combined heat and
power biomass plant.  The main structures comprise: a turbine and boiler house; two fuel storage
barns for the straw and miscanthus; a wood storage barn; a stack; and air cooled condenser.  The
proposal also included smaller structures such as offices, a control room, staff welfare facilities,
internal access roads and car parking, a water treatment plant and ancillary equipment, diesel
generator, a workshop and stores and extensive landscaping.  The development has not yet
commenced.  

A range of minor material amendments have been approved regarding the layout, design and
specification.  The changes included: i) an increase in the power output from 40MW to 45MW with
an associated increase in fuel throughput from 250,000 to 280,000 tones per annum, ii)
alterations to the fuel storage, administration and control buildings, iii) changes to the boiler house
and turbine hall, iv) revisions to drainage arrangements, and v) alterations to plant/equipment and
internal roads.

This application seeks consent for further minor material amendments to the approved scheme.
A number of modifications are proposed as part of the application which include, inter alia, the

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Jemima Dean

No Allocation

The application is referred to Planning Committee as it is a major application and has attracted
significant community interest.

 REASON FOR COMMITTEE CONSIDERATION
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enlargement of buildings, relocation of waste water treatment plant and effluent pit, relocation of
some buildings and various other structures, an increase in the number of silos from two to three
(and increase in height from 16.5m to 22.6m), repositioning of the attenuation pond, introduction /
relocation of systems such as external ladders and conveyor belts, changes to the colour finish,
changes in road layout, the relocation of the car parking area, and the spread of excess topsoil
arising from the main area of the development to a maximum depth of 300mm over the field.  The
site ground level is proposed to be reduced by 0.5m AOD and the height of the stack is proposed
to be increased by 0.5m to allow for this, resulting in the overall height of the stack remaining as
originally approved.

The site comprises an area of agricultural land extending to approximately 9 hectares.  It is
located close to the Snetterton Heath Employment Area and to the north of the A11 trunk road.
The site is adjoined by agricultural fields and a poultry farm.  The site boundaries are defined by
established hedges and trees.

 SITE AND LOCATION

3NM/2014/0085/NMA:  Amendment to 3PL/2014/0632/F - Realignment of access road between
Snetterton Biomass Station and Chalk Lane - Approved.

3PL/2014/1065/F: Installation of effluent discharge pipe, outfall & infrastructure between power
station and River Thet - Approved.

3PL/2014/0632/F:  Variation of condition no. 2 pp 3PL/2012/0029/F various minor material
amendments, including an increase in the power output from 40MW to 45 MW - Approved.

3PL/2012/0029/F:  40MW renewable energy biomass power station and associated works -
Approved.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

CP.03
CP.04
CP.08
CP.09
CP.10
CP.11

Employment
Infrastructure
Natural Resources
Pollution and Waste
Natural Environment
Protection and Enhancement of the Landscape

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 

The proposal is EIA Development. The application is supported by an addendum to the
Environmental Statement prepared for the original proposal.

 EIA REQUIRED
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 CONSULTATIONS

CP.12
DC.01
DC.07
DC.12
DC.13
DC.15
DC.16
DC.17
DC.19
NPPF
NPPG

Energy
Protection of Amenity
Employment Development Outside of General Employment Area
Trees and Landscape
Flood Risk
Renewable Energy
Design
Historic Environment
Parking Provision
With particular regard to paras.
National Planning Practice Guidance

HARLING P C -  No Comments Received 
ROUDHAM & LARLING P C -  No Comments Received 
QUIDENHAM PARISH COUNCIL CHAIRMAN -  No Comments Received 
SHROPHAM P C -  No Comments Received 
GARBOLDISHAM P C -  No Comments Received 

SNETTERTON P C -   
Snetterton Parish Council hereby object on planning grounds to the minor amendments as
follows:

Firstly the amendments detailed within the application in our opinion are too substantial and
extensive to be viewed as minor. Whilst in summary the applicant states the proposed
amendments would not affect previously reported assessment of impact to the Landscape
visually the Parish dispute this.

The application refers continually to the built footprint is very similar to the currently approved
scheme.  The footprint of the building cannot be the same when size of buildings are increasing
significantly together with additional Silo.

Increase in size of buildings, additional Silo and an increase of 6.1 metres in height will have an
affect on the landscape and have a visual impact to the development.

The applicant states that the amendments to the SREB would not have any impact on noise.  The
application proposes a new external conveyor system and hopper and this addition raises
concern regarding noise levels.

The flood risk is not negligible.  The River Thet is known to flood in the area and additional waste
of an average flow of 38.3m3/day with a maximum flow of 123.8m3/day would impact.  Even
though planning consent was given (3PL/2014/1065/F) for an effluent discharge pipe to be
installed between the SREB Station and the River Thet a variance to the SREB Environmental

Not Applicable

 CIL / OBLIGATIONS
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Permit is still under consideration and the Parish Council is liasing with the  Environmental
Agency regarding this matter.  Whilst the variance to permit is still under consideration a
statement in the applicant's conclusion "that the proposed amendments are such that they would
not result in any potential for new likely significant environmental effects" is questionable.

The Parish Council also have concerns regarding the attenuation pond and the risks associated
with foul water entering the water table.  The proposal to increase the size of the straw feed
building and the overall installed capacity being increased from 40MW to 45 MW resulting in an
additional 30,000 tonnes of straw per annum would result in additional traffic.  The parish council
is very concerned that Condition 16 requiring vehicles to arrive and depart via the A11 will not be
enforced and that the volume of heavy goods traffic on Spring Lane and Chalk Lane at Snetterton
North End would be increased.

To summarise Snetterton Parish Council object to these minor amendments.  The Parish Council
also propose that during construction and once SREB is operational the Burmeister and Wain
Scandinavian Contractor appoints a Liaison Officer/Team for the Parish council to communicate
with directly.

Response dated 02/09/2015

The Parish Council of Snetterton would like to make the following points and raise some
questions and concerns to you in advance of your and the Committee's consideration of the
amendments being proposed to the Snetterton Bio Mass Plant by the new owners BWSC.

-Addition of conveyor - the Parish Council is concerned about the introduction of an external
conveyor and the noise impact that this will have on the residents of Snetterton during operation
and would appreciate the Planning Committee to ask for greater clarification as to why this is
necessary?

-Furthermore, the Parish Council would like clarification as to how is the wood chip going to be
delivered? Blown fuel delivery which will cause additional noise and potential pollution from dust
and wood chip spores?  

-The proposed changes also include the conveyor exiting from the east, travelling along the
southern elevation and then re-entering the Boiler Building on the village side. Again this
increases the noise pollution likely to be suffered by the village residents on the north west of the
site, i.e. North End. 

-It appears that all the largest buildings are being proposed to be moved west i.e. towards the
village. 

-The proposed enlargement to capacity of throughput  is from 250,000 to 280,000 tonnes of straw
but the planning requests are for the building size of the Straw Feed Building is proposed to be
enlarged by 35% in length and 62% in width. Why is this necessary for an increase of 12.5% in
throughput?

-There is no clarification of the % of straw over wood chip burning in the amended plans.  Should
this not be documented?

-The Bottom Ash Storage Building is proposed to be enlarged by 55% in length which is again not
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in line with a proposed 12.5% increase in throughput.

-The silos are proposed to be increased from two to three and their size to be increased by 37%
on the village side. This will cause further visual impact on the village. Again, we query why the
silos need to increase by 33% in capacity for a 12.5% increase in throughput?

-The Fire Water Tank is proposed to be increased in height but the exact height has not been
specified. Again this is on the village side of the installation and will further impact visually on the
residents. 

-The residents are very concerned about the noise of lorries arriving at the site, the noise of the
discharging of the wood chip, the noise of reversing vehicles. Currently planning permission is in
place for:

250,000 tonnes of straw which will require the arrival and departure of nearly 17,000 lorries per
annum. An increase as proposed to 280,000 will result in an additional 2,000 lorries.

Additionally, there was permission originally given for 20,000 tonnes of wood chip. There appears
to be a planning request for the Wood Chip Building to increase by 27% in height thus increasing
its capacity and yet there is no clarification regarding an increase in wood chip burning? 20,000
tonnes of wood chip will require the arrival and departure of nearly 1,000 lorries per annum.

Additionally, there will be lorry movements in excess of the above for the removal of fly ash.

The residents do not believe that the works done to the access road are sufficient for that level of
lorry movement. In the construction period the estimation is for up to 150 HGVs to arrive and
leave the site on a daily basis. Does the committee believe that the current access road is fit for
that level of traffic? 

In the event of lorries overturning/breaking down and blocking access, can the Committee
guarantee that the village will not be used to access the site? We currently have a great deal of
inconvenience, occasional pavement damage and damage to overhanging trees occurring from
agricultural vehicles moving through the village and additional large vehicle movements would be
very dangerous for the community - young children bicycling to the village recreational ground,
horses and riders and dog walkers.

-Lack of dialogue from BWSC with residents Despite entreaties from The Environment Agency
regarding recommended dialogue with the local community, none has been forthcoming at all.
The Parish Council feel that this bodes badly for the period of construction and then operation
and any future issues if BWSC choose to ignore recommendations from a public body.

-Neil Goudie of The Environment Agency came to a Parish Council meeting on 22nd July, 2015
and described the Agency's applications from BWSC as "crude and un-detailed".  The Parish
Council are concerned by this.  A lack of attention to detail by BWSC in their dealings with the E
A, for whom they rely on their permit, does not give much faith in how they will operate during
construction and operation

-The original planning permission was for two straw barns which we understand to be common
practice to limit the potential for the danger of fire. It would appear that the new proposal is for
one straw barn unit. Given the proximity to the village and the A11 does the Committee share our
concern about this?
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ENVIRONMENT AGENCY    

HIGHWAYS AGENCY    

NATURAL ENGLAND    

NORFOLK COUNTY COUNCIL HIGHWAYS    

ENVIRONMENTAL HEALTH OFFICERS    

CONTAMINATED LAND OFFICER    

We have no comment to make on these Minor Material Amendments. However, we recommend
that the operator contacts our permitting team to see whether or not any revisions are required to
their Environmental Permit.

No objection - none of the proposed changes affect the operation or safety of the A11 trunk road.

No comment.

No objection.

No objection.

ATTLEBOROUGH TC -   

-The residents are also concerned that there is no mention of the light pollution which will be
associated with the construction and operational phases which cannot be negligible? There is
also no mention of the preservation of the existing trees and hedgerows on the western side of
the site on the amended planning requests or any stipulation for masking trees on the northern
side. We
hope that this will be a condition that the council will make ?

-One of the original comments from the Planning Committee relating to the original granting of
planning permission was regarding the provision of electricity for local use to increase the job
prospects from the development of the Snetterton Heath Area which would be facilitated by
electricity generated by the bio mass plant and that this electricity would also be used for new
housing developments in the Attleborough area and A11 corridor.  It now appears that electricity
generated will be piped to Diss. Does the Committee share the Parish Council's feeling that this is
disingenuous on the part of the developers and that the Committee has been mislead?

-There are regular power cuts in the Snetterton village and Industrial Estate area. The residents
have concerns over electrical failure of the bio mass plant when such power cuts occur and the
impact that this will have on contaminated water processing and the escape of non-combusted
wood gases and the impact on air quality. 

-The Parish of Snetterton is already a noise sensitive Parish owing to its proximity to the race
circuit. We would like assurance from the Planning Committee that they will not allow further
unnecessary noise to be permitted through un-housed machinery in the amended plans?

No objection
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94 letters of objection have been received raising concerns relating to: increase in traffic; visual
impact on the landscape, impact on amenity in terms of noise, emissions; pollution and noise;
effluent being discharged into River Thet; flood risk; impact on the local community; changes are
not minor; implication of proposed amendments; wildlife; station getting bigger and bigger; not
eco friendly.

 REPRESENTATIONS

1.0  The application is referred to Planning Committee as it is a major application and has
attracted significant community interest.

2.0  Principle of Development

2.1  The principle of the development of the site for a biomass power station was established by
the planning permission granted in 2012.  Generally, the scale and nature of the proposed
amendments are such that the revised development would not be substantially different from the
approved scheme.  Whilst some buildings are proposed to be enlarged, the amendments will not
result in any material intensification of the approved use.

2.2  Local and national planning policy continue to support the development of renewal energy
projects subject to environmental considerations.

 ASSESSMENT NOTES

MINISTRY OF DEFENCE    

No objection.

I can confirm tha the MOD has no safeguarding objections to this proposal.

ENGLISH HERITAGE -  No Comments Received 

NORFOLK LANDSCAPE ARCHAEOLOGY -  No Comments Received 

NORFOLK WILDLIFE TRUST -  No Comments Received 

ECONOMIC DEVELOPMENT -  No Comments Received 

PRINCIPAL PLANNER MINERAL & WASTE POLICY -  No Comments Received 

ECONOMIC AND STRATEGY OFFICER -  No Comments Received 

NATIONAL PLANNING CASEWORK UNIT -  No Comments Received 

ANGLIAN WATER SERVICE -  No Comments Received 

TREE AND COUNTRYSIDE CONSULTANT -  No Comments Received 

EAST HARLING I D B -  No Comments Received 
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3.0  Landscape Impact

3.1  Whilst some modifications include increasing the height of buildings, the buildings proposed
to be increased in height do not project above the tallest building approved under the original
permission, and the maximum overall height of the scheme is therefore not increased.

3.2  The dimensions of the approved straw feed building are proposed to be increased by 11m in
length and 5m in width, with the height to remain as previously approved.  The proposed height of
the wood chip storage building would match the same height of the neighbouring straw barn
building.

3.3  Other changes including the introduction of small buildings, changes to the layout and design
of plant, additional equipment and ancillary works are of a relatively minor nature.  The
appearance of the development and its impact on the surrounding rural landscape would not
therefore be materially different to the approved scheme.

4.0  Amenity impact

4.1  The proposed changes do not seek to modify the use as originally approved.  The proposed
changes would not result in an increase in staff numbers, change in hours of operation or
increase deliveries or vehicular movements to or from the site.  The tonnage throughput is not
proposed to change from that previously consented and deliveries remain unchanged.

4.2 The noise assessment submitted with the original application concluded that the scheme
could be designed, constructed and operated in such a way to avoid significant amenity impacts
on neighbouring property occupiers.  The scheme as amended would not significantly increase
noise levels or vehicle movements beyond that previously approved.  The Environmental
Protection Team raises no objection to the proposed amendments subject to the conditions
attached to the original planning permission relating to noise and air quality.

5.0  Ecology and Biodiversity

5.1  The ecological and nature conservation assessment submitted with the original application
concluded that no direct or indirect impacts on designated sites were likely and no protected
species were identified.  The overall impact was determined to be negligible as the scheme would
not result in any ecological impact of significance in EIA terms.  The scheme as amended would
occupy the same development footprint as previously approved taking into account workspace
and areas disturbed during the construction of the scheme.

5.2  The built footprint is very similar to the currently approved scheme and would not affect
findings of the previously reported ecological assessment work.  The conclusions of the
previously reported assessment work remain valid and unchanged.

5.3  In terms of off-site ecological effects arising from process emissions, the original
Environmental Statement(as updated) concluded that the effects on vegetation and eco-systems
would be negligible and therefore insignificant in EIA terms.  The proposed amendments would
not alter the nature of operations carried out and therefore the conclusions of the previous
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assessment work remain valid and unchanged. 

6.0  Other Issues

6.1  No additional impacts on archaeology, cultural heritage, ecology, noise, air quality, flood risk
or water quality are anticipated.  No objections to the proposed amendments have been raised by
the Environment Agency, Natural England, or English Heritage.

7.0  Response to Snetterton Parish Council letter dated 2nd September 2015.

7.1  An email in response to the letter was received from the applicant in an attempt to address
the concerns of Snetterton Parish Council.  In the first instance, it is noted that the Parish Council
raises a number of points (e.g. throughput increases) already considered and approved through
planning permission reference: 3PL/2014/0632/F.
 
7.2  External conveyor system clarification: The introduction of an enclosed external conveyor
next to the wood chip building would allow wood chips to be transferred from incoming HGVs into
the building. With the exception of a limited transfer between HGV and hopper the system is
enclosed and therefore it would not result in the release of dust or spores. Furthermore, it would
not generate a noise impact due to the distance (between the facility and receptor) and
background noise arising from intermittent road traffic on the A11, the nearby industrial site and
the facility itself (once operational).

7.3  The amended conveyor system which would convey wood chip between the wood chip
building and boiler building has been approved previously, would not generate noise for the same
reasons as set out above.  The wood chip would be transported in enclosed conveyors and would
not be 'blown' pneumatically conveyed 
 
7.4  Amendments to the building have arisen from the typical evolution process that occurs as a
result of a design and build programme and through the preparation of detailed construction
drawings. 
 
7.5  The proposed amendments do not seek to alter the number of vehicle movements.  The
previous planning permission reference: 3PL/2014/0632/F requires vehicles to arrive and depart
via the A11, and as such, vehicles associated with the facility would not travel through the village.
The Highway Authority has raised no objection subject to conditions. 
 
7.6  The site has been designed to ensure that it does not impact upon the trees. Consideration
was provided during the determination of planning permission reference: 3PL/2014/0632/F, and it
was concluded that the development would not impact upon existing trees. The proposed
amendments would result in built development being moved further away from the trees and
there would be no impact.
 
7.7  The fire water tank is located next to the offices and electrical building. As such it could only
be viewed against the backdrop of larger buildings and consequently it is not considered to
generate a visual impact. It is noted that the Parish Council raise a concern about the danger of
fire especially in the straw barn. It should be noted that the single straw barn design was
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Planning Permission

TL01
AC01
MT03
3920
3920
3920
3920
3408
3414
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3996

Time Limit
In accordance with following approved plans
External wall and roof materials to be agreed
Local power supply
Security fencing
External lighting
Stack lighting
Landscaping - details and implementation
Fencing protection for existing trees
Ecological management
Geodiversity
Construction management plan
Unsuspected contamination
Delivery hours
HGV routing
Drainage scheme
Disposal of water during construction
Access construction
Access visibility
Parking
Off-site highway works
Construction traffic management plan
Note - Discharge of Conditions

 RECOMMENDATION

 CONDITIONS

previously approved in September 2014 and an internal fire proof wall to ensure the danger of fire
is minimised is illustrated on the planning application drawings. 
 
7.8  Lighting during construction activities has been approved through the discharge of condition
requiring a construction management plan. The planning permission for the facility includes a
condition which requires the submission of a lighting design prior to the facility first coming into
use. It is expected that the condition would remain attached to any potentially forthcoming
permission and that a submission will be made in due course. Both aspects will ensure that
during the construction and operation of the facility there would be no light pollution. 

8.0  Conclusions

8.1  For the reasons outlined above, the proposed amendments are considered acceptable in
planning terms and recommended for approval subject to the imposition of the same conditions
as those imposed previously (other than where their requirements have already been
discharged).  The time limit on the original planning permission would remain.  The decision will
not be made until the 21 day consultation period has expired.
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4000
2000
2014

Variation of approved plans
NOTE:  Application Approved Without Amendment
Criterion E - Planning Apps Where Approved
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4

NARBOROUGH
Chalk Lane

Persimmon Homes East Midlands
Persimmon House 19 Commerce Road

Persimmon Homes East Midlands
Persimmon House 19 Commerce Road

Development of 55 residential dwellings.  

Reserved Matters

3PL/2015/0926/D

N

N

In Settlemnt Bndry

Y

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

As this application seeks approval for reserved matters of scale, layout, appearance and
landscaping relating to an outline planning permission for the erection of 55 dwellings, the
application needs to be considered against the implications of these matters of the development.
It is noted that there has been objections to the detailed proposals for the site from local residents
and the Parish Council. Taking these comments into account, the main issues that need to be
considered are:

Residential amenity
Design and character and appearance of the surrounding area
Hard and soft landscaping and existing landscape features
Access, parking & highways layout
Drainage and flood risk
Infrastructure and Planning obligations
Other material considerations

 KEY ISSUES

This application seeks approval for the reserved matters of scale, layout, appearance and
landscaping for the erection of up to 55 dwellings on land at Chalk Lane, Narborough. This
application is submitted pursuant to the approval of outline planning permission 3PL/2012/1093/O
which was granted in February 2014. 

The application proposes the provision of 55 no. single storey and two storey detached, semi-

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Chris Hobson

The application is before Planning Committee as it relates to a major form of development

 REASON FOR COMMITTEE CONSIDERATION



BRECKLAND COUNCIL - PLANNING COMMITTEE - 16-11-2015

DC131_new

detached and terraced dwellings within the majority of the site at Chalk Lane which was granted
outline permission for up to 55 dwellings in 2014. This application is also being considered
alongside an application for full planning permission for the erection 18 dwellings associated
works, reference no. 3PL/2015/0928/F on the remainder of the allocated housing site and that
granted outline permission in 2014.

The proposed dwellings would comprise four no. one bedroom dwellings, 12 no. two bedroom
dwellings, 19 no. three bedroom dwellings and 13 no. four bedroom dwellings, and seven five
bedroom dwellings. Of which 41 no. dwellings would be for market sale and 14 no. would be
affordable dwellings. The 14 no. affordable dwellings would comprise four single bedroom
houses, eight no. two bedroom houses and two no. three bedroom houses.

The proposed dwellings would be set behind open fronted gardens and / or driveways and
generally set in linear form along a main spine road and four secondary cul-de-sacs. The
proposed layout incorporates the provision of two areas of landscaped public open space and
incorporating a childrens play area or Local Area of Play (LAP). The majority of dwellings would
be accessed at the front with private gardens to the rear. Each dwelling would be provided with in
curtilage car parking to the front, side or rear, other than 6 dwellings at plot nos. 53-58 which
would have access to designated spaces within a communal parking area in front. 13 of the plots
would include a detached single or double garage. The 55 dwellings comprise 14 different
standard house types that incorporate different design elements and all to be faced with brick and
roof tiles.

The application site is approximately  2.3 hectares (5.64 acres) in size comprising an irregular
shaped parcel of arable land last used for agricultural purposes.  The site is part of a wider
roughly rectangular parcel of open land located to the west of Chalk Lane, at the southern edge of
the village of Narborough.  Narborough is identified as a Service Centre Village and the site is
allocated for housing within the adopted Core Strategy reference NAR.1.  The site borders single
storey post war housing to the north, and open fields to the south.  The Narborough Sports Club
and Community Centre and playing fields are located to the east of the site, with the disused
railway running north to south now covered by a dense row of trees located to the west of the
application site.  The densely vegetated route along the disused railway is designated as a Site of
Special Scientific Interest.  The site is otherwise relatively flat and open with limited vegetation
coverage other than a collection of mature trees along the western boundary. 

 SITE AND LOCATION

3PL/2012/1093/O - Development of up to 55 Residential Dwellings, open space & new access
road from Chalk Lane - Approved.

 RELEVANT SITE HISTORY

No

 EIA REQUIRED
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3PL/2015/0928/F - Application for full planning permission for 18 dwellings and associated works
- Included on this agenda

NAR.1

 POLICY CONSIDERATIONS

 CONSULTATIONS

SS1
CP.01
CP.04
CP.05
CP.11
CP.13
CP.14
DC.01
DC.02
DC.04
DC.11
DC.12
DC.13
DC.14
DC.16
NP
NPPF

NPPG

Spatial Strategy
Housing
Infrastructure
Developer Obligations
Protection and Enhancement of the Landscape
Accessibility
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Open Space
Trees and Landscape
Flood Risk
Energy Efficiency
Design
Neighbourhood Plan - None applicable
With particular regard to paras. 7, 8, 11 - 14, 28, 29, 30, 32, 34, 35, 37, 47,
49, 50, 54, 55, 56, 58 - 61, 63 - 65, 69, 70, 73, 74, 93-96, 100 - 103, 109,  11,
112, 118, 120 - 123, 125, 126, 128-132, 134, 135, 144, 186, 187, 196, 197,
203 - 206.

National Planning Practice Guidance

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

NARBOROUGH P C -   

This application seeks approval of the reserved matters of outline planning permission
3PL/2012/1093/O which was granted subject to a section 106 agreement and the development
would accordingly be subject to the requirements within this. This addressed the provision of
affordable housing; provision of public open space; off-site highway improvement works; and the
provision of fire hydrants.

 CIL / OBLIGATIONS
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NORFOLK COUNTY COUNCIL HIGHWAYS    

ENVIRONMENT AGENCY    

ANGLIAN WATER SERVICE    

OBLIGATIONS OFFICER, NORFOLK COUNTY COUNCIL    

TREE AND COUNTRYSIDE CONSULTANT    

HOUSING ENABLING OFFICER    

FACILITIES MANAGEMENT    

ECOLOGICAL AND BIODIVERSITY CONSULTANT    

CONTAMINATED LAND OFFICER    

No objections in principle but suggest various amendments. 

No comments to make

No comments received

As this is reserved matters application, no comments

No objections subject to plans proving the provision of adequate visibility splays and retetion of
tree no.1, and conditions securing development in accordance with Arboricultural Impact
Assessment, Tree Protection Plan and Arboricultural Method Statement. 

Proposals comply with policy DC4. The proposed units meet the identified need in Breckland for
smaller units.

It is not clear who will own and maintain the landscaped open space and buffers. The Council
should be given the opportunity to decline to take on the management of the open space. If
Breckland Council do take on the land the Asset Management team should be consulted on the
details of the open space. The Council would not take on any of the drainage infrastructure on
site.

No objections subject to conditions

No objections subject to condition

Original comments
Objection: - The proposals fail to take on board the previous consultation undertaken with the
Parish Council and local community. Only one single storey dwelling would be provided. Request
that amendments be sought.

Comments in respect of amendments
Whilst acknowledging that Persimmon Homes have made some concessions in their amended
plans we feel we must maintain our position as stated in our letter of 8 September 2015.
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Letters of objection have been received from 5 separate local residents to the original and
amended scheme, raising the following main points of concern:

- The proposal does not include the 30 metre buffer between the development and the existing
housing at Westfields that was previously agreed at Committee. 
- At two storeys in height and low walls the proposed dwellings along the northern boundary
would look directly into neighbouring gardens, bedrooms and lounge windows.
- The proposed dwellings should be limited to single storey to prevent overlooking of gardens and
windows, overshadowing of gardens, as has been done on other sites at Dennys Walk,
Narborough.
- The dwellings at Westfields are all single storey bungalows with residents at home for the
majority of the day, and all with private gardens and views south towards the site.
- The proposals would block all sun light into gardens.
- Too many houses resulting in cramped conditions.
- Persimmon have reputation for build quality.
- Limited facilities within walking distance.
- The surrounding roads are too narrow.
- Space should be left adjacent to the railway should it be brought back into operation.

 REPRESENTATIONS

1.0  The application is referred to Planning Committee as it relates to a major form of
development

2.0  Amenity Considerations

2.1  It is noted that the site sits on the edge of the village area abutting the open countryside to
the south and west with single storey residential properties located to the north.  It is noted that a
number of objections have been received from the residents of the dwellings at Westfields that

 ASSESSMENT NOTES

ENVIRONMENTAL HEALTH OFFICERS    

DOWNHAM MARKET GROUP OF INTERNAL DRAINAGE BOARD    

CRIME REDUCTION & ARCHITECTURAL LIAISON OFFICER    

No objections subject to conditions

No comments to make on application

Concerns raised regarding the design and layout and therefore object should the concerns not be
addressed.

HISTORIC ENVIRONMENT SERVICE -  No Comments Received 

FLOOD & WATER MANAGEMENT TEAM -  No Comments Received 
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border the northern boundary of the application site.  In particular, these objections raise
concerns regarding the additional height of two storey dwellings, and the ability to overlook into
the rear private gardens and windows, and loss of the intervening landscape buffer originally
proposed along the northern boundary.

2.2  However, it is noted that the general layout of the site would follow the broad principles set
out in the indicative plan approved in the outline permission 3PL/2012/1093/O.  As approved
within the outline application, the proposed dwellings towards the northern end of the site are
predominantly sited fronting along the main estate road running east to west with rear elevations
facing north towards the single storey dwellings at Westfields.  The proposed layout would
provide adequate separation distances to those existing single storey dwellings to the north.  For
instance, a minimum separation distance of 25 metres is provided between plot nos. 60 and 61
and the rear of nos. 15 and 16 Westfields.  Further screening through hedgerow and tree planting
has also been added along the northern boundary to provide a screen, once matured, from first
floor rear windows of the proposed dwellings proposed to the rear gardens of the dwellings at
Wetsfields.

2.3  The detailed scheme includes dwellings sited facing on to the central area of open space,
resulting in their side gable ends being presented to the rear of the dwellings on Westfields.
Following requests, the scheme has been amended and now provides a single storey dwelling at
plot no. 66 and provides an increased separation to the side of plot 65 from nos. 12 and 12A
Westfields.  The proposed bungalow at plot no. 66 would, as a result, retain a distance of 15
metres to the rear elevation of no. 7 Westfields.  A distance of 21 metres would be retained to
between the rear of no. 12A Westfields and the two storey side gable of the dwelling at plot
no.65.  The side elevations of plot nos. 65, 66 and 72 do not include any first floor windows and it
is considered that these would provide adequate separation distances and accord with standard
practice. 

2.4  Given the siting, height and scale of the proposed dwellings it is considered that the
proposals would provide for an acceptable form of residential environment for the future
occupants.  The internal layouts, size of windows in each dwelling and the space around each
dwelling would provide adequate levels of outlook and daylight for the future occupants of each
dwelling.  It is noted that each of the proposed dwellings would provide adequate private amenity
space.

2.5  In the interest of the privacy and amenity of residents to the north of the site, conditions have
been recommended removing permitted development rights for the addition of openings to the
north facing elevations and roof slopes of all the dwellings bordering the northern boundary of the
application site.

2.6  Therefore, having regard to the above it is considered that the proposals would not result in
an unacceptable impact on the amenity of the existing surrounding residents and would provide
for acceptable levels of amenity for future occupants and is in accordance with the requirements
of Core Strategy Policy DC01.

3.0  Design and Impact on the Character and Appearance of the Surrounding Area

3.1  The core planning principles listed in the NPPF highlight that planning should 'always seek to
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secure high quality design and a good standard of amenity for all existing and future occupants',
and 'take account of the different role and character of different areas, and this includes
recognising the intrinsic character and beauty of the countryside and supporting thriving rural
communities within it', (paragraph 17).

3.2  Furthermore, it is noted that paragraph 64 of the NPPF states that: 'Permission should be
refused for development of poor design that fails to
take the opportunities available for improving the character and quality of an
area and the way it functions.'

3.3  Development within the District is also expected to be of the highest design quality in terms
of both architecture and landscape as set out in policy DC16 of the Core Strategy.  It should have
regard to good practice in urban design and fully consider the context within which it sits.  It
should embrace opportunities to enhance the character and appearance of an area and
contribute to creating a sense of local distinctiveness.  Policy CP11 of the Core Strategy also
seeks to ensure that the landscape of the District will be protected for the sake of its own intrinsic
beauty and its benefit to the rural character. 

3.4  The proposals within this application seek approval of the detailed layout, scale, appearance
and landscaping matters of the residential development of 55 dwellings on an allocated housing
site within the Core Strategy and located within the settlement boundary of Narborough. 

3.5  It is noted that the site is located on the edge of the built form of the village and borders open
countryside to the south and west. Policy NAR.1 of the Site Specific Policies and Proposals DPD
allocates the site for approximately 50 dwellings at an average density of 25 dwellings per
hectare. The proposals within this application together with application no. 3PL/2015/0928/F for
an additional 18 dwellings would provide for 73 dwellings across the whole site, at a density of 29
dwellings per hectare.  It is noted that this would marginally exceed the average density set out in
policy NAR.1, and the resultant higher density creates an environment and streetscene which is
more urban in its character and appearance.

3.6  However, the proposed density would be within the range of densities of between 22 to 30
dwellings per hectare which are considered appropriate in such rural locations as set out in policy
DC2 of the Core Strategy and Development Control Policies DPD, and is not considered out of
keeping with surrounding residential areas to the north. 

3.7  In terms of scale it is noted that the adjacent built form is characterised by modest single
storey dwellings to the north and that the site's location on the edge of the settlement, abutting
open countryside to the south, east and west.  The proposed scheme, other than 2 bungalows, is
entirely two storey in height, with a reduced depth of landscape buffers between the single storey
dwellings to the north, and open countryside to the south when compared with the indicative plan
approved at outline. 
 
3.8  However, it is noted that the scale of dwellings and general layout and distribution of the
proposed dwellings within this reserved matters application does not differ significantly from the
indicative masterplan approved in the outline permission reference no. 3PL/2012/1093/O.  This
shows a predominance of two storey dwellings (48 of the 55), with a similar pattern of streets and
dwellings with the proposed dwellings located in a linear form fronting either side of the spine
road running east to west towards the northern boundary of the site and a series of four cul-de-
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sacs running southwards off this.  The proposed site layout plan also retains the landscape buffer
along the southern boundary and proposes larger areas of public open space than were shown
on the indicative plan at outline stage.

3.9  The proposals include a strong frontage along Chalk Lane addressing the gateway into the
village and the layout has been designed to provide 14 different standard house types spread
across the site and the majority fronting on to the streetscene and public realm.  Amendments
have been made to increase the buffer to the side of plot 65 and provide a bungalow at plot 66.
Following requests, and in order to address the comments of the Architectural Liaison Officer, the
proposed house types have also been amended to provide additional windows providing for
improved natural surveillance, reduce the number of secluded rear access points and to remove
utility boxes from front elevations. 

3.10  Having regard to the above, whilst the detailed design of the proposals provides for a
denser form, it is considered that overall the design, scale, layout and appearance of the
development would not result in significant harm to the character and appearance of the
surrounding landscape and townscape.  The proposed scheme is therefore considered to accord
with Policies DC02, DC16 and CP11 of the Core Strategy and the NPPF. 

3.11  In order to ensure that the dwellings suitably respond to the local character and appearance
of vernacular buildings and provide for a high quality finish, it is noted that a condition has been
included on the outline permission requiring the submission of details and samples of all materials
to be used within the development.  In respect of securing additional tree planting within the site
and securing the high quality treatment of the hard and soft landscaping of the public realm,
structural landscaping and public open space on site, a condition has been recommended
requiring a more detailed hard and soft landscaping and planting scheme for these areas. 

4.0  Hard and Soft Landscaping and Existing Landscape Features

4.1  The site currently consists of agricultural land that is largely open with limited tree cover other
than at its edges where it is bounded by some sparse hedgerows to the north, and a mix of semi-
mature, and mature trees to the west, with a collection of trees along the eastern boundary.  It is
noted that the trees within the site are not protected by way of a Tree Preservation Order or being
within a Conservation Area. 

4.2  The application has been supported by an updated Arboricultural Impact Assessment which
identifies the line of trees along the railway embankment and mature oak tree along the Chalk
Lane frontage of the site as being important arboricultural features worthy of retention.  It is noted
that mature belts of trees and hedgerows form important landscape features within the
surrounding area defining field boundaries and highway edges and are also of ecological and
aesthetic value. 

4.3  The proposed layout and landscaping of the site has been designed to retain the belt of trees
running along the western boundary of the site and proposes protective fencing to ensure the
RPA's and crown spread of these trees are protected during construction.  The scheme also
seeks to retain the mature oak tree along the site frontage.  The Council's Tree Consultant has
raised no objections to the proposed development, subject to ensuring that the above important
landscape features are retained and the submitted Tree Protection Plan, Arboricultural Method
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Statement are implemented.  Accordingly a condition has been recommended requiring the
approved tree protection measures to be implemented.

4.4  With respect to the wider landscaping of the site the proposals include two main areas of
landscaped open space for public use located in the northwest corner of the site and a larger
centrally adjacent to the new spine road through the site.  The larger central area would
accommodate a Local Area of Play (LAP) and therefore function as a focal point for children's
play and activity.  Details of tree and areas of shrub planting are proposed along the main spine
road of this area to help provide an attractive frontage to this area, with the remainder being
seeded with grass which would allow other forms of informal sport and play.

4.5  With regards to the perimeters of the site, it also proposed to provide a 3 metre wide
landscape buffer along the southern boundary of the site and additional tree screening and
hedgerow planting along the northern boundary.  Structural landscaping would also be provided
along the frontage of the site including hedgerow and tree planting, and the mature tree belt
would be retained along the western boundary of the site.  As a result, once completed and
matured it is considered that the boundaries of the site would be appropriately softened to blend
into the surrounding townscape and landscape beyond.

4.6  As noted above, the additional density of the scheme across the site has resulted in a higher
degree and prominence of hard landscaping within the public realm and streetscene.  In order to
ensure a high quality planting scheme for those areas within the streetscene, comprising the
grass verges, front and side gardens and to ensure that the hard surfaces are softened by tree
and shrub planting, a condition has been recommended requiring the submission and approval of
a detailed planting and landscaping scheme.

4.7  The proposals would provide structural landscaping and for the retention of boundary trees in
accordance with policy NAR.1 of the Site Specific Policies and Proposals DPD. In addition,
subject to the above conditions, it is considered that the proposals would accord with Core
Strategy policies CP10 and DC12 and the relevant requirements of the NPPF.

5.0  Access, Parking & Highway Layout

5.1  Paragraph 32 of the NPPF states that all developments that generate significant amounts of
movement should be supported by a Transport Statement or Transport Assessment.  Planning
decisions should take account of whether:
- the opportunities for sustainable transport modes have been taken up depending on the nature
and location of the site, to reduce the need for major transport infrastructure;
- safe and suitable access to the site can be achieved for all people; and
- improvements can be undertaken within the transport network that cost effectively limit the
significant impacts of the development. Development should only be prevented or refused on
transport grounds where the residual cumulative impacts of development are severe.

5.2  This application seeks approval of reserved matters following the grant of outline planning
permission (3PL/2012/1093/O) for the erection of 55 additional dwellings which granted
permission for the site access from Chalk Lane.  As approved within the outline permission the
access arrangements proposed within this application would be via the new estate road that joins
Chalk Lane at a point equidistant between the access to Westfields to the north and the access
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to Narborough Sports Club to the south.  The proposed access would be located on a straight
stretch of road the subject of 30 mph speed restrictions, and at a point that provides 2.4 metre by
90 metre visibility splays to the north and south. 

5.3  A new estate road would run roughly east to west across the northern part of the site leading
on to four cul-de-sacs running south into the site.  The proposed access, parking and
manoeuvring arrangements have been amended following consultation with the Highways
Authority, who whilst raising no objections in principle had requested a number of amendments
be made to ensure adequate visibility splays, sufficient road width and adequate number and size
of parking spaces.  It is also noted that the principle of the provision of 55 dwellings accessing off
this point along Chalk Lane, has been granted under the outline permission. 

5.4  Following amendments to parking space sizes and road layouts, it is noted that each of the
two, three and four bedroom dwellings would have access to at least 2 no. in curtilage parking
spaces.  Whilst the integral garages proposed to the 4 bedroom plots would not meet the
necessary space standards, it is noted that spare visitor spaces have been provided across the
wider site and as such it is not considered that a reduced parking provision would be detrimental
to highway safety.  The proposed five bedroom dwellings would each have a minimum of 2 no.
parking spaces and either a single or double detached garage.  The provision of a single parking
space for the single bedroom dwellings is considered appropriate given their size and that only
four would be provided on the site.

5.5  Having regard to the above and the comments of the Highways Authority the application is
considered to provide for safe access, parking, and manoeuvring space and would accord with
paragraph 32 of the NPPF, which states that, 'development should only be refused on transport
grounds, where the residual cumulative impacts of development are severe'.

6.0  Drainage and Flood Risk

6.1  Paragraph 103 of the NPPF stipulates that 'when determining planning applications, local
planning authorities should ensure flood risk is not increased elsewhere and only consider
development appropriate in areas at risk of flooding where, informed by a site-specific flood risk
assessment following the sequential test, and if required the Exception Test, it can be
demonstrated that:
- within the site, the most vulnerable development is located in areas of lowest flood risk unless
there are overriding reasons to prefer a different location; and
- development is appropriately flood resilient and resistant, including safe access and escape
routes where required, and that any residual risk can be safely managed, including by emergency
planning; and it gives priority to the use of sustainable drainage systems'.

6.2  The non-statutory technical standards for SUD's dated March 2015 require that for:

- Peak flow control that for greenfield developments, the peak runoff rate from the development
to any highway drain, sewer or surface water body for the 1 in 1 year rainfall event and the 1 in
100 year rainfall event should never exceed the peak greenfield runoff rate for the same event.
- Volume control that where reasonably practicable, for greenfield development, the runoff
volume from the development to any highway drain, sewer or surface water body in the 1 in 100
year, 6 hour rainfall event should never exceed the greenfield runoff volume for the same event.
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6.3  With regards to the drainage of the proposed hard and soft landscaped areas of the
development the detailed scheme proposes to manage surface water runoff from the dwellings
and hard surfaced areas through the provision of a number of soakaways on the site.  These
would be located within the areas of public open space located within the northwest corner and
along the northern boundary of the site.  Where necessary the provision of a detention basin
would provide further attenuation to protect against a 1 in 100 year flooding event with an
additional 30% allowance to take into account for climate change. 

6.4  In ensuring discharge rates would not exceed the existing greenfield discharge rates the
proposals would accord with the SUDS Technical Guidance.  The proposals would also accord
with the hierarchy for the drainage of surface water set out in the NPPG, which requires
infiltration to be used first if possible, then discharge to a surface water body, then to a surface
water sewer or other form of drainage system.

6.5  Both the Environment Agency and Anglian Water have confirmed at outline stage that they
have no objection to residential development on the site subject to conditions securing the
submission and approval of detailed schemes for the management and disposal of surface water;
and foul water from the site.  A condition was included on the outline permission ensuring a
scheme for the future management and maintenance of the on site surface water drainage
system be approved in writing by the Local Planning Authority.  Therefore, it is considered that
the detailed layout and design of the proposed development and conditions on the outline
permission would ensure that there would be appropriate measures in place to drain the hard and
soft landscaped areas of the site in accordance with paragraph 9 of the Technical Guide to the
NPPF and Core Strategy Policy DC13.

7.0  Infrastructure and Planning Obligations

7.1  The proposed development of the 55 dwellings is tied to an existing Section 106 agreement
entered into as part of the outline permission. This dealt with the following obligations:

- Affordable housing provision;
- Landscape open space provision and contributions towards maintenance;
- Contribution of £15,000 towards a scheme of works along Chalk Lane to slow vehicle speeds. 
- Contribution towards provision of fire hydrants.

7.2  The detailed scheme provides for 14 no. affordable dwellings in accordance with the amount
approved at the outline stage, and therefore it is considered that the scheme has been developed
in accordance with the planning permission and associated legal agreement for the site. 

7.3  With regards to open space provision the detailed layout provides two areas of publicly
accessible landscaped open space and the provision of a children's play area (LAP).  These
areas would provide for approximately 3000 square metres of open space within prominent
locations and would therefore be in excess of the minimum 0.12 Hectares required within policy
NAR.1 of the Site Specific Policies and Proposals DPD.  It is noted that these would provide a
greater area of usable open space than shown on the indicative layout plan approved at outline.
Given the proximity to the Narborough Sports Club and playing fields to the east it is considered
that these would provide an adequate amount of on site open space and, subject to the detailed
design and layout of these areas of open space and the children's play area, these would provide
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for attractive, safe and usable areas for future residents.   Furthermore, the provision and
ongoing management and maintenance of these areas would be addressed through the
requirements within the Section 106 Agreement attached to the outline planning permission for
the site.

7.4  With regards to the comments of the Council's Asset Management Team, it is noted that the
management of the landscape open space and the provision of a Local Area of Play (LAP) is a
matter dealt with within the legal agreement attached to the outline permission.  In addition a
scheme for the management and maintenance of the Sustainable Urban Drainage Systems to be
provided on site has been secured by condition on the outline planning permission.

8.0  Other Material Considerations 

8.1  In terms of economic and social sustainability, the applicants have advised that the
development of 55 dwellings alongside the additional 18 dwellings proposed within application no.
3PL/2015/0928/F would generate 29 construction jobs a year, with 44 indirect jobs created during
construction, and a gross value added to the economy of £1,311,896 a year. It is also noted that
the proposal would provide 14 units to be occupied on an affordable basis providing the local
community with access to affordable new homes.

9.0  Conclusion

9.1  Paragraph 14 of the NPPF states that permission should be granted unless any adverse
impacts of doing so would significantly and demonstrably outweigh the benefits, when assessed
against the policies of the framework taken as a whole; or, specific policies in the Framework
indicate that development should be refused.

9.2  The detailed scheme for 55 dwellings has been designed with regard to the outline planning
permission for the site and the site specific policies contained within the adopted Site Specific
Policies and Proposals Development Plan Document.  Whilst the proposals result in an increased
density of development and a built environment of more urban character and appearance, the
proposed layout, scale, and detailed design of the dwellings would not give rise to any significant
harm to the amenity of surrounding residents nor to the overall character and appearance of the
surrounding area.  The proposed hard and soft landscaping of the site also responds to the
surrounding context, would provide for sufficient usable and safe public open space for the future
occupants and would retain the important landscape features and provide for the satisfactory
drainage of the site. 

9.3  For the reasons set out in this report, and taking into account the development plan and the
policies of the NPPF as a whole, any identified harm would not significantly and demonstrably
outweigh the benefits of the proposed scheme, and there are no material considerations of
sufficient weight to justify refusing planning permission.

10.0  RECOMMENDATION

10.1  The application is recommended for approval, subject to conditions outlined  below in
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Approval of Reserved Matters

TL08
3047
3140
3920
3920
3920
3920
3920
3920
3920
4000
3996
3992
3989
3972
3994

Reserved Matters - time limit
In accordance with submitted
Prior approval of slab level
Detailed hard and soft landscaping and planting scheme
Arboricultural Method Statemnt and Protection Measures
No clearance within bird nesting season
Detailed lighting scheme
Construction Management Plan
Access, parking and turning areas laid out
Removal of PD rights for openings
Variation of approved plans
Note - Discharge of Conditions
Non-standard note re: S106
Hedgerow Regulation
NOTE:  Bats and Owls
Note: Anglian Water comments

 RECOMMENDATION

 CONDITIONS

addition to those attached to the outline planning permission 3PL/2012/1093/O and the Section
106 legal agreement.
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5

NARBOROUGH
Chalk Lane

Persimmon Homes East Midlands
Persimmon House 19 Commerce Road

Persimmon Homes East Midlands
Persimmon House 19 Commerce Road

The erection of 18 residential dwellings.  

Full

3PL/2015/0928/F

N

N
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ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

It is noted that there has been objections to the proposals from local residents the Parish Council
also objects to the development of the site. Taking these comments into account, the main issues
that need to be considered are:

Principle of development and development plan
Impact on the landscape and townscape character and appearance of the area
Residential amenity
Landscaping & ecology
Access & highway safety implications
Drainage & flood risk
Heritage and archaeological implications
Affordable housing
Infrastructure and planning obligations

 KEY ISSUES

This application seeks full planning permission for the erection of up to 18 dwellings and
associated infrastructure and landscaping on land at Chalk Lane, Narborough.  This application is
submitted alongside an application reference no. 3PL/2015/0926/D for approval of reserved
matters of the scale, layout, landscaping, and appearance of 55 dwellings following the approval
of outline permission (3PL/2012/1093/O).

The proposal comprises 18 no. two storey detached, semi-detached and terraced dwellings to be

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Chris Hobson

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

 REASON FOR COMMITTEE CONSIDERATION
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sited in the southwest corner of the wider Chalk Lane site.  The proposed dwellings would
comprise eight no. two bedroom dwellings, six no. three bedroom dwellings and four no. four
bedroom dwellings of which 11 no. dwellings would be for market sale and seven would be
affordable dwellings. 

The proposed dwellings would be set within an open fronted predominantly soft landscaped
setting, with each being served by at least two in curtilage parking spaces.  The majority of
dwellings would be accessed at the front with car parking to the front, or side with private gardens
to the rear.  Two plots, nos. 35 and 40, include detached single garages to the rear.  The 18
dwellings comprise six different house type designs, incorporating some traditional design
elements including projecting front gable ends, all to be faced with brick and roof tiles.

The application has been submitted with the following accompanying information:

- Planning Statement
- Flood Risk Assessment 
- Design & Access Statement
- Ecology Assessment 
- Arboricultural Constraints Report
- Transport Statement

The application site is approximately 0.46 Hectares in size comprising an irregular shaped parcel
of arable land, last used for agricultural purposes.  The site is part of a wider roughly rectangular
parcel of open land located to the west of Chalk Lane, at the southern edge of the village of
Narborough.  Narborough is identified as a Service Centre Village and the site is allocated for
housing within the adopted Core Strategy reference NAR.1.  The site borders single storey post
war housing to the north and open fields to the south.  The Narborough Sports Club/Community
Centre and playing fields are located to the east of the site, with the disused railway running north
to south, now covered by a dense row of trees, located to the west of the application site.  The
densely vegetated route along the disused railway is designated as a Site of Special Scientific
Interest.  The site is otherwise relatively flat and open with limited vegetation coverage other than
a collection of mature trees along the western boundary.

 SITE AND LOCATION

The application site has been the subject of the following recent planning applications: 

3PL/2012/1093/O - Development of up to 55 Residential Dwellings, open space & new access
road from Chalk Lane - Approved.

 RELEVANT SITE HISTORY

No

 EIA REQUIRED
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3PL/2015/0926/D - Reserved matters application for 55 dwellings - Included on this agenda.

NAR.1

 POLICY CONSIDERATIONS

SS1
CP.01
CP.04
CP.05
CP.11
CP.13
CP.14
DC.01
DC.02
DC.04
DC.11
DC.12
DC.13
DC.14
DC.16
NP
NPPF

NPPG

Spatial Strategy
Housing
Infrastructure
Developer Obligations
Protection and Enhancement of the Landscape
Accessibility
Sustainable Rural Communities
Protection of Amenity
Principles of New Housing
Affordable Housing Principles
Open Space
Trees and Landscape
Flood Risk
Energy Efficiency
Design
Neighbourhood Plan - None applicable
With particular regard to paras. 7, 8, 11 - 14, 28, 29, 30, 32, 34, 35, 37, 47,
49, 50, 54, 55, 56, 58 - 61, 63 - 65, 69, 70, 73, 74, 93-96, 100 - 103, 109,  11,
112, 118, 120 - 123, 125, 126, 128-132, 134, 135, 144, 186, 187, 196, 197,
203 - 206.
National Planning Practice Guidance

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 

Any permission granted would be subject to a Section 106 agreement. This would require the
following obligations:

- Education contribution of £58,220 to be put towards internal improvements to increase the
capacity of Narborough Primary School (Project A).

- Library contribution - A development of 18 dwellings would place increased pressure on the
existing library service particularly in relation to library stock, such as books and information
technology.  Therefore a contribution of £60 per dwelling (up to £1,080 for 18 dwellings) would be
sought for use towards ICT equipment and infrastructure at Swaffham library (Project A).

- Provision of 40% affordable dwellings on site. 

 CIL / OBLIGATIONS
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NORFOLK COUNTY COUNCIL HIGHWAYS    

ENVIRONMENT AGENCY    

ANGLIAN WATER SERVICE    

HISTORIC ENVIRONMENT SERVICE    

OBLIGATIONS OFFICER, NORFOLK COUNTY COUNCIL    

No objections in principle but suggest various amendments
Comments from the Highways Authority on the amended plans are awaited and will be reported
to Committee.

No comments to make

There would be sufficient capacity in the foul sewerage network

No comments received to date.

Education:
Given there is no spare capacity at the local Primary school the County Council's Children's
Services will be seeking developer contributions based on the table above as follows:
Narborough Primary School: 5 children x £11,644 = £58,220
 The contributions will be put towards the following projects to increase school capacity: 
 Identified projects
 Narborough Primary School- contribute to internal improvements to increase school capacity
(Project A)
 It should be noted that the County Council will need to have a "fall back" position (ultimately a
clause in a s106) referring to (1) where the recipient school closes the pooled monies should be
allowed to be spent on an alternative "local" school to accommodate the impact of the proposed

 CONSULTATIONS

NARBOROUGH P C -   
Object. The proposals fail to take on board the previous consultation undertaken with the Parish
Council and local community. Only one single storey dwelling would be provided. Request that
amendments be sought.

Comments from the Parish Council on the amendments are awaited and any further comments
will be reported to Committee.

- A financial contribution of up to £13,600 to be put towards the provision of outdoor sport facilities
and equipment comprising a MUGA and/or skate park at Narborough Sports Club and playing
fields.

- A scheme of access management of the Railway Embankment SSSI, comprising submission
and approval of an access management plan, and financial contribution towards the monitoring
and management of access, and maintenance of the path network, to be implemented by Norfolk
Wildlife Trust.
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FLOOD & WATER MANAGEMENT TEAM    

TREE AND COUNTRYSIDE CONSULTANT    

TREE AND COUNTRYSIDE CONSULTANT    

HOUSING ENABLING OFFICER    

development; and/or (2) where the project is no longer required i.e. superseded by another
project - then the County Council should be able to switch projects (providing this is compliant
with the CIL legal tests (reg 122) and reg 123).

Fire service:
Norfolk Fire Services have indicated that the proposed development will require 1 hydrant (on a
minimum 90-mm main) for the residential development at a cost of £812 per hydrant. 
Please note that the onus will be on the developer to install the hydrants during construction to
the satisfaction of Norfolk Fire Service and at no cost. Given that the works involved will be on-
site, it is felt that the hydrants could be delivered through a planning condition.

Library Provision
A development of 18 dwellings would place increased pressure on the existing library service
particularly in relation to library stock, such as books and information technology. This stock is
required to increase the capacity of Swaffham library. It has been calculated that a development
of this scale would require a total contribution of £1,080 (i.e. £60 per dwelling). This contribution
would be spent on IT infrastructure and Equipment (project A) at the named library. 

General Comments

Connections into the local Green Infrastructure (GI) network, including Public Rights of Way and
ecological features, should be considered alongside the potential impacts of development.
Mitigation should therefore be included within the site proposal. Maintenance/mitigation for new
and existing GI features may require a contribution or commuted sum in order to allow the local
GI network to facilitate the development without receiving negative impact and equally, allow the
development to integrate and enhance the existing network.

No comments received to date.

No objection, subject to condition securing operations on site shall take place in complete
accordance with the approved Arboricultural Impact Assessment (AIA), Tree Protection Plan
(TPP) and Arboricultural Method Statement (AMS). Concerns over changes which bring the new
estate road closer to T1 and proposed footpaths adjacent to T1 which are not clear. The visibility
spaly runs very close to T1, and therefore the Highways Authority should confirm that they
consider retention of T1 is acceptable.

Officer Note: Comments noted and the comments of the Highways Authority are awaited and will
be reported separately to committee. However, the vehicular access to the wider site has
previously been approved at outline, permission reference 3PL/2012/1093/O.

Proposals comply with policy DC4. The proposed units meet the identified need in Breckland for
smaller units. 



BRECKLAND COUNCIL - PLANNING COMMITTEE - 16-11-2015

DC131_new

Letters of objection have been received from four separate local residents to the original and
amended scheme, raising the following main points of concern:

- The proposal does not include the 30 metre buffer between the development and the existing
housing at Westfields, that was previously agreed at Committee.
- At two storeys in height and with low walls the proposed dwellings along the northern boundary
would look directly into neighbouring gardens, bedrooms and lounge windows.
- The proposed dwellings should be limited to single storey to prevent overlooking of gardens and
windows, overshadowing of gardens, as has been done on other sites at Dennys Walk,
Narborough.
- The dwellings at Westfields are all single storey bungalows with residents at home for the
majority of the day and all with private gardens and views south towards the site.

 REPRESENTATIONS

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

 ASSESSMENT NOTES

FACILITIES MANAGEMENT    

ECOLOGICAL AND BIODIVERSITY CONSULTANT    

CONTAMINATED LAND OFFICER    

ENVIRONMENTAL HEALTH OFFICERS    

DOWNHAM MARKET GROUP OF INTERNAL DRAINAGE BOARD    

CRIME REDUCTION & ARCHITECTURAL LIAISON OFFICER    

It is not clear who will own and maintain the landscaped open space and buffers. The Council
should be given the opportunity to decline to take on the management of the open space. If
Breckland Council do take on the land the Asset Management team should be consulted on the
details of the open space. The Council would not take on any of the drainage infrastructure on
site.

No objection subject to conditions 

No objections subject to conditions 

No objections subject to conditions

No comment to make on application

Concerns raised regarding the design and layout and therefore object should the concerns not be
addressed.
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2.0  Principle of development and the development plan

2.1  For decision making purposes, as required by Section 38(6) of the Planning & Compulsory
Purchase Act 2004, the Development Plan comprises the Adopted Core Strategy and
Development Control Policies Development Plan Document, together with the Site Specific
Allocations DPD.  Material considerations in respect of national planning policy are the NPPF and
the more recently published National Planning Policy Guidance.

2.2  The site is located within the settlement boundary of Narborough, which is designated a
Local service Centre Village and also within an allocated site for housing reference no. NAR.1 (as
defined by policies SS1, DC02, CP01, and CP14 of the Core Strategy and Development Control
Policies Development Plan Document 2009).  The proposed development of housing on the site
would therefore be in accordance with the above policies of the Core Strategy in directing new
housing to such Local Service Centre Villages and to allocated sites within the settlement
boundaries. 

2.3  It is noted that policy CP01 allocates Narborough to provide for 50 new dwellings up to 2026.
Whilst the proposals within this application combined with the 55 dwellings granted in the outline
permission on the wider site alone would provide in excess of this target, it is noted that where an
authority does not have an up to date five year housing land supply (at present the District figure
is 3.72 years), the relevant local policies for the supply of housing as referred to above should not
be considered up-to-date and that housing applications should be considered in the context of the
presumption in favour of sustainable development.

2.4  The Government defines sustainable development as having three dimensions.  These
dimensions give rise to the need for the planning system to perform a number of roles:

- economic, in terms of building a strong economy and in particular by ensuring that sufficient
land of the right type is available in the right places;

- social, by supporting, strong vibrant and healthy communities by providing the supply of housing
required to meet future need in a high quality environment with accessible local services, and;

- environmental, through the protection and enhancement of the natural, built and historic
environment. 

2.5  Paragraph 8 of the NPPF stresses that these roles should not be undertaken in isolation
because they are mutually dependent; therefore a balanced assessment against these three
dimensions is required.

2.6  In terms of economic and social sustainability, the applicants have advised that the
development alongside the existing outline permission for 55 dwellings would generate 29
construction jobs a year, with 44 indirect jobs created during construction and a gross value
added to the economy of £1,311,896 a year.  It is also noted that the proposal would provide 40%
of the units on an affordable basis providing access to the local community to new homes.

2.7  Paragraph 14 of the NPPF states that permission should be granted unless any adverse
impacts of doing so would significantly and demonstrably outweigh the benefits, when assessed
against the policies of the framework taken as a whole; or, specific policies in the framework
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indicate that development should be refused.  Therefore, a development needs to be acceptable
in terms of its environmental implications including highway access, impact on highway
infrastructure, flood risk, landscape character, its amenity and noise implications, and its
ecological impact and when balanced against the benefits.  These issues are considered in detail
later in this report.

3.0  Design and Impact on the character and appearance of the surrounding townscape and
landscape 

3.1  One of the core planning principles listed in the NPPF says that planning should - take
account of the different role and character of different areas, and this includes recognising the
intrinsic character and beauty of the countryside and supporting thriving rural communities within
it- (paragraph 17).

3.2  Policy CP11 of the Core Strategy seeks to ensure that the landscape of the district will be
protected for the sake of its own intrinsic beauty and its benefit to the rural character.
Development within the district is also expected to be of the highest design quality in terms of
both architecture and landscape.  It should have regard to good practice in urban design and fully
consider the context within which it sits.  It should embrace opportunities to enhance the
character and appearance of an area and contribute to creating a sense of local distinctiveness.

3.3  The proposals within this full application relate to 18 dwellings within the south western part
of the wider site that benefits from outline permission for residential development and which is
allocated for housing within the Core Strategy.  Whilst the scheme would result in some localised
harm due to the loss of the present open aspect of the site, the site is located within the
settlement boundary of Narborough and the proposals would be seen as a logical extension of
the built form.  Furthermore, as noted elsewhere the site benefits from extant permission and the
principle of residential development has previously been established by the grant of outline
permission 3PL/2012/1092/O. As a result it is not considered that there would be significant
adverse impacts on the wider landscape character of the surrounding area.

3.4  It is noted that the site is located on the edge of the built form of the village and borders open
countryside to the south and west.  Policy NAR.1 of the Site Specific Policies and Proposals DPD
allocates the site for approximately 50 dwellings at an average density of 25 dwellings per
hectare.  The density of the proposed development on this part of the site would be 39 dwellings
per hectare.  This would be in excess of that set out in the above policy and the range of
densities considered appropriate for such rural locations (22 to 30 dwellings per hectare) set out
in policy DC02 of the Core Strategy.  

3.5  However, when this is averaged out across the whole site, the development at Chalk Lane
would provide for a density of 29 dwellings per hectare.  Whilst above the 25 dwellings per
hectare set out in policy NAR.1, the proposed density would be within the range of densities of
between 22 to 30 dwellings per hectare which are considered appropriate in such rural locations
as set out in policy DC02 of the Core Strategy and Development Control Policies DPD, and is not
considered out of keeping with surrounding residential areas to the north. 

3.6  In terms of scale it is noted that the built form to the north is characterised by modest single
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storey dwellings.  In contrast the proposed scheme is entirely two storey in height. However, it is
noted that the scale and general layout of the proposed dwellings within this application and the
overall site layout do not differ significantly from the indicative masterplan approved in the outline
permission reference no. 3PL/2012/1093/O.  This shows a predominance of two storey dwellings
(48 of 55), with a similar pattern of streets and dwellings with the proposed dwellings located in a
linear form fronting either side of the spine road running east to west towards the northern
boundary of the site and a series of four cul-de-sacs running southwards off this.  The proposed
layout provides a landscape buffer along the southern boundary to help provide a softer edge to
the settlement boundary and countryside beyond as required by policy NAR.1 of the Site Specific
Policies and Proposals DPD.

3.7  Following requests and to address the comments of the Architectural Liaison Officer the
proposed house types have also been amended to provide additional windows providing for
improved natural surveillance, reduce secluded rear access points, and remove utility boxes from
front elevations. 

3.8  The proposed dwellings are of modern suburban design including 6 different house types.  In
order to provide for an appropriate degree of variety in the streetscene and ensure that the
dwellings suitably respond to the local character and appearance of vernacular buildings and
provide for a high quality finish, a condition has been recommended requiring the submission of
detailed schedule and samples of materials.  Similarly in respect of securing additional and
replacement planting and high quality treatment of the open landscaping of the site, a condition
has been recommended requiring a more detailed hard and soft landscaping and planting
scheme. 
 
3.9  Having regard to the above, it is considered that the proposed development would not result
in significant harm to the character and appearance of the surrounding landscape and
townscape.  The proposed scheme is therefore considered to accord with Policies DC02 and
CP11 of the Core Strategy and the NPPF.  

4.0  Amenity Considerations

4.1  It is noted that the site sits on the edge of the village area abutting the open countryside to
the south and with single storey residential properties located to the north.  Given the nature and
characteristics of the residential use it is considered that the proposed residential form of
development would be compatible with surrounding uses. 

4.2  The general layout of the site would follow the broad principles set out in the indicative plan
approved in the outline permission 3PL/2012/1093/O.  The proposed layout would provide
adequate separation distances to those existing dwellings in the surrounding area, and to the
other proposed dwellings within the site.  With regard to the impact on existing residents, it is
noted that the proposed development would result in additional noise and disturbance generated
by the increased traffic and activity associated with the proposed development of up to 18
dwellings.  However, this is not considered to result in a significant over-riding harm to the
amenity of neighbouring residents. 

4.3  The Council's Environmental Health Officer has raised no objections to the proposed
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development subject to conditions restricting the hours of construction works, the hours of
deliveries on site and implementation of appropriate measure to minimise the spread of dust and
noise during construction.  Subject to a condition securing the approval of a construction
management plan to incorporate these measures, it is considered that the proposed development
would not result in any over-riding harm to neighbouring occupiers during construction of the
development.

4.4  Given the siting, height and scale of the proposed dwellings it is considered that the
proposals would provide for an acceptable form of residential environment for the future
occupants and it is noted that each dwelling would have adequate private amenity space.  The
internal layouts, size of windows in each dwelling and the space around each dwelling would
provide adequate levels of outlook and daylight for the future occupants of each dwelling.
Therefore, the application accords with Core Strategy Policy DC01 in providing for acceptable
levels of amenity for existing surrounding residents and future occupants and subject to the
above conditions, it is considered that there would be no unacceptable impact on neighbouring
residents during construction.

5.0  Landscape, Ecology and Nature Conservation Interests

5.1  Both Core Strategy policy CP10 and the NPPF require that development should contribute to
a net gain in biodiversity with an emphasis on improving ecological networks and linkages where
possible.  Furthermore, in order to accord with Section 40 of the 2006 Natural Environment &
Rural Communities (NERC) Act, paragraph 118 of the 2012 National Planning Policy Framework
(NPPF) and policies CP06, CP08, CP10 and CP11 and of the 2012 Breckland Adopted Core
Strategy & Development Control Policies Development Plan, all of which promote the
conservation and enhancement of biodiversity through sustainable development, the applicant
must do more to ensure that the scheme constitutes sustainable development and that the
existing natural features are conserved in a way that guarantees their long-terms viability.

5.2  It is also noted that within policy NAR.1 within the Site Specific Policies & Proposals DPD
adopted in 2012 there is a requirement that schemes coming forward on the allocated site
provide for obligations and contributions towards monitoring to manage and countryside access
and also mitigation where appropriate of countryside and habitats within the Breckland SPA
(Woodlark and Nightjar). 

5.3  The site currently consists of agricultural land that is largely open with limited tree cover other
than at its edges where it is bounded by some sparse hedgerows to the north, and a mix of semi-
mature, and mature trees to the west, with a collection of trees along the eastern boundary.  It is
noted that the trees within the site are not protected by way of a Tree Preservation Order or being
within a Conservation Area. 

5.4  The application has been supported by an Arboricultural Impact Assessment which identifies
the line of trees along the railway embankment and mature oak tree along the Chalk Lane
frontage of the wider site as being important arboricultural features worthy of retention.  It is noted
that mature belts of trees and hedgerows form important landscape features within the
surrounding area defining field boundaries and highway edges and are also of ecological and
aesthetic value. 
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5.5  The proposed development would retain the belt of trees running along the western boundary
of the site and proposes protective fencing to ensure the RPA's and crown spread of these trees
are protected during construction.  The Councils Arboricultural Officer has raised no objections to
the proposed development within this current application, subject to the implementation of the
submitted Tree Protection Plan, Arboricultural Method Statement. 

5.6  With regards to the ecological and biodiversity implications of the proposed development the
application has been accompanied by an Ecological Report and extended phase 1 survey.  This
concludes that the site being located approximately 3.1 kms from the Breckland Stone Curlew
SPA, and subject to mitigation to manage access and provide maintenance to the Narborough
Railway Embankment SSSI to the west of the site, the proposed development would have no
significant adverse impact on statutory or non-statutory wildlife or conservation sites.  It also
concludes that the development of the currently arable field is unlikely to result in the significant
loss of biodiversity, and the provision of additional tree planting and gardens would have the
potential to enhance the biodiversity of the site.

5.6  The Council's Ecology Consultant has reviewed the submitted reports, surveys and
recommended precautionary measures and has raised no objections subject to the following
measures being secured by conditions on the grant of permission.

- The submission and approval of an access management method statement with respect to
access to the adjacent SSSI in liaison with Norfolk Wildlife Trust
- The retention and enhancement of hedgerows;
- Detailed planting scheme to include locally characteristic native species.
- Restrictions on vegetation clearance outside the bird nesting season unless a survey has been
undertaken by a suitably qualified ecologist.
- Sensitive lighting scheme avoiding the illumination of trees and former railway corridor, and the
addition of native woody planting as a buffer to the SSSI.

5.7  They however advise against the recommended use of temporary amphibian fencing as a
precautionary measure should Great Crested Newts be present as they can disrupt movements,
obstruct access, and trap great crested newts and other amphibians.  A condition has therefore
been recommended requiring the submission and approval of an appropriate alternative
precautionary measure.

5.8  In line with these recommendations and the recommendations within the submitted
Ecological Report it is recommended that the above mitigation and precautionary measures, and
native planting scheme to preserve and enhance biodiversity be secured by way of conditions on
the grant of the permission.  In addition, in order to mitigate for the impacts of the proposals and
increased recreational demand on the nearby SSSI along the railway embankment and the wider
Breckland SPA a contribution is also sought by way of a Section 106 agreement towards the
provision of an access management plan and to provide for the ongoing management and
monitoring of access to the nearby SSSI.

5.9  Therefore, subject to suitably worded conditions being applied to any permission, requiring
the implementation of precautionary measures for vegetation clearance works; the submission of
a detailed landscaping and planting scheme, the submission and approval of a sympathetically
designed lighting scheme, the proposed development would not result in significant harm to
ecological and nature conservation interests, and would accord with Core Strategy policies CP10
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and DC12 the relevant requirements of the NPPF.

6.0  Access & Highway Impacts

6.1  Paragraph 32 of the NPPF states that all developments that generate significant amounts of
movement should be supported by a Transport Statement or Transport Assessment.  Planning
decisions should take account of whether:
- the opportunities for sustainable transport modes have been taken up depending on the nature
and location of the site, to reduce the need for major transport infrastructure;
- safe and suitable access to the site can be achieved for all people; and
- improvements can be undertaken within the transport network that cost effectively limit the
significant impacts of the development.  Development should only be prevented or refused on
transport grounds where the residual cumulative impacts of development are severe.

6.2  This application seeks full planning permission for the provision of 18 additional dwellings on
a parcel of land within the wider Chalk Lane housing site, for which outline planning permission
for the access to the site off Chalk Lane has already been granted under permission no.
3PL/2012/1093/O. 

6.3  The application has been supported by a Transport Statement which has assessed the
existing access and traffic levels on the surrounding highway network, the proposed access
arrangements and through traffic modelling has assessed the implications of the additional traffic
on the local highway network that would be generated by the proposed development of 18
dwellings within this application together with the 55 dwellings previously approved at the Chalk
Lane site.

6.4  With regards to the access to the proposed development this would be accessed via the new
estate road that joins Chalk Lane equidistant between the access to Westfields to the north and
the access to Narborough Sports Club to the south.  A new estate road would run roughly east to
west across the northern part of the site.  The proposed access would be located on a straight
stretch of road the subject of 30 mph speed restrictions, and at a point that provides 2.4 metre by
90 metre visibility splays to the north and south. 

6.5  The above access, road layout and parking arrangements have been amended following
consultation with the Highways Authority who, whilst raising no objections in principle, had
requested a number of amendments be made to ensure adequate visibility splays, amendments
to the road layout and parking arrangements.  It is also noted that the principle of the provision of
55 dwellings accessing off this point along Chalk Lane site has been granted under the outline
permission.  The proposed access arrangements are therefore considered acceptable and would
provide for safe access and egress.

6.6  Following amendments to parking space sizes and layouts, it is noted that each of the
dwellings would have access to at least 2 no. in curtilage parking spaces.  Whilst the integral
garages proposed to the four bedroom plots would not meet the necessary space standards, it is
noted that spare visitor spaces have been provided across the wider site, and given the small
number of four bed dwellings it is not considered that a reduced parking provision would be
detrimental to highway safety.
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6.7  With regards to traffic generation, given the additional number of dwellings proposed the
proposal would result in additional vehicular traffic on the surrounding highway network.
However, it is noted that from an analysis of the TRICS database of similar residential
developments that when the total number of dwellings proposed at the whole Chalk Lane site
were occupied this would only result in the equivalent of less than one additional vehicle trip per
minute.  Therefore, it is not considered that the proposed development when taken alongside the
existing outline permission at the site would generate significant additional levels of traffic that
would prejudice the safety and function of the surrounding highway network.

6.8  Having regard to the above matters and the comments of the Highways Authority the
application is considered to accord with paragraph 32 of the NPPF, which states that,
'development should only be refused on transport grounds, where the residual cumulative
impacts of development are severe'.

7.0  Drainage and Flood Risk

7.1  Paragraph 103 of the NPPF stipulates that 'when determining planning applications, local
planning authorities should ensure flood risk is not increased elsewhere and only consider
development appropriate in areas at risk of flooding where, informed by a site-specific flood risk
assessment following the sequential test, and if required the Exception Test, it can be
demonstrated that:
- within the site, the most vulnerable development is located in areas of lowest flood risk unless
there are overriding reasons to prefer a different location; and
- development is appropriately flood resilient and resistant, including safe access and escape
routes where required, and that any residual risk can be safely managed, including by emergency
planning; and it gives priority to the use of sustainable drainage systems'.

7.2  The non-statutory technical standards for SUDS dated March 2015 require that for:

- Peak flow control that for greenfield developments, the peak runoff rate from the development
to any highway drain, sewer or surface water body for the 1 in 1 year rainfall event and the 1 in
100 year rainfall event should never exceed the peak greenfield runoff rate for the same event.
- Volume control that where reasonably practicable, for greenfield development, the runoff
volume from the development to any highway drain, sewer or surface water body in the 1 in 100
year, 6 hour rainfall event should never exceed the greenfield runoff volume for the same event.

7.3  The application has been supported by a Flood Risk Assessment which identifies that the
site is shown on the Environment Agency Flood Map as being within Flood Zone 1, the lowest risk
of flooding event occurring (a 1 in 1000 year event) from rivers or seas.  The site is also not
located within an area identified as being at risk of flooding from sewers, canals, reservoirs, and
there are no records of historic flooding within the site.  The site is therefore considered
appropriate for a more vulnerable form of use such as residential development.  The FRA
concludes that the site would be at low risk of flooding from fluvial, tidal, groundwater flows, other
artificial sources and sewer overflows.  It is also noted that the Flood Risk Assessment and
indicative Drainage Strategy accompanying the application also addresses the drainage issues
on the remainder of the housing site at Chalk Lane.

7.4  In order to manage and dispose of surface water management, the Flood Risk Assessment
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notes that, following testing of the geology of the site, this would be suitable for infiltration of
surface water into the ground.  Therefore, it is proposed within the drainage strategy to manage
surface water runoff from the buildings and hard surfaced areas through the provision of a
number of soakaways on the site.  These would be located within the areas of public open space
located within the northwest corner and along the northern boundary of the site.  Where
necessary the provision of a detention basin would provide further attenuation to protect against a
1 in 100 year flooding event with an additional 30% allowance to take into account for climate
change. 

7.5  Therefore, it is noted that the strategy has been designed using greenfield run off rates and
to ensure that the soakaways would accommodate the 1 in 100 year storm event and taking into
account their implications of climate change resulting in additional 30% peak flows.  In ensuring
discharge rates would not exceed the existing greenfield discharge rates, the proposals would
accord with the SUDS Technical Guidance.  The proposals would also accord with the hierarchy
for the drainage of surface water set out in the NPPG, which requires infiltration to be used first if
possible, then discharge to a surface water body, then to a surface water sewer or other form of
drainage system.

7.6  Foul water would be disposed of via a connection to the existing foul water sewer network
along Chalk Lane which Anglian Water have confirmed would have adequate capacity to manage
the flows from the proposed development.  A pumping station is proposed on the wider housing
site to pump foul water to the sewer on Chalk Lane, 160 metres to the north.

7.7  Both the Environment Agency with regard to the outline permission for residential
development on the site and Anglian Water, have confirmed that they have no objection to
residential development on the site subject to conditions being attached to any permission
securing the submission and approval of schemes for the management and disposal of surface
water; and foul water from the site.  In order to ensure the future management and maintenance
of the on site surface water drainage system, a requirement within the legal agreement is
recommended to secure the submission of a scheme for its long-term management and
maintenance.

7.8  Whilst comments are awaited from Norfolk County Council as Lead Local Flood Authority in
this instance it is noted that both the Environment Agency and Anglian Water have raised no
objections to the proposed development and the proposed drainage strategy has been designed
in accordance with the guidance set out in the NPPF and technical standards for SUDS.  Subject
to the above conditions, the proposed development would ensure that the proposed dwellings
would not be at significant risk of flooding and without increasing the risk of flooding elsewhere,
and in accordance with paragraph 9 of the Technical Guide to the NPPF and Core Strategy
Policy DC13.

8.0  Heritage and Archaeological Implications

8.1  With regard to the planning application, Section 66(1) of the Planning (Listed Building and
Conservation Areas) Act 1990 states that in considering whether to grant planning permission for
development which affects a listed building or its setting, the local planning authority shall have
special regard to the desirability of preserving the building or its setting or any features of special
architectural or historic interest which it possesses.  Section 72 of the above act similarly requires
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that LPA's pay special attention to the desirability of preserving or enhancing the character or
appearance of any conservation area where relevant.  Furthermore, the Court of Appeal has held
that decision-makers should give considerable importance and weight to the desirability of
preserving the setting of listed buildings when carrying out the balancing exercise.

8.2  Paragraphs 132 and 133 of the NPPF identifies that, when considering the impact of a
proposed development on the significance of a designated heritage asset, great weight should be
given to the assets conservation.  The more important the asset, the greater the weight should
be.  Significance can be harmed or lost through alteration or destruction of the heritage asset or
development within its setting.  As heritage assets are irreplaceable, any harm or loss should
require clear and convincing justification.

8.3  Paragraph 139 of the NPPF indicates that non-designated heritage assets of archaeological
interest that are demonstrably of equivalent significance to scheduled monuments, should be
considered subject to the policies for designated heritage assets.

8.4  With regards to surrounding heritage assets, it is noted that there are no listed buildings or
conservation areas immediately adjacent to or within the application site.  The nearest listed
building comprises the Grade I listed Church of All Saints located on the far north side of the
village of Narborough.  Given the substantial distance and the intervening built form between the
site and this heritage asset it is not considered that the proposed development would detract from
important views of or the setting of the listed building. 

8.5  The Narborough Conservation Area is located approximately 100 metres to the north of the
application site.  The application site and proposed dwellings would not be viewed within the
same context as the conservation area and nor would it be visible from the conservation area or
obstruct views of it.  As a result it is no considered that there would be any significant impact on
its setting and significance as a nationally important heritage asset. 

8.6  With regards to any archaeological implications it is noted that the outline planning
permission which covered the application site considered the implications on potential
archaeological interests and in considering that application the County Archaeologist raised no
objections to the proposed development, subject to a condition securing a written scheme of
investigation.  As this application now seeks full permission for the proposed development, a
condition is considered necessary to ensure that a survey is undertaken and any necessary
recording and archive is undertaken. 

8.7  Therefore, having regard to the above, the proposed development would not cause any
significant adverse impacts on surrounding heritage assets and would accord with paragraphs
132, 133 and 139 of the NPPF and Policy DC17 of the Core Strategy.

9.0  Land Contamination and Site Conditions

9.1  Paragraph 121 of the NPPF indicates that planning policies and decisions should ensure
that:
- the site is suitable for its new use taking account of ground conditions and land instability,
including from natural hazards or former activities such as mining, pollution arising from previous
uses and any proposals for mitigation including land remediation or impacts on the natural
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environment arising from that remediation; 
- after remediation, as a minimum, land should not be capable of being determined as
contaminated land under part IIA of the Environmental Protection Act 1990; and
- adequate site investigation information, prepared by a competent person, is presented.

9.2  The application site comprises a largely open agricultural field last used for arable farming.
The Council's Contaminated Land Officer is satisfied that any contamination and ground condition
issues which may exist on the site can be adequately identified and addressed by the imposition
of a condition requiring the submission and approval of detailed intrusive site investigations and
where necessary the implementation of any appropriate remediation measures required before
development takes place.

9.3  Therefore, subject to a condition securing the submission and approval of an intrusive site
investigation report and risk assessment and the approval and subsequent implementation of a
scheme of remediation works and enabling ground works, it is considered that the proposed site
would be suitable for the proposed residential development and the guidance contained within the
NPPF would be met.

10.0  Affordable Housing, Viability & Deliverability

10.1  Core Strategy Policy DC04 requires that to meet District housing needs the Council will
require 40% of the total number of housing units to be provided and maintained as affordable
housing within all new residential development on sites which the Local Planning Authority
determines has a capacity for five or more dwellings; or comprises an area of 0.17 ha. or more.

10.2  The applicants are proposing to provide seven no. affordable dwellings which is equivalent
to 40% affordable housing and are willing to enter into a S106 legal agreement to secure its
provision.  It is proposed that 70% of the affordable dwellings are to be for affordable rent, with
the remaining 30% being intermediate dwellings (shared equity).  The Council's Housing Enabling
Officer has confirmed that the proposals would meet the identified need within Breckland and has
raised no objections subject to a legal agreement securing the provision of the affordable units.
On this basis the proposals would accord with the requirements of Core Strategy Policy DC04. 

10.3  Paragraph 47 of the NPPF requires new sites for housing development to be deliverable,
which is defined as being available now, suitable in terms of location and be achievable in respect
of housing being developed on the site within the next five years.  The wider site already benefits
from outline planning permission for residential development and it is not considered that there
are any significant obstacles that would prevent a development coming forward in the next five
years.

11.0  Infrastructure and Planning Obligations

11.1  Any permission granted would be subject to a Section 106 Agreement.  This would require
the following obligations:

11.2  Education contribution of £58,220 to be put towards internal improvements to increase the
capacity of Narborough Primary School (Project A).
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11.3  Library contribution - A development of 18 dwellings would place increased pressure on the
existing library service particularly in relation to library stock, such as books and information
technology.  Therefore a contribution of £60 per dwelling (up to £1,080 for 18 dwellings) would be
sought for use towards ICT equipment and infrastructure at Swaffham library (Project A).

11.4  Provision of 40% affordable dwellings, with clawback provision following future submission
of a viability appraisal. 

11.5  With regards to open space provision the wider proposed scheme for the Chalk Lane site
set out within current application 3PL/2015/0926/D, would provide for two areas of open space
within close proximity to the proposed 18 dwellings within this application and would include the
provision of a local area of play for children's play.  The provision and management of this would
be secured by way of the Section 106 Agreement entered into as part of the outline planning
permission for the site. 

11.6  Notwithstanding this, the additional 18 dwellings proposed within this application would
generate additional demand for open space, sport, play and recreation facilities.  Therefore, a
financial contribution of up to £13,600 has been sought and the applicant has agreed to enter into
a legal agreement to provide this.  Following liaison with the Parish Council it is proposed, that
this would be put towards the provision of outdoor sport facilities and equipment, comprising a
Multi Use Games Area (MUGA) and/or skate park at Narborough Sports Club and playing fields.

11.7  In order to mitigate for the increased use and recreational demand placed on the nearby
railway embankment SSSI and wider Breckland SPA, an obligation will be required to secure an
access management scheme for the Railway Embankment SSSI, comprising an access
management plan and contribution towards management of access and maintenance of the path
network, to be implemented by Norfolk Wildlife Trust.

12.0  Conclusion

12.1  The proposed development would provide for 18 dwellings within an allocated site for
housing development and is located within the settlement boundary of Narborough.  The scheme
as been designed with regard to the outline planning permission on the site and policies within
the Core Strategy.  The site is considered to be located in a sustainable location, within walking
distance of a primary school, the Narborough sports club, community centre and play and
recreational facilities.  The pedestrian, cycle and vehicular traffic likely to arise from the scheme
can be accommodated on the local highway network and it is not considered would cause any
significant adverse impact on the function and safety of the surrounding highway network.
Furthermore, the applicant has also agreed to enter into a Section 106 Agreement which would
provide financial contributions to mitigate for the additional demands placed on education, library
facilities, sport and recreational open space and facilities by the proposed development.

12.2  The development would also result in the following benefits:
- A contribution towards the Council's five-year housing land supply. 
- Provision of seven (40%) dwellings as affordable dwellings.
- Initial job creation during construction phase and additional employment opportunities generated
by supply chain and multiplier effects.
- Increased expenditure within the local economy from the new households.
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Planning Permission

3006
3047
3949
3140
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3920
3923

Full Permission Time Limit (2 years)
In accordance with submitted
Contaminated Land - Site Investigation/Remediation
Prior approval of slab level
Details and samples of materials
Hard and soft landscaping and planting
Surface water and foul water drainage scheme
Management of surface water drainage system
Arboricultural method statement and protection measures
Access management scheme in liaison with NWT
No clearance within bird nesting season
Lighting scheme
Access, parking and turning areas laid out
Construction Management Plan
Renewable energy
Precautionary GCN measures
Contaminated Land - Informative (Extensions)

 RECOMMENDATION

 CONDITIONS

12.3  Subject to conditions securing the retention of the trees and hedgerows along the south and
western boundaries together with replacement and additional tree planting along the south and
western boundaries, the proposal would retain and enhance existing important landscape
features.  Furthermore, subject to conditions securing the approval of detailed surface and foul
water drainage strategies and the management of construction of the development, the proposed
dwellings and surrounding properties would be adequately protected from flood risk and there
would be no significant harm to residential amenity respectively. 

12.4  For the reasons set out in this report, and summarised above, it is concluded that the
benefits of the scheme, taking into account the development plan and the policies of the NPPF as
a whole, would outweigh any identified harm and there are no material considerations of sufficient
weight to justify refusing planning permission.

13.0  RECOMMENDATION

13.1  The application is recommended for approval, subject to the completion of a Section 106
Legal Agreement and conditions outlined below

13.2  Delegated authority is requested for the application to be refused by the Council's Planning
Manager if the legal formalities in respect of the Section 106 are not completed within three
months of any resolution to approve by members, or that the Planning Manager has the authority
to agree another more appropriate time scale for the completion of any such agreement.
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4000
3996
AN60
3992
3989
3972
3994

Variation of approved plans
Note - Discharge of Conditions
NOTE NCC Inf 1 When off-site road improvements are required
Non-standard note re: S106
Hedgerow Regulation
NOTE:  Bats and Owls
Note: Anglian Water comments
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6

SNETTERTON
Land to North-West of A11 London Road

Nature's Menu
Threxton Road Industrial Estate Watton

Plandescil Ltd
Connaught Road Attleborough

Erection of Factory, Warehouse and Office Building for the manufacture and
distribution of pet food.

Full

3PL/2015/0967/F

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Policy.
Character and appearance.
Traffic.

 KEY ISSUES

Full planning permission is sought for the development of a new pet food manufacture and
distribution centre.  The purpose-built factory building proposed would provide around 8,760
square metres of manufacturing and storage space, together with associated offices and staff
facilities.  Access would be provided by extending an existing roadway to link into the A11
Snetterton Interchange.  Permission has also been sought separately for the new access road (ref
3PL/2015/0982/F included on this agenda).  Parking for 100 staff cars and for 40 delivery vehicles
would be provided adjacent to the building.

The applicant manufactures and distributes natural dog and cat foods.  The company currently
operates from several sites in Watton and Hingham, with distribution depots elsewhere in the UK
and Europe.  The proposed development at Snetterton is intended to enable the consolidation
and expansion of existing local operations into a single hub.  However, the company's original site
in Watton would be retained.  

The application is supported by a Design & Access Statement, Flood Risk Assessment and
Contamination Report.

 DESCRIPTION OF DEVELOPMENT

CASE OFFICER: Nick Moys

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

 REASON FOR COMMITTEE CONSIDERATION
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The application site comprises an area of some 2.9 hectares of agricultural land to the north and
west of the Snetterton Heath Employment Area.  The site is bounded on all sides by open land,
beyond which there is established commercial development on Chalk Lane to the east, the
International Horse Rescue to the north and a solar farm to the south-west.  The main village of
Snetterton is located around 1,300 metres to the north.

 SITE AND LOCATION

No relevant site history.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

CP.03
CP.11
DC.07
DC.14
DC.16
NPPF

NPPG
NP

Employment
Protection and Enhancement of the Landscape
Employment Development Outside of General Employment Area
Energy Efficiency
Design
With particular regard to paras 6-14, 18-21, 32, 34, 109, 112.

National Planning Practice Guidance
Neighbourhood Plan - None applicable

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 

SNETTERTON P C -   
Snetterton Parish Council wish to object in the strongest possible terms to the application ref
3PL/2015/0967/F on the following grounds:
1. The proposed site is outside the designated employment and development area for Snetterton
Heath and therefore is contrary to policy. 

2. The site occupies land designated as 'open countryside' and is therefore contrary to 

No.

 EIA REQUIRED

Not Applicable.

 CIL / OBLIGATIONS
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QUIDENHAM PARISH COUNCIL CHAIRMAN -   

Government policy.

3. Drawing number 19927/012 is ambiguous as two different heights are quoted for the building.
The cross section states that the parapet height is 56.2m whilst the East Elevation drawing states
it to be 12.7m. This needs clarification. 56.2m is preposterous and would rival Norwich Cathedral
as a stand out building. 

4. The visual impact would be significant, even at the lower stated height of 12.7m. This is
compounded by the fact that the proposed building sits on a rise. 

5. The application is for relocation of staff from existing sites, not new employment for the
Snetterton area.

6. The addition of anything up to 110 car journeys through Snetterton village and up Chalk Lane
would have a profound negative affect on the villagers' quality of life in traffic and pollution terms.
Chalk Lane is a single lane road, already busy in the morning and evening at peak commuting
time, with school buses and DPD vans using Chalk Lane and the village as a cut through. 
All this is before the Snetterton Bio Mass is commissioned when at least 50 HGV 
lorries will be accessing the site from A11 north and south at Chalk Lane. 
7. The proximity of tanks and refuse / recycling area to South End of Snetterton will
cause intrusive tipping and reversing noise when lorries access that area to remove
waste. 

8. Unsightly pallet stacks will be visible for residents of South and North End of Snetterton.

9. The building of the bio mass plant should not be taken as a green light for further inappropriate
building on agricultural land. The residents of Snetterton and the
surrounding villages are already suffering considerable visual impact from the commencement of
the bio mass construction.

10. There appears to be an assumption from the applicants that planning permission
is going to be granted for this and all other developments that are planned on the
100 acres of agricultural land.
 "As the first building to be constructed within a new area of industrial and commercial
development the scale of the proposed structure in its immediate environment will be significant.
However, it is comparable with similar buildings located to the south-east of the A11 and off
Chalk Lane to the east and its scale will be lessened as other development takes place on
adjacent sites". 
11. The accident assessment cannot be viewed as having validity since it has been
undertaken prior to the movement of a minimum of 50 lorries per day on and
off A11 and Chalk Lane which, statistically will increase the likelihood of 
accidents.

12. The positioning of the HGV turning head is proposed to be near to the village which
will create noise which will affect the residents of Snetterton. 

Quidenham Parish Council is very concerned at the increased volume of traffic that this
development will generate.  Although the route through our villages of Eccles and Quidenham
has a 7 ton weight limit, most of the vehicles relating to this company (40 light vans etc) are under
this limit and therefore free to use this route.  The extra volume which will be generated is just too
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ENVIRONMENT AGENCY    

EAST HARLING I D B    

HIGHWAYS ENGLAND    

NORFOLK COUNTY COUNCIL HIGHWAYS    

No objections.

No objections. 

No objection.  

GARBOLDISHAM PARISH COUNCIL -   

HARLING PARISH COUNCIL -   

SHROPHAM P C -   

much for these small rural roads.

Garboldisham Parish Council have concerns about this development with regard to traffic
movements.  As you will be aware, the B1111 road from the A11 through East Harling,
Garboldisham, Hopton etc. is the County Council preferred route for HGV's and other traffic
linking the A11 to the A14.  This route is unsuitable for the amount of traffic that it receives, and
Garboldisham have been actively engaged in the procurement of flashing speed signs in the
village to slow traffic down, in the interests of safety.  Whilst the Parish Council are in favour of
local employment opportunities, they would ask, in this case, that traffic from this new
development be routed through Thetford to access the A14, rather than use the unsuitable
B1111.  I am sure that East Harling, Hopton, Barninghan etc. on this route would concur with
these sentiments.

Harling PC have concerns in the increase of traffic this development will bring with it. East Harling
is already flooded with delivery vehicles from the Snetterton Estate using the village as a cut
through.  The B1111 is already the NCC preferred route for HGV's, although it is unsuitable for
the size and volume of these vehicles that come through its narrow winding roads. Harling PC are
already campaigning for this route to be reviewed and strongly oppose any plans for any increase
in traffic that this development would bring.  We concur 100% with the comments already made
by Garboldisham Parish Council.

The unanimous view of Shropham Parish Council is that all traffic to and from the site should be
via the A11. Shropham has a 7.5 ton weight restriction limit and the Police recognise the
Hargham / Watton road through the village as a rat run. The sharp bends in front of Shropham
House are a dangerous area particularly with fast moving tractors and trailers approaching from
the direction of Watton having to go on to the crown of the road to avoid an overhanging tree.
There have been accidents and injury at these bends.  Highways have rejected all traffic calming
measures and it is important not to exacerbate the already problematic traffic through Shropham.

Shropham Parish Council requests that a condition be placed on these applications to ensure that
a traffic routing agreement be imposed that would prevent traffic accessing or egressing the
proposed development from using the local road network and instead be restricted to the A11
and the Snetterton gyratory. 
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ECONOMIC DEVELOPMENT    

ENVIRONMENTAL HEALTH OFFICERS    

CONTAMINATED LAND OFFICER    

HISTORIC ENVIRONMENT OFFICER    

FLOOD & WATER MANAGEMENT TEAM    

FIRE AND RESCUE SERVICE    

BRECKLAND ASTRONOMICAL SOCIETY    

No objection. The private road serving the site gains access directly from A11 Trunk Road for
whom Highways England is the responsible Authority.

Breckland Council's Economic Development Service fully supports this application which enables
substantial growth and expansion opportunities to a long established local and very successful
business.  It also offers continued and additional employment opportunities to local residents and
makes far better sense at the proposed utilisation of one site activity which is currently spread
over four. 

No objection subject to conditions.  

No objection subject to conditions.  

No objection subject to conditions.  

Comments awaited.

No objection subject to a condition requiring a fire hydrant.  

In designing the Factory at Snetterton Industrial site, it should be noted that our astronomical
observatory is very close and is a Dark Sky Discovery site of the highest grade (milky way class).
We already have problems with escaping light due south of our observatory (the best direction for
astronomy) - due to the DPD depots. Factories and industrial units do not need excessive or in
some cases any exterior lighting but can produce horrible and needless light pollution. Especially
on a new plot of 'green' land. Norfolk is the second darkest and one of the most rural counties in
England and attracts many astronomy and nature tourists and is a haven for wildlife that rely on
rural darkness. We insist lighting design follow recommended CPRE guidelines, and in so doing
also avoid unnecessary light pollution as well as energy consumption. Light should not be allowed
to trespass out of the boundary. Keep all light fittings horizontally shielded and downward
pointing, i.e. not allowing direct light to shine above the horizon outside the area. Lighting should
be switched off when not in use and should not be of excessive wattage. 
The lack of glare achieved through good design has been shown to achieve a more pleasant,
tranquil appearance, as well as being more eco friendly. In addition, a recent study shows that
maintaining rural darkness is (contrary to opinion) not detrimental to security. 
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A number of objections to the proposal have been received from local residents.  The concerns
raised relate principally to increased traffic on local roads, harm to the appearance of the area,
loss of amenity due to increased smells and potential light pollution.

 REPRESENTATIONS

1.0  This application is referred to Planning Committee as a major development proposal.

2.0 Principle of development

2.1  The application site falls outside the identified employment area for Snetterton Heath, as
defined on the Core Strategy Proposals Map.  Core Strategy Policy DC07 only permits new
employment development outside identified and allocated general employment areas where
certain criteria are met.  Essentially, these criteria are that: i) no other suitable allocated sites are
available, ii) that the development would not be suitable for an allocated site, and iii) that no
adverse traffic effects would result.  In this case there is nothing to suggest that the development
would, in principle, be unsuitable for an allocated or established employment area.  The proposal
would not satisfy criterion ii) therefore and would thus conflict with Policy DC07.  

2.2  The applicant has sought to justify the proposal on the basis of the need to expand and
rationalise the existing business operations and in relation to the availability of other suitable
sites.  It is understood that the business has expanded considerably in recent years, and that
existing company facilities at Threxton Road, Watton, have been developed as far as possible.
Additional units have been rented, but no further land is available there.  

2.3  Discussions have been on-going between the applicant and the Council's Economic
Development team since 2009, during which time a number of potential sites have been
investigated in detail, including land/premises at Attleborough, Great Ellingham and Melton
Constable.  Consideration has also been given to other land at Snetterton Heath to the south of
the A11, but no freehold land of sufficient size (2-2.5 hectares) has been available.  The allocated
land at Snetterton Heath, to the north of the A11, has been effectively fully developed.  A larger
area is allocated to the south of the A11, and whilst there is a good deal of undeveloped land
here, much of this has not been brought forward for development or is available only on a
leasehold basis.
  
2.4  Development of the application site would allow the company to expand and consolidate
manufacturing, storage, distribution, sales and administrative operations on a single site.  The
applicant states that such expansion is critical to the continued success of the company.  The
location of the site would be sufficiently close to existing operations to enable existing staff to be
retained and relationships with local firms and suppliers maintained.  The application site would
also provide good access to the primary road network, a key consideration for the business.
Approximately 110 staff would be employed at the proposed new factory. 

 ASSESSMENT NOTES

ANGLIAN WATER SERVICE -  No Comments Received 

PRINCIPAL PLANNER MINERAL & WASTE POLICY -  No Comments Received 

ENVIRONMENTAL PLANNING -  No Comments Received 
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2.5  It is also relevant to note that Snetterton Heath is identified in the Core Strategy as a
strategic location for employment growth due to its location on the A11 corridor and close
proximity to Attleborough.  Policy CP03 targets the creation of 500 - 1,500 new jobs here by
2021.  This approach is set to continue in the emerging Local Plan.  In broad locational terms the
proposal would be consistent with the overall strategy to encourage employment development at
Snetterton.

2.6  Although the application site lies outside the defined employment area, it is close to it, and
would form a logical addition to the existing commercial area to the north of the A11.  The
location of the site would not prejudice the comprehensive development of the adjoining land to
the west, should that be proposed at a later date.  Space would also be left for the potential
expansion of the existing businesses to the east. 

2.7  National planning policy as set out in the NPPF also provides strong support for economic
development generally.  Paragraph 19 sets out the Government's commitment to ensuring that
the planning system does everything it can to support sustainable economic growth, and advises
that significant weight should be given to the need to support such growth.  As set out below, the
proposal would not cause significant harm to the character of the area and would be acceptable
in transport terms.  For these reasons, it is considered that the proposal would constitute
sustainable economic growth of the sort supported by the NPPF.   

2.8  On this basis, it is considered that the combination of relevant factors set out above,
particularly in relation to the scheme's employment and economic benefits, provide a reasoned
and suitable justification for approval of the proposed development as an exception to Core
Strategy Policy DC07.  The principle of the development is considered to be acceptable therefore.

3.0  Character and appearance

3.1  Core Strategy CP11 seeks to protect the countryside for the sake of its intrinsic beauty and
rural character.  To this end, Policy CP11 requires the release of land for development to have
regard to the findings of the Council's Landscape Character Assessment (LCA).  New
development should be designed to be sympathetic to key landscape features.  

3.2  The site falls within the Snetterton Heath Plateau landscape character area, key
characteristics of which include a strong sense of openness, large scale arable fields, with the
generally flat and elevated terrain providing long distance panoramic views and prominent
skylines.  

3.3  The proposed development would be substantial in scale and would extend the existing area
of commercial development westwards into an area of open countryside.  The proposed
development would inevitably reduce the openness of its surroundings and have an urbanising
effect.  Some harm to the character and appearance of the surrounding rural landscape would
thus be caused.  

3.4  Short and medium distance views of the proposed development would be available from the
A11 and the Snetterton Interchange when approaching from south-west and east respectively.
The development would also be visible from Chalk Lane when approaching from the north,
although views would be heavily filtered by existing vegetation and development.  The
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development would not, however, be a particularly prominent feature in wider landscape views
due to the screening effects of the surrounding topography and existing vegetation and
development.  The visual impacts of the scheme would therefore be localised.

3.5  The effects of the proposal on the immediate locality would be limited to an extent by the
presence of existing large scale industrial/warehousing development just to the east, which itself
dilutes the rural character of the area.  The scale, design and materials of the new factory would
be consistent with those of other buildings within the nearby employment areas, and in this
context the proposal would not appear out of place.  The design of the building, particularly its
use of different coloured cladding, the external expression of bays and the extensive use of
glazing to office areas, would also help to break up its bulk and add visual interest.  

3.6  The submitted scheme proposes landscaping to the perimeter of the site.  Whilst this would
enhance the appearance of the development when viewed close to, it is considered that a more
extensive landscaping scheme would be needed to successfully assimilate the development into
the surrounding rural landscape.  The applicant has agreed in principle to this.  Such landscaping
would also have the additional benefit of softening the impact of existing development to the east,
which presents a rather hard edge to the countryside currently.  

3.7  It is concluded, therefore, that whilst a degree of harm would be caused to the character and
appearance of the rural landscape in conflict with Policy CP11, this harm would not result in
significant adverse effects and could be mitigated in part by appropriate landscaping.

4.0  Traffic 

4.1  A good deal of local concern has been raised about the effects of traffic generated by the
proposal, particularly on minor roads in the vicinity such as Chalk Lane which links Snetterton
Heath with the main village of Snetterton to the north.  However, neither Highways England nor
Norfolk County Council has objected to the application or raised concerns about effects on the
surrounding highway network.  

4.2  The applicant estimates that 5-10 HGVs would visit the site daily.  These would generally
access the factory directly from the A11 trunk road via the existing grade separated junction, the
proximity of which to the site was a significant factor in the selection of this location.  The
company also operates a fleet of around 40 vans which make deliveries throughout the south-
east region on a daily basis.  Again, the majority would use the A11, travelling south to the A14.
Currently, only one vehicle makes deliveries in Norfolk once a week.  

4.3  The applicant's original facility at Watton would continue to operate and it is estimated that
one HGV per day would travel between Watton and Snetterton.  The applicant has indicated that
this vehicle would be directed to take an appropriate route, avoiding local villages.  In any event,
weight restrictions at Shropham would prevent this vehicle using Hargham Road and Chalk Lane.
 It is also suggested that contracting the size of operations at Watton and closing the Hingham
facility would reduce goods vehicle traffic generally on local and more minor roads.     

4.4  In terms of staff traffic movements, current employees would commute from Watton,
Thetford, Attleborough, Dereham and Norwich.  It is understood that some car-sharing already
occurs, and this could be encouraged further by the adoption of a Workplace Travel Plan (a
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planning condition is recommended in this respect). Two daily production shifts would operate,
and there would be different start times for delivery drivers and office staff.  Staff movements
would thus be spread across the day.  The applicant also anticipates that location of the factory
would enable a larger pool of labour to be accessed along the A11 corridor, the likely effect of
which would be to reduce commuting from Watton in the longer term.   

4.5  Taking these considerations into account, it is concluded that appropriate and safe access
would be provided.  Commercial traffic generated would not be excessive in level and would in
the main access the development via the existing trunk road network.  Staff traffic movements
would be dispersed more widely, but are likely also to focussed on the A11 and other local
distributor roads.  Significant effects on local minor roads are unlikely to occur therefore.  On this
basis the proposal is considered to be acceptable in highway terms.   

5.0  Other matters

5.1  Effects on local amenity - The proposed manufacturing process would involve the selection,
chopping and blending of raw meat, vegetables, fruit and other natural foods to create dog and
cat foods.  Food would be delivered and stored in a frozen or chilled state, and no cooking would
be carried out.  A range of other pet food in cans, pouches and in dried form, which is
manufactured elsewhere, would also be stored and distributed from the site. On this basis it is
considered that the proposal would not be likely to result in the emission of unacceptable odours.
Some noise and disturbance would be generated by general activity and traffic, but given the
presence of other commercial activities, the nearby trunk road and the distance to residential
properties, it is not considered that this would have any significant effect on the locality.  The
Council's Environmental Health Officer has raised no objection to the proposal subject to
conditions.  The proposal would not conflict therefore with Policy DC01, which seeks to protect
local amenity. 

5.2  Ecology - The site is considered to be of low ecological value being open arable land.  The
existing buildings to be removed, which are former wartime Romney huts, are not considered to
provide suitable habitat for bats or owls.  

5.3  Loss of agricultural land - Some local concerns have been raised about the loss of
agricultural land.  The site is currently in arable cultivation and extends to some 2.9 hectares.
The NPPF states that local authorities should take into account the economic and other benefits
of the best and most versatile agricultural land, particularly in plan making when decisions are
made on which land should be allocated for development.  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.  Due to the relatively small
size of the site it is not considered that its loss from agricultural production would be significant.    

5.4  Power supply - Development at Snetterton Heath has been constrained by limitations on the
local power supply network.  However, the applicant has confirmed that UK Power Networks has
offered a power supply which is adequate to meet initial requirements.  A detailed study of the
proposed power demand is being undertaken and an updated offer will be sought from the
provider as necessary.  It is also intended to utilise part of the extensive roof of the new factory to
generate electricity by photovoltaic solar panels.
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Planning Permission

1001
3007
3047
3380
3408
3518
3548
DE14
ER18
HA24
HA27
HA43
A
HA43
B
3860
3870
3996
4000
2014

This decision is subject to these CONDITIONS:-
Full Permission Time Limit (3 years)
In accordance with submitted
Archaeological work to be agreed
Landscaping - details and implementation
Noise level restriction
Full details of external lighting
Non standard design condition
Construction Method Statement
Provision of parking and servicing - when shown on plan
Cycle parking - achievable
Travel plan not agreed at planning stage

Travel plan not agreed at planning stage

Non-standard drainage condition
Non-standard drainage condition
Note - Discharge of Conditions
Variation of approved plans
Criterion E - Planning Apps Where Approved

 RECOMMENDATION

 CONDITIONS

6.0  Conclusion

6.1  The proposal would provide a significant investment in economic development at Snetterton
Heath.  Although outside the defined Employment Area, the proposal would nevertheless be
consistent with the Council's identification of the area for strategic employment growth and with
the Government's wider growth agenda.  The proposal would secure existing jobs and create
additional employment.  Significant weight must be given to this consideration in the planning
balance.  The site benefits from good links to the strategic road network and there is nothing to
indicate that it would be likely to result in significant increases in traffic on unsuitable local roads.
Nor is it considered likely that the proposal would give rise to other material adverse
environmental effects due to noise or smell.  Whilst the proposal would cause some harm to the
rural landscape, for the reasons set out above, it is not considered that this effect would be
significant.  Weighed against the benefits of the proposal, the harm to landscape would not
amount to a compelling reason for refusal.  

6.2  Overall, it is considered therefore that the proposal amounts to sustainable development to
which the presumption in favour would apply.  It is recommended therefore that permission is
granted subject to conditions.



BRECKLAND COUNCIL - PLANNING COMMITTEE - 16-11-2015

DC131_new

7

SNETTERTON
Grange Farm
Chalk Lane

Twells Partnership
Grange Farm Chalk Lane

Plandescil Ltd
Connaught Road Attleborough

Extension to access road & creation of drainage lagoon  

Full

3PL/2015/0982/F

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Highway safety.
Character and appearance.
Ecology.

 KEY ISSUES

Permission is sought to extend an existing roadway to serve future commercial development at
Snetterton Heath.  The proposal would extend a recently constructed access road linked to the
A11 Snetterton interchange.  The new road would extend for some 300 metres and would be
constructed to industrial estate road specifications, with a 7.3 metre carriageway and 2 metre
footways.  The roadway would be drained to a proposed infiltration basin.

The application site comprises an area of some 0.9 hectare of agricultural land to the north and
west of the Snetterton Heath Employment Area.  The site is bounded on all sides by open land,
beyond which there is established commercial development on Chalk Lane to the east, the
International Horse Rescue Centre to the north and a solar farm to the south-west.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Nick Moys

 EIA REQUIRED

The proposal is linked to a major development application 3PL/2015/0967/F.  That application is
included on this agenda

 REASON FOR COMMITTEE CONSIDERATION
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Planning permission was granted in December 2012 for a new roadway off the Snetterton
Interchange into the site.

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

 CONSULTATIONS

CP.04
CP.11
NPPF

NPPG
NP

Infrastructure
Protection and Enhancement of the Landscape
With particular regard to paras. 6-14, 18-21, 32, 34, 109, 112.

National Planning Practice Guidance
Neighbourhood Plan: None applicable

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 

SNETTERTON P C -   
Snetterton Parish Council wish to object in the strongest possible terms to the application ref
3PL/2015/0982/F on the following grounds:

The proposed site of the intended development of the agricultural land north of A11 is outside the
designated employment and development area for Snetterton Heath and therefore contrary to
policy. There is, therefore, no necessity to extend the current roadway or create a drainage
lagoon.

Snetterton Heath hasn't got the infrastructure in place to accommodate any additional
development ie: electricity supply is not sufficient.

The original planning consent referred to in the design and access statement was for the purpose
of access to the potato store, straw barn by agricultural vehicles and the solar park, for
maintenance vehicles only.  

The application should not over ride current Government planning policy.

No.

Not Applicable.

 CIL / OBLIGATIONS
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ENVIRONMENT AGENCY    

NORFOLK COUNTY COUNCIL HIGHWAYS    

ECOLOGICAL AND BIODIVERSITY CONSULTANT    

CONTAMINATED LAND OFFICER    

ENVIRONMENTAL HEALTH OFFICERS    

CPRE NORFOLK    

BRECKLAND ASTRONOMICAL SOCIETY    

No objection subject to conditions.  

It is noted that the access road is to remain private and since this will be directly served by A11
Trunk Road. I would advise you obtain the views of Highway England.  As with the previous
application 3PL/2012/1067 this advice relates to the access road only and does not relate to any
future development proposals.

A Preliminary Environmental Appraisal (PEA) and any further surveys as required by the PEA
should be undertaken and reported prior to the determination of this application

No objections or comments on the grounds of contaminated land. 

No objections.

CPRE Norfolk is especially concerned that the expansion of an area for industrial estate usage
has the potential to increase light pollution in an area classified as Rural Dark Landscape in the
Norfolk County Council Environmental Lighting Zones policy. 

In designing the access road at Snetterton Industrial site, it should be noted that our astronomical
observatory is very close and is a Dark Sky Discovery site of the highest grade (milky way class).
We already have problems with escaping light due south of our observatory (the best direction for
astronomy) - due to the DPD depots. We are happy with expansion and safe lighting if it means
light is directed well. Norfolk is the second darkest and one of the most rural counties in England

SHROPHAM P C -   
The unanimous view of Shropham Parish Council is that all traffic to and from the site should be
via the A11.  Shropham has a 7.5 ton weight restriction limit and the Police recognise the
Hargham / Watton road through the village as a rat run.  The sharp bends in front of Shropham
House are a dangerous area particularly with fast moving tractors and trailers approaching from
the direction of Watton having to go on to the crown of the road to avoid an overhanging tree.
There have been accidents and injury at these bends.  Highways have rejected all traffic calming
measures and it is important not to exacerbate the already problematic traffic through Shropham.

Shropham Parish Council requests that a condition be placed on these applications to ensure that
a traffic routing agreement be imposed that would prevent traffic accessing or egressing the
proposed development from using the local road network and instead be restricted to the A11
and the Snetterton gyratory. 
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Objections have been received from a number of local residents.  Concerns raised relate to:
- loss of rural character
- light pollution
- increased traffic on local rural roads
- lack of infrastructure
- air quality
- loss of agricultural land

 REPRESENTATIONS

1.0  This application is referred to Planning Committee as it is linked to a major development
proposal (ref 3PL/2015/0967/F included on this agenda).

2.0  Principle of development

2.1  The application seeks permission only for the construction of a new roadway.  Although
details of potential future commercial development adjacent to the road are shown indicatively,
these do not form part of the application.  A separate planning application (ref 3PL/2015/0967/F)
has been submitted for the development of land to the west as a pet food factory.  The alignment
of the proposed road would not prejudice any further planned commercial development, and
indeed would allow for the potential expansion of existing business to the east.  Subject to
environmental and highway safety considerations (see below), the principle of development is
considered to be acceptable.

3.0  Character and appearance

3.1  The proposed roadway would run across an open agricultural field, and would inevitably alter
the appearance of the site and have an urbanising effect.  However, the roadway would not be a
prominent feature in the landscape.  Whilst the roadway would be visible in some short distance

 ASSESSMENT NOTES

and attracts many astronomy and nature tourists and is a haven for wildlife that rely on rural
darkness. We insist lighting design follow recommended CPRE guidelines, and in so doing also
avoid unnecessary light pollution as well as energy consumption. Light should not be allowed to
trespass out of the boundary. Keep all light fittings horizontally shielded and downward pointing,
i.e. not allowing direct light to shine above the horizon outside the area. Lighting should be
switched off when not in use and should not be of excessive wattage. 
The lack of glare achieved through good design has been shown to achieve a more pleasant,
tranquil appearance, as well as being more eco friendly. In addition, a recent study shows that
maintaining rural darkness is (contrary to opinion) not detrimental to security. 

NORFOLK RIVERS INTERNAL DRAINAGE BOARD -  No Comments Received 

FLOOD & WATER MANAGEMENT TEAM -  No Comments Received 
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Planning Permission

1001 This decision is subject to these CONDITIONS:-

 RECOMMENDATION

 CONDITIONS

views when approaching from the south and east, it would be seen in the context of adjacent
large scale commercial development, and would not appear unduly out of place.  Due to the
nature of the proposal, its effect on the wider landscape would be very limited. Landscaping to
the roadway could be required by condition in order to help assimilate the development into its
immediate surroundings.  No street lighting is proposed.  It is considered therefore that the
proposal would not result in any significant harm to the character and appearance of the area.

4.0  Highway safety

4.1  Although not intended for adoption by the Highway Authority, the proposed roadway has
been designed in accordance with the relevant NCC standards and specifications for industrial
estate roads.  The width, alignment and construction of the road are therefore considered suitable
for its intended use. No objections have been raised by either the Highway Authority or Highways
England.  It is considered therefore that the proposal would provide a safe means of access.  

5.0  Ecology

5.1  The site is considered to be of low ecological value being open arable land.  The buildings
proposed for demolition, which are wartime Romney huts, are not considered to provide suitable
habitat for bats or owls.

6.0  Other matters

6 1  A number of the local representations made in relation to the application refer to the likely
effects of potential further commercial development.  However, as noted above, such
development does not form part of this application.  Planning applications must be determined on
their own merits. 

6.2  Given the small land take of the proposal, no significant loss of agricultural land would result
from the proposal.

7.0  Conclusion

7.1  For the reasons set out above, it is considered that the proposal would not cause material
harm to the local environment or to highway safety.  The application is therefore recommended
for approval subject to conditions.
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3047
3007
3380
3408
3860
3870
3996
4000
2014

In accordance with submitted
Full Permission Time Limit (3 years)
Archaeological work to be agreed
Landscaping - details and implementation
Drainage condition: surface water
Drainage condition: oil interceptors
Note - Discharge of Conditions
Variation of approved plans
Criterion E - Planning Apps Where Approved
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GOODERSTONE
Plot One
The Street

Mr James Howard
2 Montcliffe Close Birchwood

Mr James Howard
2 Montcliffe Close Birchwood

Removal of condition 4 on 3PL/2011/1088/F  

Full

3PL/2015/1053/F

N

N

Out Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL

Principle of development
Design
Energy generation and efficiency 

 KEY ISSUES

The application seeks removal of condition 4 of planning permission 3PL/2011/1088/F which
required a functional chimney to be incorporated into the design of the dwelling.  The applicant
states that he is aiming to make the property highly insulated and is aiming for the final build to be
carbon negative or at least carbon neutral.  The introduction of a chimney to the design would
undermine that aim.

The site is Plot 1 of a site approved for two dwellings.  The permission has been implemented by
virtue of a commencement through excavation of foundations to Plot 2.  
The site lies outside any Settlement Boundary but within the built up area of Gooderstone.  The
site lies within the Stone Curlew buffer zone.  
The site is part of an open field fronting The Street and opposite Gooderstone Manor.  Plot 2 is
fronted by Heras fencing; A post and rail fence stands on the front boundary of the site.  
A modest bungalow lies to the east beyond a farm track, which lies outside the site area.  A more
modern bungalow stands to the west of Plot 2.  Gooderstone Manor lies to the North, set back

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

CASE OFFICER: Heather Burlingham

A condition requiring a functional chimney to the property was recommended by the Planning
Committee when considering the original application for two dwellings

 REASON FOR COMMITTEE CONSIDERATION
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from the road frontage. 

3PL/2011/1088/F - Erection of two dwellings - Approved subject to conditions 21/12/2011
3NM/2015/0034/NMA - Non material minor amendment in relation to window and door openings
and finish, to be in brickwork in lieu of flintwork - Approved
3DC/2015/0137/DOC - Discharge of conditions in respect of external materials, boundary
treatment, external lighting, functional chimney - Materials and boundary treatment agreed in
principle; no external lighting proposed - Condition discharged however a condition of any
planning permission will prevent any external lighting;  

 RELEVANT SITE HISTORY

 POLICY CONSIDERATIONS

None

 REPRESENTATIONS

 ASSESSMENT NOTES

 CONSULTATIONS

DC.01
DC.02
DC.16
NPPG
NPPF

Protection of Amenity
Principles of New Housing
Design
National Planning Practice Guidance
With particular regard to paras. 56 and 95

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 

GOODERSTONE PARISH CLERK -   
All seven Councillors from Gooderstone Parish Council had no objections 

No

 EIA REQUIRED

The original permission was subject to a unilateral agreement requiring a financial contribution
towards the provision of children's play and outdoor sports facilities

 CIL / OBLIGATIONS
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1.0  Principle of development

1.1  The principle of development of the site has been established through an earlier permission
which has been implemented by virtue of work starting on Plot 2.

1.2  Whilst the officer's recommendation in respect of the original application was for refusal on
the basis that an absence of adverse effect upon the stone curlew special interest feature of the
SPA could not be established, the Committee were of the view that, given the small scale of
development, its location within a generally built up frontage and relationship to the Breckland
SPA, the proposal would not adversely affect the integrity of the Breckland SPA.

1.3  The development was considered to conflict with the policy emerging at that time which
would result in the site lying outside the Settlement Boundary.  However, taking into account the
planning history of the site, the character of the surrounding area and the absence of adverse
effects on the SPA, the proposal was considered to be acceptable.   

1.4  Members did, however, require a condition on any planning permission requiring a functional
chimney to be incorporated into the design of the property on Plot 1, in the interests of the
satisfactory appearance of the development and to provide for a range of heating options.  

1.5  The applicant is seeking to achieve a carbon negative or at least carbon neutral scheme and
highlights that a wood burning stove loses at least 40% of the heat out of the chimney.

2.0  Design

2.1  The approved scheme, as amended through an earlier non material amendment,  relates to
a one and a half storey property with a rear wing and front porch extension.  Rooflights are shown
to the front roof slope and dormers in the rear elevation and rear wing.  Materials proposed
through an associated application for discharge of condition are Hanson Atherstone Red bricks
and Sandtoft Double Roman Rustic tiles to the roof.

2.2  The dwelling approved for Plot 2 is of similar scale to that proposed and includes dormers to
the rear and two front projections.  That design includes a chimney.  Materials are to be Hanson
red bricks as proposed for Plot 1 but with Sandtoft Double Roman Dark Grey tiles.

2.3  A relatively new detached bungalow stands to the west of Plot 2.  That property has two front
wings and incorporates a chimney off the end gable. A 60's style bungalow stands to the east.
That property has a chimney.

2.4  Whilst the addition of a chimney to the dwelling on Plot 1 would reflect other properties in this
area, it is not considered so critical to the design or the visual amenities of the area as to justify a
refusal of permission to remove the condition.  The site does not lie within a Conservation Area.  

2.5  The property, without a chimney, is considered appropriate in terms of its design, scale, form
and materials and would reflect the character of the area and, as such, the proposal is
considered to comply with the requirements of Policy DC16 of the Adopted Core Strategy and
Development Control Policies Development Plan Document 2009.
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Planning Permission

3920
3047
3920
3920
3920
3920
3920
3920
4000
3996
2000
2014
3994
3994

Time limit as original
In accordance with submitted
Removes condition 4 only
Highway condition - access
Highway condition - access in accordnce with plan
Highway conditon - parallel visibility splay
Highway conditon - access/parking laid out
No external lighting unless agreed
Variation of approved plans
Note - Discharge of Conditions
NOTE:  Application Approved Without Amendment
Criterion E - Planning Apps Where Approved
Note: Highway works
Subject to unilateral

 RECOMMENDATION

 CONDITIONS

3.0  Energy Generation and Efficiency

3.1  Policy DC14 of the Adopted Core Strategy and Development Control Policies Development
Plan Document requires all new development to maximise the energy efficiency through the use
of design, construction techniques, layout, orientation and massing, internal design, materials,
insulation and heat recovery. 

3.2  The removal of the condition requiring a functional chimney is sought to achieve an energy
efficient scheme, in line with policy.  A chimney could compromise that aim through loss of heat.  

4.0  Conclusion

4.1  Whilst accepting that the addition of a chimney in the design of the dwelling would reflect
others in the area, this has to be balanced against the requirements to achieve a property which
is energy efficient.  Having regard to the design of the property and the character of the wider
area, it is not considered essential to include a chimney where this would compromise the aims of
achieving an energy efficient scheme.  As such, the application is recommended for approval.     
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DEREHAM
41 Market Place

D & A (2127) Limited
55 South Audley Street Mayfair

Le Sage Associates
40 Bridge Street Deeping St. James

Change of use from A1 (Shops) to A3 (Food and Drink)  

Change of Use

3PL/2015/1182/CU

Y

Grade II

In Settlemnt Bndry

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA: TPO:

LB GRADE:

 

 RECOMMENDATION : REFUSAL 

Impact of loss of A1 unit within a Primary Shopping Area and a Primary Frontage
Impact upon Town Centre uses
Impact upon integrity of the Listed Building and Dereham Conservation Area
Impact upon the amenity of the area

 KEY ISSUES

This application seeks consent for the change of use of 41 Market Place from A1 to A3. The
property is a Grade II listed building. No internal or external changes are proposed and access to
and from the building will remain as existing. It is stated within the application that the applicant
has agreed terms with Prezzo, a national Italian restaurant chain. It is also stated that the property
has been vacant for over three years following the departure of Chambers, a local newsagent.

41 Market Place is a Grade II listed building, which is located within the Primary Shopping Area of
Dereham. It is also located within a Primary Frontage. The site is bounded to the north by an A1
use, to the south by an A3 and A2 use, to the east by an A1 use and to the west by the highway.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

 RELEVANT SITE HISTORY

CASE OFFICER: Heather Byrne

No

 EIA REQUIRED

The application is referred to Planning Committee at the request of the Ward Member.

 REASON FOR COMMITTEE CONSIDERATION
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3PL/2015/0773/CU - Change of use from A1 (retail) to A3 (restaurant). Refused.
3PL/2012/0298/F - Proposed rear extension at first floor level and alterations. Approved.
3PL/2012/0299/LB - Proposed rear extension at first floor level and alterations. Approved.
3PL/2012/0454/F - Proposed minor demolitions and alterations. Approved. 
3PL/2012/0455/LB - Proposed minor demolition and alterations. Approved.

 POLICY CONSIDERATIONS

HISTORIC BUILDINGS CONSULTANT    

ENVIRONMENTAL HEALTH OFFICERS    

NORFOLK COUNTY COUNCIL HIGHWAYS    

Whilst I have no objection to the proposed use in terms of principle, any associated changes to
the building will potentially require the benefit of Listed Building Consent approval prior to the
commencement of such works. I note that the frontage is currently scaffolded; any works other
than strictly like for like repairs will require the benefit of Listed Building Consent prior to the
commencement of works .

Recommend approval subject to the imposition of a condition relating to extraction systems,
conditioning units and cooling fans to alleviate environmental concerns.

 CONSULTATIONS

DC.01
DC.09
DC.17
NPPF
NPPG
NP

Protection of Amenity
Proposals for Town Centre Uses
Historic Environment
With particular regard to Paragraphs 23 - 27
National Planning Practice Guidance
Neighbourhood Plan Non applicable

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

DEREHAM T C -   
No objection.  
 
Dereham Town Council are in favour of this planning application as it is felt that this will
encourage night-time economy in the town. Local people also appear to be in favour.  
 
There are plenty of empty shops and building plots available in Dereham, should other
businesses require them. There are a low amount of A3 premises in Dereham compared to other
towns.

Not Applicable

 CIL / OBLIGATIONS
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Neighbour comments received in support (three received to date):
- Would be an asset to the Town Centre as the premises has been empty for a number of years
and there has been no demand from potential retail users;
- New businesses need to be encouraged at this time; and
- Would enhance the look of the centre.

An objection was received raising the following concerns:
- Proposal is contrary to Policy DC9 of the Breckland Core Strategy;
- If approved it would result in the loss of one of the larger retail spaces in the Market Place which
should be retained for retail;
- Would set a precedent for similar change of uses within the centre; and
- If approved the approval should be made personal to Prezzo for consumption on the premises
only, and would offer some future opportunity for the premises revert back to a retail unit in the
future.

 REPRESENTATIONS

1.0  The application is referred to Planning Committee at the request of the Ward Member.

2.0  Principle

2.1  This application seeks consent for the change of use from A1 (retail) to A3 (restaurant). No
structural or physical changes are proposed to the building. The applicant has agreed terms with
Prezzo, a national Italian restaurant chain.

2.2 Policy DC9 Proposals for Town Centre uses states for Primary Frontages that change of use
of ground floor Class A1 units to other Class A of the Use Classes Order will only be permitted
where:
A.The proportion of other Class A units does not exceed 25% of the total number of units in the
frontage;
B.The number, frontage lengths and distribution of other Class A uses in the frontage does not
result in any one over-concentration of non-retail uses detracting from the retail character;
C.The proposed use will result in regular pedestrian footfall avoiding relative inactivity in the

 ASSESSMENT NOTES

BRECKAND DISTRICT COUNCILLOR ALISON WEBB    

No highway objection

I have received a high number of queries from consitutents asking why this application was
turned down, especially as Dereham is struggling to get new business into the Town Centre to
help attract a bright vibrant community.  I understand the reasons given were the retail/food ratio
which, in my opinion needs to be given more flexibility in todays commercial climate.  Dereham
has been recognised by Breckland District Council as a town which needs special consideration,
with the proposed reduced business rate relief scheme.  New business needs to be encouraged
at this time and an occupied shop encouraging people to visit the Town is far better than just
another empty shop - I totally support this application!
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shopping frontage;
D.The proposal does not prejudice the effective use of upper floors; and
E.The proposal retains or provides a shop front with windows and entrances which relate well to
the design of the host building and to the streetscene and its setting.

2.3  In regards to criteria A, the change of use from A1 to an A3 use would result in approximately
50% of other non retail Class A units in this Primary Frontage, exceeding the figure of 25% as
stated in Policy DC9 of the Breckland adopted Core Strategy.

2.4  In regards to criteria B, the site is adjacent to A3 and A2 units and therefore would result in a
cluster of non retail Class A units detracting from the retail character of the Town Centre.

2.5  In regards to criteria C, whilst the unit would no longer be a retail unit it would still produce
regular pedestrian footfall and activity within the Town Centre.

2.6  In regards to criteria D, the proposal would not prejudice the effective use of the upper floors.

2.7  In regards to criteria E, the application proposes no structural or physical changes to the unit
and therefore the existing shop front would be retained.

2.8  Furthermore, insufficient evidence has been provided that the vacant unit has been
adequately marketed for a Class A1 use for a suitable period (normally at least 12 months) and
no information has been submitted regarding availability of existing A3 units and why these are
considered unsuitable for the proposal. The applicant states the unit has been vacant for three
years but no information has been submitted to highlight the active marketing of the proposal.

3.0  Listed Building and Conservation Area

3.1  The Historic Building Consultant commented on the application stating whilst there is no
objection to the proposed use in terms of principle, any associated changes to the building will
potentially require the benefit of Listed Building Consent approval prior to the commencement of
such works. It is noted that the frontage is currently scaffolded; any works other than strictly like
for like repairs will require the benefit of Listed Building Consent prior to the commencement of
works.

4.0  Other Issues

4.1  The Environmental Health Officer was consulted and recommends approval subject to the
imposition of a condition relating to full details of any proposed extraction systems/air conditioning
or cooling fans to alleviate environmental concerns.

4.2  Dereham Town Council support the application as it will encourage night time economy in the
town.

5.0  Conclusion
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Refusal of Planning Permission

9900
9900
2002
2009

Policy DC9
Contrary to DC9
Application Refused - No Way Forward
Criterion E - Planning Apps Where Refused

 RECOMMENDATION

 REASON(S) FOR REFUSAL

5.1  The scheme is recommended for refusal, as for the reasons set out above it is contrary to
criteria A and B of Policy DC9 of the adopted Breckland Core Strategy.


