
 

 

 

 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2018/0126/F CASE OFFICER Donna Smith

LOCATION: WHISSONSETT APPNTYPE: Full
Hamrow Farm POLICY: Out Settlemnt Bndry
Colkirk Road   Whissonsett ALLOCATION: N

CONS AREA: N

APPLICANT: Stangroom Bros Ltd.
Hamrow Farm Colkirk Road

LB GRADE: N

AGENT: John Feakes
Marrison Agriculture Limited Unit 1
Ironside Way

TPO: N

PROPOSAL: New grain storage building with drying facilities and side lean-to for crop and machinery
storage.

REASON FOR COMMITTEE CONSIDERATION

The proposal is considered to be a major application therefore in accordance with the Councils scheme of
delegation, has been referred to planning committee.

KEY ISSUES

Principle of sustainable development
Character and appearance
Amenity
Accessibility
Conclusions

DESCRIPTION OF DEVELOPMENT

The applicant seeks full planning permission for the erection of a new grain storage building with drying
facilities and area for crop and machine storage. The site area extends to 0.128 hectares and the proposed
grain store building would create 1,278sqm of new floor space. Materials proposed to be used for the grain
store would include galvanised roller shutter doors in olive green, with a fibre cement sheet roof and concrete
retaining panels with plastisol coated trapezoidal steel sheeting to the walls in olive green to match the roof.
The site is currently in use as a cropped field but is closely related to the existing agricultural business use to
the wider site.

The building is proposed to extend to 6m to the eaves, and 8m to the highest pitch of the roof, with a total
combined length of 34m and width of 27m.  The applicant has identified in supporting statements that the
existing store at Hamrow farm is not currently suitable for the storage of their product relating to the existing
herb drying operations located to the north of the farm yard. The new building would be required to allow the
applicant to dry and store the product in a secure manner. The reason for the positioning of the building to
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the south of the existing yard, rather than integrated to the north within the existing farm holding is to ensure
segregation of the herb and grain operations on site.

SITE AND LOCATION

The site sits to the west of Colkirk Road, Whissonsett. The site sits outside of any defined settlement
boundary within the District, and is therefore considered to be located in the countryside as identified by
policy SS1 of the Adopted Local Plan (2009). The site is surrounded by sporadic residential development to
the north and south west, with Whissonsett village located further south. The site is relatively flat in nature,
and sits to the south of the existing business development on site, which consists of agricultural warehousing
similar to that of the scale and mass proposed for the grain store.

EIA REQUIRED

No.

RELEVANT SITE HISTORY

3AG/2013/0010/AG Withdrawn INVALID 25-06-13
2 no. stand alone Biomass boilers installed adjacent to existing buildings

3DC/2011/0027/DOC DOC-Discharge FULL 12-05-11
Discharge of conditions 3 & 4 on pp 3PL/2008/0999/F

3PL/2008/0999/F Permission 10-09-08
Change of use of existing barn to residential

3PL/2009/1169/F Permission 23-03-10
Demolition of existing outbuilding & erection of new general purpose agricultural storage building

3PL/2014/0792/F Permission 08-10-14
Removal of condition 4 from planning permission 3PL/2009/1169/F

3PL/2014/0824/F Permission 27-10-14
Erection of 100kW solar system (retrospective)

3PL/2014/0963/F Permission 28-10-14
Retrospective planning for 30 kW solar system

POLICY CONSIDERATIONS

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

CP.08 Natural Resources
CP.09 Pollution and Waste
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CP.10 Natural Environment
CP.11 Protection and Enhancement of the Landscape
CP.13 Accessibility
CP.14 Sustainable Rural Communities
DC.07 Employment Development Outside of General Employment Area
DC.12 Trees and Landscape
DC.16 Design
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance
SS1 Spatial Strategy

OBLIGATIONS/CIL

Not Applicable.

CONSULTATIONS

WHISSONSETT PARISH COUNCIL
The Parish Council objects to this application. The proposed location is unsuitable as it is close to residential
properties and the village. The scale of the proposal will cause extreme visual impact especially for nearby
houses. Noise levels from the drying equipment and the vehicle movements will be high. There will be smells
from the proposal. Vehicle movements are estimated to be200 lorries p.a./ and 400 tractors/trailer
movements. All the roads are single track and poorly maintained. If the District Council is mindful to
approving this application then there must be very strict conditions on operating hours, and vehicle
movements.

The primary objection is to addition vehicle movements of which we believe there would be a minimum of
200 extra lorry movements per annum, using local, rural roads, some through the village itself, plus possibly
400 tractor/trailer movements. Roads are already in a poor state and heavy goods/agricultural vehicles would
exacerbate deterioration on roads only inspected 2-3 times a year. Roads are all single vehicle width and
inadequate. Whissonsett residents currently complain about round the clock disturbance by noise and
flashing lights of vehicles. If Breckland is mindful to approve this application the Parish Council would
suggest strict conditions on hours of operation.
NORFOLK COUNTY COUNCIL HIGHWAYS
No objection - In summary, we are advised that there will be no increase in vehicular traffic and that the new
facility will obviate the need to transport crop off site for drying and storing currently carried out by 240 tractor
and trailer movements and 30T lorries. On the basis of the information provided I would have difficulty in
substantiating a highway objection to the proposal but would require a suitably worded condition to be
imposed restricting the use of the store for the benefit of the applicant and preventing any part of it being let
to third parties for storage.
CONTAMINATED LAND OFFICER
No objection subject to conditions.
ENVIRONMENTAL HEALTH OFFICERS
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No objection subject to conditions.

REPRESENTATIONS

Two letters of objection were received. The main points of objection being:

Impact of the proposal on the character and appearance of the landscape
Size of the proposal is likely to have a negative impact on neighbouring amenity
Intensification of vehicle movements
Increase in traffic
Incorrect information submitted to support the application from a transport and noise perspective.

ASSESSMENT NOTES

1.0 Principle of sustainable development

1.1 The presumption in favour of sustainable development is set out in paragraphs 7 and 14 of the National
Planning Policy Framework (NPPF). Paragraph 7 states there are three dimensions to sustainable
development, economic, social and environmental. Whilst paragraph 8 states these dimensions cannot be
undertaken in isolation, as they are mutually dependant.

1.2 Paragraph 121 of the NPPF states when determining planning applications, local planning authorities
should ensure that the site is suitable for its new use taking account ground conditions and land instability,
including from natural hazards or former activities. Furthermore, paragraph 122 states local planning
authorities should focus on whether the development itself is an acceptable use of the land.

1.3 Paragraph 28 reiterates the importance of supporting economic growth in rural areas in order to create
jobs and prosperity by taking a positive approach to sustainable new development.

1.4 Policy CP14 of the Adopted Core Strategy and Development Control Policies Development Plan
Document states village and countryside communities will be supported by appropriate development in order
to make them more sustainable. In smaller villages and rural communities the type and scale of development
will reflect the need to maintain the vitality of these communities. Furthermore, the diversification of existing
rural enterprises where a rural location is either environmentally or operationally justified will be supported,
provided there are no significant detrimental environmental, landscape, conservation or highway impacts.

1.5  Policy DC7 of the Adopted Local Plan (2009) states in part C that development will only be permitted
outside of General Employment Areas where it is the expansion of an existing business, there are
sustainability advantages to being located in close proximity to the market they serve and the development of
the site would not adversely affect the type and volume of traffic generated.

1.6 The proposed grain store is located to the south of the existing agricultural business. The scale, mass
and design of the proposal would be similar to the footprint of existing buildings on site.

1.7 The site is currently in operation as an agricultural business and it is not anticipated that vehicle HGV
trips will increase. By erecting the store at Hamrow farm, traffic movements would be reduced as the grain
will no longer need to be transferred to the existing drying facility at Colkirk, then returned back to
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Whissonsett for storage purposes.

1.8 The proposal relates to an established agricultural business within the countryside, and no objections are
raised in principle to the proposal. The proposal generates a uniformity in design which would contribute to
maintaining the high quality of design of the built environment and aid its integration in this rural location.

1.9 The proposal is considered to have given due regard to the parameters of policy DC7 and paragraphs 7,
14, 121 and 123 of the National Planning Policy Framework and is considered acceptable in principle.

2.0 Impact on character and appearance

2.1 Policy DC16 of the Adopted Core Strategy states that all new development should achieve the highest
standards of design. The palette of materials for the grain store include concrete grain walling, plastisol
coated steel sheet in olive green to the walls alongside exhaust louvres and black guttering down pipes.
Three roller shutter galvanised doors are proposed to the front gable elevation, alongside insulated ducts
which are also proposed to be olive green to generate a uniform design.

2.2 The proposal is located to the southern boundary of the existing site. Whilst it would have frontage onto
Colkirk Road, it is not considered out of character or context when viewed within the built form located to the
northern perimeter of the site. The applicant has stated the building needs to be separated from that which is
located to the north to ensure the segregation of the herb and grain operations. This is considered to adhere
to the adaptability dimension of policy DC16 which requires development to be designed so it can adapt to
the changing economic conditions. The form and character of the grain store proposed is considered to
mimic and reflect the existing buildings to the north and is not considered out of content.

2.3 Whilst it is appreciated the built form is located to the southern boundary of the site, it is situated within
the context of existing agricultural buildings and the associated business. From an amenity and social
perspective, residential properties are located an acceptable distance from the proposal which helps to
negate against any negative impacts in relation to overlooking or dominance in accordance with policy DC1.

2.4 The proposal is considered to adhere to the parameters of policy DC16.

3.0 Impact on amenity

3.1 In terms of impact on amenity having regard to policy DC1, concerns have been raised regarding noise.
No objections have been received by environmental health subject to conditions regarding:

- A restriction on construction hours.

- Restriction of no additional fans, plant or other machinery other than those shown on the submitted plans

- Roller shutters are closed at all times when the fans are running, except when the grain is being moved.

- Control of the specific noise levels to residential properties to the south east, west and north east between
the hours of 23:00 and 07:00 and 07:00 and 23:00 daily, alongside appropriate controls over reversing
alarms of HGV's entering and leaving the site.

3.2 The above conditions are considered acceptable in order to control the potential impacts of the
development from an amenity perspective, and give due regard to the parameters of policy DC1 of the
Adopted Local Plan (2009). The proposal is considered acceptable in this regard.
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4.0 Accessibility

4.1 The Highways Authority considered the proposal in light of current operations where some crops may be
taken to Colkirk for drying but once this has been carried out the crop would be returned to Hamrow to allow
another crop to be dried at Colkirk. NCC Highways concluded that this operation involves an estimated
number of 120 tractor and trailer loads of crop being transported between the two farmsteads. If no room is
available at either farmstead, crops are transported in 30T HGVs to overflow drying/storage facilities rented
by the applicant off-site in Swaffham, Aylsham and Bury St Edmunds.

4.2 The new facility would enable crops to be stored on site until they are sold so that they can trickle out
over a 10/11 month period . Thus whilst not reducing the current vehicular movements associated with this
operation, the concentration of vehicles on the highway network at any one time would be reduced.

4.3 In summary, NCC Highways concluded that given they were advised that there will be no increase in
vehicular traffic and that the new facility will obviate the need to transport crop off site for drying and storing
currently carried out by 240 tractor and trailer movements and 30T lorries, they had difficulty substantiating a
highway objection. However, they had requested a suitably worded condition be imposed restricting the use
of the store for the benefit of the applicant and preventing any part of it being let to third parties for storage.

4.4 Comments received from neighbours during the consultation process quested the legitimacy of the
statistics and calculations submitted as part of the proposal. The applicant has confirmed formally that the
information provided was correct and have no evidence to the contrary.

5.0 Conclusions

5.1 In terms of the overall planning balance of the scheme, the proposal is considered to improve the
efficiency of the existing business on site alongside facilitating  and accommodating a process on site which
would reduce vehicle movements to and from the site on a whole.

5.2 The design of the proposal is not considered out of context when viewed in association with the existing
agricultural business on site. Its scale, mass and appearance is not considered out of context with that which
would be expected for this type of proposal.

5.3 In terms of amenity, no objections are raised subject to the restrictive conditions listed above.

5.4 NCC Highways are satisfied that on the basis of the information supplied to support the scheme stating
that there will be no increase in vehicular traffic, alongside obviating the need to transport crop off site for
drying and sorting they would not be able to substantiate an objection.

5.5 A planning balancing exercise has taken place and it is considered that the proposal would improve the
efficiency of the existing business alongside reducing the number of vehicle movements both into and out of
the site. Whilst it is appreciated representations were received in relation to the negative impact the proposal
could have on amenity, these concerns can be overcome via conditions.

5.6 The proposal is considered to have given due regard to paragraphs 7, 14, 8, 121 and 123 of the National
Planning Policy Framework alongside policies CP10, CP11, CP13, CP14, DC1, DC7 and DC16 of the
Adopted Core Strategy and Development Control Policies Development Plan Document (2009)..
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5.7 The proposal is recommended for approval on this basis subject to no adverse comments being received
as a result of the consultation exercise.

RECOMMENDATION Planning Permission

CONDITIONS

1 Full Permission Time Limit (3 years)
The development must be begun not later that the expiration of THREE YEARS beginning
with the date of this permission.
Reason for Condition:
As required by section 91 of the Town and Country Planning Act 1990.

2 In accordance with submitted plans NEW 2017
The development must be carried out in strict accordance with the application form, and
approved documents and drawings as set out in the table at the end of this notice.
Reason for condition:-
To ensure the satisfactory development of the site.

3 Construction times
All construction works are to be carried out in accordance with Breckland Councils
acceptable working hours policy and shall not take place between the hours of 07:30 hours
to 18:00 hours Monday Saturday, 07:30 - 13:00 hours on Saturday or at any time on
Sundays or Bank Holidays

Reason for condition:- In the interest of the amenities of nearby residents
4 Development in accordance with the Noise

impact assessment
The development hereby permitted shall be constructed in line with the recommendations
contained within the submitted noise impact assessment and shall not generate a noise level
for the loading, unloading of grain and operation of plant greater than those contained within
the noise report submitted with the application, except during daytime hours at the boundary
of the nearest residential property to the west where the level is to be reduced to 38dBLeq1
hour.

The specific noise level at the boundary of the nearest affected residential property to the
south east should not exceed
35dBLeq15min between the hours of 23:00 and 07:00
38dBLeq1 hour between the hours of 07:00 and 23:00

The specific noise level at the boundary of High Farm Cottage to the west should not exceed
34dBLeq15min between the hours of 23:00 and 07:00
38dBLeq1 hour between the hours of 07:00 and 23:00

The specific noise level at the boundary the nearest affected residential property to the north
east should not exceed
32dBLeq15min between the hours of 23:00 and 07:00
34dBLeq1 hour between the hours of 07:00 and 23:00
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All measurements to be taken using the methodology of BS4142: 2014. All measurements to
be taken with a sound level meter of IEC 651 Type 1, or BS EN 61672 Class 1, standard (or
the equivalent relevant UK adopted standard in force at the time of the measurements) set
to measure using a fast time weighted response. This should be calibrated in accordance
with the procedure specified in BS 4142: 2014 (or the equivalent relevant UK adopted
standard in force at the time of the measurements).

Reason for condition:-
In the interest of the amenities of nearby residents

5 Plant machinery restriction
No additional fans, plant or any associated flues, ducts, vents or air inlets other than those
shown on the submitted plans and included within the noise impact assessment submitted
with the application shall be installed on the site without the prior written approval of the local
Planning Authority.

Reason for condition:- In the interest of the amenities of nearby residents
6 Shutter doors

When the fans are running within the grain store, the roller shutter doors must remain closed
at all times except when the grain is being removed from and deposited into the grain store.

Reason for condition:- In the interest of the amenities of nearby residents
7 Rodant monitoring

Records should be kept of all rodent control activities including monitoring records and
treatment details and made available to Environmental Protection Officers in the event of a
complaint. Any increase in rodent numbers should be addressed immediately in line with
current best industry practice.

Reason for condition; In the interest of the amenity of nearby residents.
8 Contaminated Land - Unexpected

Contamination
In the event that contamination is found at any time when carrying out the approved
development that was not previously identified it must be reported in writing immediately to
the Local Planning Authority. An investigation and risk assessment must be undertaken in
accordance with details to be agreed in writing with the Local Planning Authority.  Where
remediation is necessary, a remediation scheme must be submitted to and approved in
writing by the Local Planning Authority.  Following completion of measures identified in the
approved remediation scheme a verification report shall be submitted to and approved in
writing by the Local Planning Authority.
Reason for condition:-
To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters, property and
ecological systems, and to ensure that the development can be carried out safely without
unacceptable risks to workers, neighbours and other offsite receptors.
This condition is imposed in accordance with CP9 of the Breckland Adopted Core Strategy.
This condition will require to be discharged

10 Highway condition - storage purposes only
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The use of the store shall be for the storage of grain only by the applicant. The development
neither in full or in part shall not be let to third parties for storage for the lifetime of the
development.

Reason for condition: to ensure the protection of amenity of local residents in accordance
with policy DC1 of the Adopted Local Plan (2009).

12 Variation of approved plans
Any variation from the approved plans following commencement of the development,
irrespective of the degree of variation, will constitute unauthorised development and may be
liable to enforcement action.
You or your agent or any person responsible for implementing this permission should inform
the Development Control Section immediately of any proposed variation from the approved
plans and ask to be advised to the best method to resolve the matter.  Most proposals for
variation to the approved plans will require the submission of a new application.
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