
 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2020/1466/O CASE OFFICER Chris Hobson

LOCATION: WELLINGHAM APPNTYPE: Outline
Land to the west of The Street POLICY: Out Settlemnt Bndry
Wellingham

CONS AREA: N

APPLICANT: George Thompson (Farms) Limited
Grove Farm Holbeach Hurn

LB GRADE: N

AGENT: Brown & Co
Ground Floor The Atrium St Georges
Street

TPO: N

PROPOSAL: Erection of farm worker's dwelling

DEFERRED REASON

A Background

A.1 The application has been considered alongside application 3PL/2020/1484/F for a new dairy unit and
associated works on land immediately to the south of the proposed dwelling and to which the proposed
dwelling would serve. The applications were deferred at Planning Committee on 15th February 2022 for a
site visit to be undertaken. This was undertaken on the 14th March 2022. The application was subsequently
deferred at the 15th March Planning Committee in order to consider and seek ecology advice on further
objections received regarding impacts on nearby habitats.

A.2 Since the deferral at Planning Committee there have also been a number of material changes to
Planning Policy and other material considerations including that of Nutrient Neutrality and the implementation
of the Norfolk Green Infrastructure Recreation Avoidance Mitigation Strategy (GIRAMS). A discussion of the
above changes with respect to the development plan policies and all other relevant material considerations
are set out below.

A.3  Since the site visit and deferral, the applicants have also submitted updated information with respect to
the above matters and further explanation of the operation of the dairy unit, the measures employed for
managing odour sources at the unit and minimising odour pollution, and an updated ecology report.
Additional consultation and notification has subsequently been carried out and responses are set out below.

B Consultation Responses

B.1 Wellingham Parish Council - Continue to raise objections and concerns including the following:
- Concern that Highways Authority have made no objection, except for a few minor junction adjustments, to
the impact the extra road traffic will have on our already overburdened country lanes.
- Concern that significant time since committee site visit and the importance of understanding the visual
impact on unspoilt countryside from the enormous development from both public roads and adjacent heath.
- Perceived total lack of respect that Applicant has for Wellingham and it's residents and the people of
Breckland as a whole.
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- The lack of Pre-Application engagement with the local community and parish council.
- The timing of the application submission, and removal of posters and notices displayed by the local
community regarding the application.
- The applicant, or his Agent, actually gave instruction to BT to install a telephone line to the proposed
building before the Application had even been lodged.
- The applicant has alternative land where the structure would be much less offensive and obtrusive, but
would probably get much stronger objection numerically.

B.2 Environmental Health - I can't see that we can sustain any further objection.  It seems wrong that we can
have odour limits for external persons, and yet we can subject a farm worker to unacceptable odour.  I would
recommend that we secure the property is tied to the use of the dairy.

B.3 Council's Ecology Advisers - We are satisfied that there is sufficient ecological information available for
determination of this application. This provides certainty for the LPA of the likely impacts on designated sites,
protected and Priority species & habitats and, with appropriate mitigation measures secured, the
development can be made acceptable.

The online habitat mapping tool MAGIC highlighted two fields as potentially being lowland dry acid grassland.
Which is a Priority Habitat type under Section 41 of the Natural Environment & Rural Communities Act. The
results of the National Vegetation Classification (NVC) Survey (Hopkins Ecology, May 2022) has concluded
that the grasslands are not acid and can be classified as semi-improved, neutral swards. We are satisfied
that the grassland habitat has been assessed appropriately and accurately.

We are satisfied that there is sufficient information provided with the Ecology Assessment including a
Shadow Habitats Regulations Assessment (Hopkins Ecology, December 2020, updated August 2022) to
conclude that the scheme will not impact the site integrity of the River Wensum SAC, SSSI and River Nar
SSSI, with impacts predicted to be negligible. Furthermore, Natural England have no objection, stating
"Based on the plans submitted, Natural England considers that the proposed development will not have
significant adverse impacts on designated sites and has no objection" (Natural England Consultation, 21st
January 2021).

The mitigation measures identified in the Ecology Assessment including a Shadow Habitats Regulations
Assessment (Hopkins Ecology, December 2020, updated August 2022) should be secured by a condition of
any consent and implemented in full. This is necessary to conserve and enhance protected and Priority
species particularly nesting birds.

We also support the proposed reasonable biodiversity enhancements, which have been recommended to
secure net gains for biodiversity, as outlined under Paragraph 174d of the National Planning Policy
Framework (2021). The reasonable biodiversity enhancement measures should be outlined within a
Biodiversity Enhancement Strategy and should be secured by a condition of any consent. As recommended
within the Ecology Assessment including a Shadow Habitats Regulations Assessment (Hopkins Ecology,
December 2020, updated August 2022) enhancements could include provision of infill planting of the existing
south entrance of the east hedgerow. The Biodiversity Enhancement Strategy should include locations of
hedgerow planting, species and percentages of species that will be used. Additionally, it is recommended
that the provision of nesting bird boxes would also be appropriate, due to the proposed removal of a section
of hedgerow.

This will enable LPA to demonstrate its compliance with its statutory duties including its biodiversity duty
under s40 NERC Act 2006. Impacts will be minimised such that the proposal is acceptable, subject to the
conditions below based on BS42020:2013. We recommend that submission for approval and implementation
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of the details below should be a condition of any planning consent, development take place in accordance
with submitted ecology report and submission and approval of biodiversity enhancement plan.

C Third Party Representations

C.1 The Council has received further 5 representations raising objections. The reasons given follow those
previously reported below, and include:
- without an on-site farm workers dwelling there will be cattle welfare and security issues
- workers and their families will not notice the smell as they will be accustomed to it
- not sustainable

D Assessment

D.1 Odour and Residential Amenity

D.1.1 As set out in detail below officers raised concern regarding the amenity and health implications of
occupants of the dwelling given its proximity to and the odour levels that maybe experienced by the
occupants and accordingly the application was previously recommended for refusal. The applicants have
subsequently set out in more detail the activities and measures undertaken on site that would be undertaken
as part of routine management of the dairy unit. The applicants advise that "levels of odour from the dairy
herd will naturally vary according to seasonal and operational factors. Generally the herd would be
permanently out to grazing for 6 months of the year, and during the day for a further 2 months. During the
summer months, when occupants of the proposed dwelling would be more likely to have windows open or
spend time in the garden, the cow shed would not be in use and the herd would out at pasture, returning to
the unit only for milking. During the winter months, odour levels would be highest when the cow shed and
yards were being cleared of manure/slurry and spent litter, but this would be a relatively quick operation and
would be timed to minimise odour impacts on residents. Sheds would be cleaned out regularly to maintain a
high standard of animal welfare. Farm slurry would be stored in the proposed lagoon below a layer of water
to minimise contact with the air and thus reduce odour emissions. Slurry would be removed to surrounding
fields by underground pipes to reduce disturbance of the contents of the lagoon. A trailing shoe spreader
would be used to spread the slurry, rather than a splash plate system, to reduce odour emissions.  An odour
management plan could be required through a suitably worded planning condition."

D.1.2 As set out above the odour experienced would not be present throughout the year, with large periods
of the year livestock being out to pasture and limited odour experienced. In the most extreme periods of
odour during clearing out the occupants of the dwelling would be able to manage and control daily activities
on the farm. It is further noted that guidance used by the EA considers farm workers are not sensitive
receptors and that it is not uncommon to necessitate farm workers dwellings in close proximity to livestock
buildings and associated with this an acceptance that general residential amenity standards cannot be
secured. Whilst it is noted that the occupants of the dwelling would still experience moderate impacts from
the odour, subject to conditions securing approval and implementation of an odour management plan and the
occupants being tied to the use of the dairy farm, the levels of amenity achieved for a dairy worker within the
proposed dwelling would not be unacceptable.

D.1.3 The Council's Environmental Health Officer has subsequently not raised objections subject to the
dwelling being tied to the use of the adjacent dairy unit. The applicants have agreed to enter into a s.106
Agreement to include obligations tying the occupation of the proposed dwelling to the manager / herdsperson
of the adjacent dairy unit the subject of application 3PL/2020/1484/F, and preventing the occupation of the
proposed dwelling until this dairy unit is complete and operational.
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D.1.4 Accordingly, it is considered that whilst odour levels experienced would be in excess of that considered
appropriate for a separate private dwelling, noting the proposals are necessary for and to accommodate the
manager/herdsperson of the adjoining dairy unit subject to conditions and legal agreement the proposal
would provide adequate amenity for the occupants, in accordance with policy COM03 of the Breckland Local
Plan.

D.2 Nutrient Neutrality

D.2.1 This application has been assessed against the conservation objectives for the protected habitats of
the River Wensum Special Area of Conservation and the Broads Special Area of Conservation and Ramsar
site concerning nutrient pollution in accordance with the Conservation of Species and Habitats Regulations
2017 (as amended) (Habitats Regulations). The Habitat Regulations require Local Planning Authorities to
ensure that new development does not cause adverse impacts to the integrity of protected habitats such as
the River Wensum or the Broads prior to granting planning permission. This site is located outside of the
catchment area of the sites as identified by Natural England but within close proximity to the boundary of the
affected catchments. The development proposed does involve the creation of additional overnight
accommodation. The site sits approximately 300 metres to the south of the catchment of the River Wensum
SAC and Broads SAC and Ramsar site with land levels continuing to slope generally downwards to the south
and west.

D.2.2 The proposed development would discharge foul water into an on site package treatment plant with
surface water proposed to drain into the ground via soakaways within the site. The Flood Risk Assessment
(FRA) and Preliminary Risk Assessment (PRA) submitted with the application for the associated dairy unit
immediately to the south, confirm that the site falls within the management catchment of North West Norfolk
Rivers. The site sits within the operational catchment of the River Nar. After flowing south to Mileham, the
River Nar then flows westwards to join the Great Ouse which discharges to the sea at Kings Lynn. Figure 2.5
of the FRA shows the catchment of the principal drainage network adjacent to the application site. Therefore,
it is considered that there would not be any hydrological connection between the proposed development and
the catchment areas relating the River Wensum and The Broads SAC. Noting the above therefore, this would
avoid discharge into the watercourse network and catchments of the affected Habitat Sites and as such it is
unlikely to lead to a significant effect on the above Habitat Sites.

D.2.3 This application has been screened, using a precautionary approach, as unlikely to have a significant
effect on the conservation objectives either alone or in combination with other projects and there is no
requirement for additional information to be submitted to further assess the effects. Therefore, the application
can, with regards nutrient neutrality, be safely determined with regards the Conservation of Species Habitats
Regulations 2017 (as amended).

D.3 Norfolk Green Infrastructure Recreation Avoidance Mitigation Strategy (GIRAMS)

D.3.1 Since the 1st April 2022 and the implementation of the Norfolk Green Infrastructure Recreation
Avoidance Mitigation Strategy (GIRAMS), all developments that create recreational pressure and are within
the zone of influence of Natura 2000 Habitat Sites are likely have a significant effect through recreation
impact on Natura 2000 designated sites in Norfolk, being The Brecks, North Norfolk Coast and The Broads,
and will need to appropriately mitigate for this impact as set out in policy ENV03 of the Breckland Local Plan.

D.3.2 The application will provide a new home and will increase recreational pressure by visiting these
Habitat Sites and as such shall be subject to a charge to mitigate the impact under the GIRAMS. This impact
has been evidenced by the Norfolk Green Infrastructure and Recreational Impact Avoidance and Mitigation
strategy. Breckland District Council, along with all other Norfolk Authorities, require a one off tariff of £185.93
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(index linked) per unit to go towards the Norfolk Recreation Impact Avoidance Mitigation Strategy.

D.3.3 The applicants have agreed to make the required financial contribution towards the mitigation of
recreational pressures from the proposed residential development on the sites identified above. Therefore,
the proposals are in accordance with policy ENV03 of the Breckland Local Plan.

D.4 Other Material Considerations

D.4.1 With respect to the updated Ecology report and Shadow HRA, this has reflected changes to the
broader proposals since the submission of the application and to reflect the length of time since the original
report had been undertaken. Noting the advice of the Council's ecologists it is considered that there is
sufficient information provided including the updated Ecology Assessment including a Shadow Habitats
Regulations Assessment (Hopkins Ecology, December 2020, updated August 2022) to conclude that the
scheme will not impact the site integrity of the River Wensum SAC, SSSI and River Nar SSSI, with impacts
predicted to be negligible. Furthermore, it is noted that Natural England have raised no objections to the
amendments and earlier scheme and consider that the proposed development will not have significant
adverse impacts on designated sites.

D.4.2 Accordingly conditions are recommended in line with the ecologists advice above, and subject to these
it is considered that the proposed development would satisfactorily protect wildlife and nature conservation
interests, including protected habitats and species, and be in accordance with policies ENV02 and ENV03 of
the Breckland Local Plan and policy guidance contained in the NPPF.

D.4.3 With respect to all other matters in relation to planning policy set out in the adopted Breckland Local
Plan (2019), the NPPF, and with respect to the site itself and characteristics these remain as previously
considered in the May 2021 Planning Committee report, which follows this deferred section. It is therefore not
necessary to revisit those matters set out in detail below.

D.5 Planning Balance and Conclusions

D.5.1 As identified below, in light of the viability evidence provided, the existing dairy unit to the east and the
ability to restrict the commencement and occupation of the dwelling to tie into the construction and operation
of the proposed adjacent dairy unit, it is considered that the economic benefits of the proposals would
outweigh the conflict with policy HOU13 of the Breckland Plan and small loss of grade 3 agricultural land.

D.5.2 Concerns were raised by officers regarding the amenity and health implications of occupants of the
dwelling given its proximity to and the odour levels that maybe experienced by the occupants and
accordingly the application was previously recommended for refusal. However, the applicant has provided
further clarification of the proposed use and controls in place. The Council's Environmental Health Officer has
subsequently not raised objections subject to the dwelling being tied to the use of the adjacent dairy unit. The
applicants have agreed to enter into a s.106 Agreement to include obligations tying the occupation of the
proposed dwelling to the manager / herdsperson of the adjacent dairy unit the subject of application
3PL/2020/1484/F, and preventing the occupation of the proposed dwelling until this dairy unit is complete
and operational.

D.5.3 Having regard to the above, the proposed development is largely compliant with the policies contained
within the Breckland Local Plan, and there are no material considerations that would indicate that permission
should be refused, and accordingly the application is recommended for approval subject to conditions and
s.106 agreement to deliver the above obligations.
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E Recommendation

E.1 The application is now recommended for approval subject to the conditions set out below and a legal
agreement being entered into to secure that the occupation of the proposed dwelling be tied to the
manager/employee of the adjoining dairy unit in perpetuity, and the phasing of the completion and
occupation of the dwelling to align with the completion of the proposed dairy unit on the adjoining site, and
payment of financial contribution towards GIRAMS.

REASON FOR COMMITTEE CONSIDERATION

The application is locally significant and has received a significant number of representations.

KEY ISSUES

Principle of Development
Highways, Road Network and Parking
Design and Landscape Impact
Drainage and Flooding
Ecology, Biodiversity, Emissions and Protected Sites
Residential Amenity
Archaeology and Contamination

DESCRIPTION OF DEVELOPMENT

Outline planning application with details of access only for the erection of farm worker's dwelling. The
dwelling would be used for a farm worker for the adjacent diary unit if approved for adjacent planning
application 3PL/2020/1484/F. Foul sewerage is proposed to be dealt with by package treatment plant.

SITE AND LOCATION

The site is 0.15ha in size and is currently in agricultural use. A hedge and tree border the east and south of
the application site. Adjacent is a planning application for a diary unit for 350 cows to produce milk. 1,000m to
the north is Wellingham village.

EIA REQUIRED

N/A

RELEVANT SITE HISTORY

No relevant site history for the application site. Land to the south-west, immediately adjacent has a live
planning application reference 3PL/2020/1484/F connected to the application for the erection of dairy unit,
including cattle house, milking parlour, loose yard building, general purpose building, feed store, feed bin,
milk silo, silage clamps, slurry lagoon, attenuation pond, hardstandings and new access.

POLICY CONSIDERATIONS

The following policies of the Breckland Local Plan, including the Proposals Maps, have been taken into
consideration in the determination of this application. The provisions of the National Planning Policy
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Framework and National Planning Policy Guidance have also been taken into account, where appropriate

COM01 Design
COM02 Healthy Lifestyles
COM03 Protection of Amenity
EC01 Economic Development
EC06 Farm Diversification
ENV02 Biodiversity protection and enhancement
ENV03 The Brecks Protected Habitats & Species
ENV05 Protection and Enhancement of the Landscape
ENV06 Trees, Hedgerows and Development
ENV08 Non-Designated Heritage Assets
ENV09 Flood Risk & Surface Water Drainage
GEN02 Promoting High Quality Design
HOU10 Technical Design Standards for New Homes
HOU13 Rural Workers Dwellings
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance
TR01 Sustainable Transport Network
TR02 Transport Requirements

OBLIGATIONS/CIL

Not Applicable

CONSULTATIONS

WELLINGHAM P C
Object. The development proposed by Mr. Thompson would (if permission is granted) involve construction of
thinly disguised industrial units in open countryside,We understand that the Highways Department have
asked for further details on the proposed access routes. In this regard however we believe that such further
investigations will only concentrate on safety, vehicle movements, road widths, turning circles and so on.

Paragraph 2.8 of the Design & Access Statement acknowledges that the highway network around the site is
narrow in places. However, it also refers to numerous informal passing bays within the local highway
network. This is disputed and in reality the number of passing bays are very limited in nature, along long
stretches of single track roads. The Transport Statement submitted with the application, also references that
the HGV route from the site to the A1065, would involve HGVs routing to the west via Heath Lane. This
suggested route, would involve HGVs travelling a substantially longer distance to reach the site than the
obvious alternative route options. The shortest route options to the site are either to the north via Wellingham
village or to the south via Wellingham Road and Litcham village. It is inherently likely that HGV drivers using
the Dairy will not be local to the area, and that they will be relying on satellite navigation, which will take them
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on the shortest route. Both of the shortest routes are unsuitable for HGVs and are narrow country lane
without passing bays. The route to the South would involve HGVs passing Litcham Primary School, which is
accessed from Pound Lane, and is on approach to Wellingham, a narrow country road bordered in places by
dense hedging which does not permit vehicles to pass, damaging views and the entire approach to
Wellingham. We fear it will increase HGV traffic dramatically, permanent damage that it will cause to the
visual and natural environments surrounding the village, the proposed slurry pits will bring air pollution,
noxious smells and invasive flies to the acute detriment of the local inhabitants.  This is however a new
business venture which is, in our view, entirely inappropriate for the setting. There is not, nor has there ever
been, any established dairy farm in Wellingham of any scale, let alone that proposed by the Applicant.

The Applicant does not live in Norfolk. To the best of our knowledge, neither the Applicant nor his
professional advisors have made any attempt to contact any of the residents in Wellingham to canvass their
views prior to the issuance of their Application.  The proposal does not bring any benefit to the local area.
Loss of, and ruination of, open countryside much used and valued for recreational use. the prevailing wind
will invariably carry any such smells and flies into the village.
NORFOLK COUNTY COUNCIL HIGHWAYS
We are advised that the proposed dwelling is required in connection with the dairy unit which is the subject of
application 3PL/2020/1484 and that it will be served by the same access arrangements as the dairy unit.

On that basis, and subject to the dairy unit being granted permission, details of parking and turning
arrangements for the dwelling will need to be submitted as part of the reserved matters application.

Recommend conditions.
TREE AND COUNTRYSIDE CONSULTANT
No objection to the principal based on hedge and tree retention as shown on the AIA supplied by Plandescil.
I would like to see the dwelling moved to the west away from retained trees to reduce the likelihood of future
requirement for tree removal/reductions.
CONTAMINATED LAND OFFICER
No objections or comments on the grounds of Environmental Protection, providing the development
proceeds in line with the application details.
ENVIRONMENTAL HEALTH OFFICERS
I have looked at the revised application submitted and, based on the information provided to me at this time;
there are no further comments on the grounds of Environmental Protection. The reports submitted continue
to indicate that the amenity of the potential occupant of the property would be severely affected by the
proximity of the dairy and lagoon. I would also reiterate my colleagues previous comments that long term
exposure to strong smells can give rise to headaches, dizziness, nausea and can affect mood and stress
levels. Strong smells can also irritate, eyes nose and throat, cause wheezing, chest tightness and shortness
of breath, particularly for those with pre-existing health conditions.

NATURAL ENGLAND No Comments Received
NATIONAL GRID No Comments Received

Ecological and Biodiversity Consultant
No objection and provides detailed comments on the ammonia impact in respect of the associated milking
unit application.
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REPRESENTATIONS

A site notice was erected on 14-01-21. 16 local representations have been received raising the following key
points:

- Objections to the adjacent planning application reference 3PL/2020/1484/F
- If the adjacent planning application is refused so should this one be
- The diary could be located closer to their existing properties
- Until business is established including viability demonstrated the need for a dwelling cannot be certain
- Any residential should be temporary
- Road frequently floods and are in poor repair
- Lack of pre-application consultation
- How will construction vehicles get to the site
- Increased traffic and damage to verges
- Harm to wildlife and habitats
- Harm to unspolit rural area
- Local speeding
- Listed St Andrews Church 1.2km to the north
- Permission  for further dwellings could be sought

ASSESSMENT NOTES

1.0 Principle of Development

1.1 Policy GEN 03 sets out that most new development need will be met through the proposed sustainable
settlement hierarchy and identifies which settlements these include. Policy GEN 05 sets out that outside the
defined settlement boundaries, development is restricted to recognise the intrinsic character and beauty of
the countryside. Development outside the defined settlement boundaries will only be acceptable where it is
compliant with all relevant policies set out in the development plan, including but not necessarily restricted to
Policy HOU13 of the Local Plan, which allows agricultural workers dwellings in the countryside subject to 9
criteria listed below.

1. It can be demonstrated that the dwelling is essential to the functional needs of the business i.e. there is a
need for one or more full time workers to be readily available on-site at most times;

The supporting statement details that during calving season that there are between 100 -120 cows and
heifers calving per month. Farm Assurance Codes of Practice require that suitable trained persons are
available 24 hours a day and the Government Strategy for Food and Farming published in 2002 states in
section 2.5.3 that 'high standards of animal health and welfare are important because they are a vital part of
producing safe food and because we care about how animals are treated. High standards are  also essential
for the economic success of the industry'.  The Code of Recommendation for the Welfare of Livestock
(Cattle) states that 'no matter how acceptable a system may be in principle, without competent, diligent
stockmanship, the welfare of animals cannot be adequately catered for'. To meet the above standards an
appropriately skilled worker needs to be living on site to be available at short notice to monitor the animals'
health and welfare.

It is agreed a dwelling near the site is required for at least two months of the year for calving season, and
there is benefit of there being a dwelling there the rest of year given the size of the heard.
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2. It can be demonstrated that the enterprise has been established for at least three years and is, and should
remain, financially viable;

No the diary unit is not yet in existence.

3. There is no other accommodation within the site/holding or within the surrounding area which is currently
suitable and available, or could be made available;

Existing local dwellings are already occupied by existing farm workers/ share farmers. There is a single
cottage in the village.  However, this is too far away from the proposed new unit to satisfy the functional
requirement. There are no properties available in a suitable distance from the farm.

4. A dwelling or building suitable for conversion to a dwelling within the site/holding has not been sold on the
open housing market without an agricultural or other occupancy condition in the last five years;

This information has not been provided.

5. The proposed dwelling is no larger than that required to meet the functional needs of the enterprise, nor
would it be unusually expensive to construct in relation to the income that the enterprise could sustain;

This is an outline application and a suitable condition could be applied.

6. The proposed dwelling is sensitively designed and in keeping with its rural surroundings and will not
adversely affect the setting of any heritage asset;

This is an outline application and there are no heritage assets in proximity to the site.

7. The proposed dwelling will have satisfactory access;

Yes, the highways authority have no objections to this application.

8. The proposed dwelling is well landscaped, is sited to minimise visual intrusion and is in close proximity to
existing buildings to meet the functional need of the business; and

The proposed dwelling is adjacent to a mature hedge and tree row which will minimise visual intrusion. If the
diary unit is approved, the dwelling would be adjacent to the diary unit.

9. Where the proposal involves a new business that cannot yet demonstrate financial soundness, a
temporary dwelling (in the form of a caravan, mobile home or wooden structure that can easily be dismantled
and removed from the site) may be acceptable provided all the other criteria outlined above are met.

The diary unit would be the expansion of an existing business.  However, would be a distinct new diary unit.

1.2 The development fails criteria 2 as it is not an existing unit within the wider farming enterprise with proved
viability. However, costing projections have been provided and the applicant benefits from running a similar
although more dated facility in the area. It is therefore considered very likely the diary unit would be viable
and in this instance, this is considered material to deviate from criteria 2. However, to ensure the dwelling is
not built independently it is recommended a condition is applied, if approved, to prevent construction works
commencing until the adjacent diary unit foundations have been laid and not occupied until the diary unit is
first used. This is considered to meet the tests of applying a condition and is enforceable, due to the cost of
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developing the diary unit.

1.3 The development would result in the loss of Grade 3 agricultural land (good (a) to moderate(b)) which
assuming it is 3(a) forms part of the best and most versatile agricultural land as defined by NPPF. Paragraph
170 of the NPPF sets out that planning decisions should recognise the intrinsic character and beauty of the
countryside, and the wider benefits from natural capital and ecosystem services, including the economic and
other benefits of the best and most versatile agricultural land.  The loss of 3ha of grade 3 agricultural land is
a negative of the proposal which must be assessed in the planning balance, which is undertaken at the end
of this report.

2.0 Highways, Road Network and Parking

2.1 The application proposes to enhance the existing access to The Street and this will be shared with the
diary unit. Highways have not raised an objecting noting shared access with 3PL/2020/1484 and raises no
objection subject to conditions. Sufficient space is proposed to provide two parking spaces.

2.2 The development is considered to comply with paragraph 109 of the NPPF and Policies TR 01 and TR 02
of the Breckland Local Plan (adopted 2019).

3.0 Design and Landscape Impact

3.1 The design of the dwelling is reserved for future determination.  However, given the rural location it would
be appropriate to limit the height of the dwelling to one and half storeys (i.e. rooms in the roof permitted) by
condition.

3.2 The site is screened to the south and east by existing trees and hedgerows. The development will
therefore benefit from established mature screening from public vantage points, albeit in winter months with
the loss of leaves, the development will be more visible. There are no public rights of way adjacent to the
application site.

3.3 The application site will change fundamentally from agricultural fields to a built site. Beyond the site the
development will only likely been seen from Heath Lane when people are travelling down this route. Overall
the landscape and visual harm is considered to be very minor, or minor when the diary unit is also taken into
account.  As recommended in the submission, hedge infilling should be provided as mitigation into any
existing gaps. For the aforementioned reasons the development complies with Policy ENV 05 of the Local
Plan and Section 15 of the NPPF.

4.0 Drainage and Flooding

4.1 The application site is in flood risk zone 1 which is at the lowest risk of flooding from rivers and sea. The
site is at very low risk of surface water flooding and no identified risk of groundwater flooding or flooding from
reservoirs.

4.2 This is minor application and due to the low flood risk no FRA or drainage strategy is required to enable
successful determination of the application. Based on the foregoing, the drainage arrangements are found to
be acceptable and accord with Policy ENV 09 of the Breckland Local Plan (adopted 2019).

5.0 Ecology, Biodiversity, Emissions and Protected Sites

5.1 The site is an agricultural field boarded by hedge and tree belts and the joint agricultural worker dwelling
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and diary unit development will change this to an intensive livestock operation. The Ecology Assessment
including a Shadow Habitats Regulations Assessment submitted under the diary unit application, by the
same applicant and covering this site advises that great crested newts are not presented locally.  That there
is likely to be a small assemblage of foraging bats and nesting birds together with hedgehogs and
invertebrates. The development will cause some harm by the loss of improved grass swards land, creating a
gap in a protected hedgerow and some light spill. As such mitigation and enhancement is required. The
applicant recommends this takes the form of:

- Any clearance of vegetation should be undertaken outside of the nesting bird season (March to August
inclusive) or otherwise under a watching brief.
- New infill planting of the existing south entrance of the east hedgerow to mitigate the creation of the new
breach.
- New hedgerow planting around the dwelling.

5.2 The Council's Ecological and Biodiversity Consultant was consulted on the diary unit application which
included a combined ecology report which dealt this workers dwelling also. They raised no objection to this
dwelling and recommended a condition to secure net gains for biodiversity in accordance with Policy ENV 02
of the Breckland Local Plan (adopted 2019).

5.3 In respect of protected species, biodiversity, European sites and National sites the development is found
to be acceptable and accords with Policies ENV 02 and ENV 03 of the Breckland Local Plan (adopted 2019),
together with Section 15 of the NPPF.

6.0 Residential Amenity

6.1 The residential unit would be adjacent to a dairy unit and would be subject to odours as detailed in the A
Dispersion Modelling Study of the Impact of Odour. Specifically it would experience odours of 10.0 to 25
ouE/m3 as a maximum annual 98th percentile hourly mean, which significantly exceeds the 3 ouE/m3
moderately offensive odours benchmark defined by the EA. The applicant has moved the slurry lagoon
position away from the dwelling however this has not made a notable difference to odour levels for the
dwelling. Even if the odour was considered as "less offensive" due to the dwelling being for a farm worker it
would continue to exceed the EA defined benchmark limit of 6ouE/m3. At 10.0 ouE/m3 , most would describe
the intensity of the odour as moderate or strong and if persistent, it is likely that the odour would become
intrusive. The dwelling would experience in excess of this as set out above.

6.2 The Council's Environmental Health Officer has raised objection detailing that the reports submitted
continue to indicate that the amenity of the potential occupant of the property would be severely affected by
the proximity of the dairy and lagoon. Long term exposure to strong smells can give rise to headaches,
dizziness, nausea and can affect mood and stress levels. Strong smells can also irritate, eyes nose and
throat, cause wheezing, chest tightness and shortness of breath, particularly for those with pre-existing
health conditions.

6.3 The agent has advised that the dwelling must be adjacent to the diary unit and thus cannot be moved
further away. However, it is not agreed that monitoring and security could not be undertaken with the help of
cameras and alarms with the dwelling located further away and the farm worker who could then undertake a
few minutes travel via a vehicle to the diary unit if need arises outside normal working hours. If this is not
suitable for calving season, then a caravan could be used for these two months. For these reasons it is
considered unacceptable to have a agricultural workers dwelling in this location, which will experience such
high levels of odours all year round.
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6.4 The application does not specify the maximum size of dwelling, on this basis, if approved, it is considered
reasonable to restrict the size of the dwelling to one bedroom and no larger than 70sqm which allows for two
storeys and a boot/ utility room as the odours levels would make it unsuitable for children or the vulnerable,
such as the very elderly.

6.5 The impact to future residential amenity is found not to be acceptable and therefore the development
does not accord with Policy COM 03 and paragraph 130(f) of the NPPF.

7.0 Archaeology, Contamination and Gas Pipe Lines

7.1 NCC Historic Environment Office have raised no objection nor recommended any conditions for the
adjacent diary unit in respect to archaeology having checked their records. As such the development does
not conflict with Policy ENV 08 of the Breckland Local Plan (adopted 2019) and Section 16 of the NPPF.

7.2 The Contaminated Land Officer has raised no objection nor recommended conditions.

8.0 Planning Balance and Conclusion

8.1 The application is a deviation from Policy HOU 13 of the Breckland Local Plan (adopted 2019) as is
seeks permission for an agricultural workers dwellings for a proposed rather than existing diary unit. Given
the viability evidence provided, the existing diary unit to the east and the ability to restrict commencement
and occupation to tie into the diary unit construction, these are considered other material planning
considerations, which in this instance outweigh the current moderate conflict with policy and make the
development acceptable in principle.

8.2 The development will result in the loss of some agricultural Grade 3 land.  However, this is outweighed by
the economic benefits of the development including job creation, product creation and construction works
and supply chain.

8.3 The agricultural workers dwelling would experience odours levels far in exceedance of the EA's
Benchmarks and whilst the diary unit worker will be more accustomed to these types and levels of odours the
levels are considered to be too high for their permanent accommodation and will restrict their or others ability
to enjoy spare time at home, have a normal family life and may impact their health. The reasons given for the
location of the dwelling do not outweigh the principle concern of impact on amenity and it is considered there
is plenty of space to locate the dwelling further away in the applicants land holding where the odour levels
would be lower. As such the development conflicts with Policy COM 03 and paragraph 130(f) of the NPPF,
not outweighed by other material planning considerations and is therefore recommended for refusal.

RECOMMENDATION

Refusal

CONDITIONS

1 Outline permission -time limit
Approval of the details of the siting, design and external appearance of any building to be
erected together with precise details of the type and colour of the materials, means of
access thereto and the landscaping of the site (herein after called 'reserved matters') shall
be obtained from the Local Planning Authority in writing before any development is
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commenced.
Application for approval of the reserved matters shall be made to the Local Planning
Authority before the expiry of THREE YEARS from the date of this permission.

Reason for condition:- The application is for Outline permission only and gives insufficient
details for the proposed development and to comply with Section 92 of the Town & Country
Planning Act 1999 (as amended).

2 Outline - time limits for implementation
The development hereby permitted shall be begun either before the expiration of FIVE
YEARS from the date of this permission, or before the expiration of TWO YEARS from the
date of the approval of the last of the reserved matters to be approved, whichever is the
later.

Reason for condition:-  To comply with section 92 of the Town & Country Planning Act 1999
(as amended).

3 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.

4 Access
Prior to the first occupation of the development hereby permitted the vehicular access shall
be constructed in accordance with a detailed scheme to be agreed in writing with the Local
Planning Authority in accordance with the highways specification Field Type 1 and thereafter
retained at the
position shown on the approved plan. Arrangement shall be made for surface water
drainage to be intercepted and disposed of separately so that it does not discharge from or
onto the highway.
Reason for condition:-To ensure construction of a satisfactory access and to avoid carriage
of
extraneous material or surface water from or onto the highway in the interests of highway
safety in
accordance with Policies COM01 and TR02 of the Breckland Local Plan (adopted 2019).

5 Any access gates/bollard/chain/other means of
obstruction
Any access gates/bollard/chain/other means of obstruction shall be hung to open inwards,
set back, and thereafter retained a minimum distance of 8 metres from the near channel
edge of the adjacent carriageway.  Any sidewalls/fences/hedges adjacent to the access shall
be splayed at an angle of 45 degrees from each of the outside gateposts to the front
boundary of the site.
Reason for condition:- In the interests of highway safety enabling vehicles to safely draw off
the highway before the gates/obstruction is opened in accordance with Policies TR01 and
TR02 of the Breckland Local Plan (adopted 2019).

6 Prior to the first occupation/use of the
development hereby
Prior to the first occupation/use of the development hereby permitted visibility splays
measuring 2.4 metres x 59 metres shall be provided to each side of the access where it
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meets the highway. The splay(s) shall thereafter be maintained at all times free from any
obstruction exceeding 0.225/0.6/1.05 metres above the level of the adjacent highway
carriageway.
Reason for condition:- In the interests of highway safety in accordance with Policies TR01
and TR02 of the Breckland Local Plan (adopted 2019).

7 Restriction on height and size
The dwelling hereby approved shall not exceed 1 and half storeys in height (1 full storey and
rooms in the roof). The maximum footprint of the dwelling shall not exceed 70sqm.
Reason for condition:-
To ensure the development is complimentary to it's rural location and minimise visual
impact. In
addition, to ensure the dwelling is no larger than needed to accommodate a single worker
given the
high levels of odour expected at the application site. This condition has been applied having
regard to
Policies HOU 14, COM 03 and ENV 05 of the Breckland Local Plan (adopted 2019).

8 Drainage condition
Prior to the commencement of development above slab level a Sustainable Drainage
Strategy shall be submitted to and approved in writing by the Local Planning Authority. The
scheme shall include:
- The results of infiltration testing undertaken in accordance with BRE Digest 365: Soakaway
Design (2016);
- The rate of runoff from a development should be restricted in accordance with the SuDS
Non-Statutory Technical Standards (2015 or replacement thereof). The strategy should
show how they will limit post development runoff to the greenfield 1 in 1 year (100% AEP)
rainfall event. All events above the 1 in 1 year (100% AEP) event should be limited to
equivalent greenfield rainfall events or 2l/s/ha depending on how runoff volumes will be
managed. The Drainage Strategy should incorporate any updated EA climate change
allowances for peak river flow and rainfall intensity. Where it is not possible to use or
dispose of the additional volume of runoff on the site (i.e. through infiltration or water re-use),
we would expect that the final
runoff rates from the development be restricted further to ensure compliance with Standard
S6 of the SuDS Non-Statutory Technical Standards (2015).
- detailed scaled drawings of the Sustainable Drainage System(s); and
- details of the ongoing management and maintenance of these system(s).
The approved scheme shall be completed in accordance with the approved details prior to
the first use of the extensions hereby permitted.
Reason for condition:- In the interests of preventing the increase in flood risk elsewhere and
ensuring the proposed extensions are safeguarded from surface water flood risk, in
accordance with Policy ENV09 of the Breckland Local Plan (adopted 2019).

9 Precise details of foul water disposal
Prior to the commencement of development and the construction of any drainage systems
on site, precise details of the means of foul water disposal and its ongoing management and
maintenance, shall be submitted to and approved in writing by the Local Planning Authority.
No dwelling shall be first occupied until the approved foul water drainage system has been
connected to and made available and fully functional for that dwelling.
Reason for condition:-
Details are required at an early stage in order to ensure the necessary measures are
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incorporated into the construction of the site and ensure that satisfactory foul drainage upon
occupation in the interests of the proper and safe development and amenity of the
surrounding area and residents. In accordance with Policies in accordance with Policies
ENV09 and COM03 of the Breckland Local Plan (Adopted).
This condition will require to be discharged

10 Biodiversity enahncement
Prior to first use of the building hereby approved, a biodiversity compensation and
enhancement plan shall be submitted and approved in writing by the local planning authority,
detailing the compensation and enhancement measures for biodiversity on site as outlined in
principle in section 8.6 and 8.7 of the Ecology Assessment including a Shadow Habitats
Regulations Assessment (Hopkins Ecology; August 2022). The biodiversity enhancement
plan should include locations of hedgerow planting, species and percentages of species that
will be used. The development shall be carried out in accordance with the approved details
and the improved scheme delivered in full prior to first use of the building and thereafter
retained in perpetuity.
Reason for condition:-
To ensure a net gain in biodiversity in accordance with Policy ENV02 of the Breckland Local
Plan
(adopted 2019).

11 Removal of vegetaiton
No removal of hedgerows, trees or shrubs shall take place between 1st March and 31st
August inclusive, unless a competent ecologist has undertaken a careful, detailed check of
vegetation for active birds' nests immediately before the vegetation is cleared and provided
written confirmation to the Local Planning Authority that no birds will be harmed and/or that
there are appropriate measures in place to protect nesting bird interest on site.
Reason for condition:-
In order to protect wildlife and nature conservation interests within and around the
application site, and to mitigate the ecological impacts of the development having regard to
Policy ENV02 of the Breckland Local Plan (Adopted) and policy guidance contaiend within
the NPPF.

12 Lighting
No external lighting shall be erected unless full details have first been submitted to and
approved in writing by the Local Planning Authority. The details shall include a lighting plan
indicating luminance levels both on the site and beyond, and a schedule of equipment
including mounting heights. Such lighting shall be kept to the minimum necessary for the
purposes of security and site safety and shall prevent upward and outward light radiation.
The lighting shall be installed, maintained and operated in accordance with the approved
details unless otherwise first agreed in writing by the Local Planning
Authority.
Reason for condition:-
In the interests of the amenities of the area and local residents and to minimise light pollution
in accordance with Policy COM3 of the Breckland Local Plan (adopted 2019).

13 Trees and hedges
No development shall commence on site until an updated Tree Protection Plan and
Arboricultural Method Statement have been submitted to and approved in writing by the
Local Planning Authority. Operations on site shall take place in complete accordance with
the approved Arboricultural Impact Assessment (AIA), Tree Protection Plan (TPP) and
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Arboricultural Method Statement (AMS). No other operations shall commence on site in
connection with the development in each phase until the tree protection works and any pre-
emptive tree works required by the approved AIA or AMS have been carried out and all tree
protection barriers are in place for that phase as indicated on the TPP.

The protective fencing shall be retained in a good and effective condition for the duration of
the construction of the development in that phase and shall not be moved or removed,
temporarily or otherwise, until all site works have been completed and all equipment,
machinery and surplus materials removed from site, unless or until the prior written approval
of the local planning authority has been sought and obtained.
Reason for condition:-
Details are required prior to commencement in the interests of the satisfactory appearance
of the development and the protection of existing trees and hedges, having regard to
Policies GEN02, COM01 and ENV06 of the Breckland Local Plan (Adopted).
This condition will require to be discharged

14 Landscaping - details and implementation
Prior to the commencement of development above slab level, a scheme of landscaping
which shall take account of any existing trees or hedges on the site, shall be submitted to
and approved in writing by the Local Planning Authority. The approved scheme shall be
carried out during the planting season November/March in accordance with a timetable for
the phased implementation of the landscaped areas, or within such longer period as may be
first agreed in writing with the Local Planning Authority. The  details shall take account of the
Council's leaflet "Tree pack" (Landscaping advice for applicants). Any trees or plants which
within a period of 5 (five) years from the completion of the landscaping scheme die, are
removed or become seriously damaged or diseased shall be replaced during the next
planting season with others of the same size and species unless the Local Planning
Authority gives written consent to any variation.
Reason for condition:-
To ensure the satisfactory appearance of the development and surrounding area, in
accordance with Policies GEN02, COM01 and ENV05 of the Breckland Local Plan
(Adopted).
This condition will require to be discharged

15 Archaeological condition
No development shall take place until an archaeological written scheme of investigation has
been submitted to and approved by the local planning authority in writing. The scheme shall
include an assessment of significance and research questions; and
1) The programme and methodology of site investigation and recording;
2) The programme for post investigation assessment;
3) Provision to be made for analysis of the site investigation and recording;
4) Provision to be made for publication and dissemination of the analysis and records of the
site investigation;
5) Provision to be made for archive deposition of the analysis and records of the site
investigation; and
6) Nomination of a competent person or persons/organization to undertake the works set out
within the written scheme of investigation.
Reason for condition:-
Details are required prior to commencement to secure the recording an preservation of
previously below ground heritage assets in accordance with Policy ENV07 and ENV08 of the
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Breckland Local Plan (Adopted).
This condition will require to be discharged

16 Archaeology implementation condition
The development shall thereafter take place in accordance with the approved archaeological
written scheme of investigation (as per condition 19). The development shall not be
occupied until the site investigation and post investigation assessment has been completed
in accordance with the programme set out in the archaeological written scheme of
investigation approved under this condition and the provision to be made for analysis,
publication and dissemination of results and archive deposition has been secured.
Reason for condition:-
To secure the recording an preservation of previously below ground heritage assets in
accordance with Policy ENV07 and ENV08 of the Breckland Local Plan (Adopted).

17 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. In accordance with
Policy COM03 of the Breckland Local Plan (Adopted).
This condition will require to be discharged

20 Note Legal agreement
The permission is subject to a legal agreement dated XXXX tying the occupation of the
dwelling to the adjacent dairy unit, and payment of financial contribution towards GIRAMS.
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