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SS Agriservices
Thetford Independent FC
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Mr S Cross
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Parish
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BRETTENHAM
Shadwell Breck Cottage
Snarehill

Mr Philip Hodson
Nunnery Stud Brettenham

KWA Architects
Chalk Farm High Street

New cottage & garage   

Full

3PL/2008/1627/F

N

N

Out Settlemnt Bndry

No Allocation

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA:

TPO:

LB GRADE:

 

 RECOMMENDATION : REFUSAL 

1. Outside Settlement Boundary 
2. Need for development 
3. Access/highways 
4. Design and appearance
5. Effect on special interest features of Breckland Special Protection Area; notably stone curlew

 KEY ISSUES

The application seeks full planning permission to construct a new dwelling and garage to replace
an existing temporary dwelling in connection with an existing yard known as Shadwell Breck.  The
proposed dwelling would house the yard manager who will be responsible for caring for all of the
horses in the yard at all times.

The site is located outside the Settlement Boundary of the village of Brettenham, east of the town
of Thetford, off the A1066 Thetford to Diss Road.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

3PL/2007/1763 - Temporary standing of caravan adjacent to new American barn stables -
Approved
3PL/2006/1048 - Erection of horse waling building and lunging ring in connection with approved
20 horse box American barn - Approved

 RELEVANT SITE HISTORY
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The following National Planning Guidance and/or Saved Policies of the Breckland Local Plan
have been taken into consideration in the determination of this application:
PPS1: Sustainable Development
PPS3: Housing
PPG13: Transport
PPS7: Sustainable Development in Rural Areas 
HOU.6: Residential development outside Settlement Boundaries
TRA.5: Highway safety

 POLICY CONSIDERATIONS

None

 REPRESENTATIONS

BRETTENHAM/KILVERSTONE P C    
No comment or objection.

 CONSULTATIONS

HIGHWAY AUTHORITY - No objection subject to conditions.  

NATURAL ENGLAND - No objection.

NORFOLK CONSTABULARY - Advice to applicant

HEALTH AND SAFETY EXECUTIVE - No objection

ROYAL SOCIETY FOR THE PROTECTION OF BIRDS - It is not considered that the proposed
development is effectively screened by existing development.  It is therefore not considered that a
damaging effect on the special interest features of the SPA, namely stone curlew, can be ruled
out in this instance

COUNCIL'S TREE AND COUNTRYSIDE OFFICER - Objection on the grounds that it cannot be
ascertained that an absence of adverse effect on the stone curlew special interest feature of the
SPA can be established and there must, therefore, be a presumption against consent

ENVIRONMENT AGENCY - No objection, comments
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* The application is referred to Development Control Committee due to the sensitive location of
the site.
* The main issues which require consideration are the extent to which the application complies
with national and local plan policy guidance with respect to development in rural areas set out in
PPS7 and Policy HOU.6 and the fact that the application site is within 1500 m of the Breckland
Special Protection Area (SPA) and therefore warrants consideration for possible effects on the
special interest features of this European Site - notably stone curlews.
* A Design and Access Statement/Statement in support accompanies the submission.  The main
points are summarised below:

- The applicant was granted planning permission for temporary accommodation at this yard in
January 2008.  This permission expires on 31st January 2011.
-  An American barn consisting of 20 boxes with an adjacent horse walker and lunge ring was
granted in 2006 forming a new yard known as Shadwell Breck.
- The yard stables recently acquired yearlings which are to be prepared for racing.
- It is essential that the horses are subject to 24 hour supervision which is particularly important
during the first seven days after arrival to prevent the introduction and spread of disease among
the horses.
- The yard manager will need to check and monitor the horses during the evening, night and
weekend periods to be certain they are not carrying any disease which could affect the rest of the
stock.
- The highest standards of care and protection for the horses are required at this stud which
means that experienced and qualified personnel must be available 24 hours a day.
- The thoroughbred racehorse is a valuable animal and it is essential to monitor them
continuously; rapid response is vital in the event of an animal becoming sick.
- The stud staff, in particular the managers, are highly skilled personnel who carry a great deal of
responsibility.
- Unless the yard can provide adequate facilities it will be unable to attract the high calibre of
personnel required to take on this role.

* PPS7 places strict restraint on new development in the countryside, however it recognises that
some activities/development need to be in the rural area.  Paragraph 32 of PPS7 specifically
mentions equine related activity and states that "in some parts of the country, horse training and
breeding businesses play an important economic role".  The applicant states that Newmarket and
the surrounding areas, which include Thetford, form such a region.
* In general terms, PPS7 supports countryside-based enterprises and activities which contribute
to rural economies.  Justification for an occupational dwelling is set out in Annex A of PPS7 and
includes the following:

 -  in case animals or agricultural processes require essential care at short notice;
 -  to deal quickly with emergencies that could otherwise cause serious loss of crops or products,
for example, by frost damage or the failure of automatic systems.
These justifications are applicable to the proposed dwelling.

* With regard to the assessment of the need for a dwelling, it is accepted that animal welfare is a
valid planning consideration and the functional need is accepted.  The need relates to a full time
worker and the unit and enterprise have been established for at least three years.
* In relation to highway safety, no objection is raised by the Highway Authority, subject to
conditions.

 ASSESSMENT NOTES
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Refusal of Planning Permission RECOMMENDATION

* The proposal is for a three bedroom cottage and double garage which would be sited to the
north-west and in close proximity to the existing barn.  The materials proposed are red facing
brick with a red brick plinth and a red pantiled roof, timber doors/windows.
* In relation to impact on the character and appearance of the locality, the design and
appearance of the proposed dwelling is considered acceptable
* With regard to the stone curlew special interest feature of the SPA, Regulation 48(5)of the
Conservation (Natural Habitats &c) Regulations 1994 (The Habitats Regulations) requires that the
Authority only gives consent for a plan or project if it has been ascertained, through an
appropriate assessment process, that the project will not adversely affect the integrity of any
European site.  It is, therefore, for the Authority to ensure that a development project will not have
an adverse effect upon the integrity of a European site.  In the absence of evidence that an
adverse effect will not occur, the Authority must assume that an adverse effect will occur and
there should, therefore, be a presumption against the proposal.  
*  In this instance, there is a difference of opinion as to the potential effect the proposal could
have in this respect.
The Council's Tree and Countryside Officer has undertaken an appropriate assessment having
regard to the research undertaken for the Breckland Core Strategy Habitats Regulations
Assessment and concluded that it cannot be ascertained that an absence of adverse effect upon
the stone curlew special interest feature of the SPA can be established, taking into account the
following factors:
- the proposal is not within an existing built environment with considerable existing buildings in the
direction of the SPA;
- the proposal would result in an increase in the built footprint of more than 30 sqm, is for a new
stand alone building and the application site is approximately 535 m from the Breckland Farmland
SSSI component of the SPA, 
However, Natural England has no objection to the proposed development and has concluded that
the development would not be likely to have a significant effect as the development is screened
from the designated site by existing built development and/or vegetation.
*  The Royal Society for the Protection of Birds has also been consulted and they concur with the
research undertaken for the Breckland Core Strategy Habitats Regulations Assessment which
states that the disturbance effect of development upon stone curlew is not diminished by
vegetation screening of development.
*  In conclusion, Members should note a residential use currently exists on the site which the
Council have accepted there is a need for and that this current temporary use can continue until
31st January 2011 which arguably, if subjected to the same assessment, could similarly conclude
'a presumption against consent'.
The current proposal, however, would result in a permanent dwelling of a significantly greater
footprint than the current mobile home and, on this basis, on balance, it is considered that the
current application should be refused as it cannot be ascertained that an absence of adverse
effect upon the stone curlew special interest feature of the SPA can be established and that there
must, therefore, be a presumption against consent.
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9900 Stone Curlew zone reason for refusal

 REASON(S) FOR REFUSAL
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SWANTON MORLEY
Adj. Swanton Morley Doctors
Surgery & Lincoln House Care

Dr Sanjay Kaushal
Lincoln House Care Homes Lincoln Hous

Sketcher Partnership Ltd
First House Quebec Street

30 bed care unit   

Full

3PL/2009/0242/F

N

N

Out Settlemnt Bndry

No Allocation

Y

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA:

TPO:

LB GRADE:

Home 

 RECOMMENDATION : APPROVAL 

1. Design and layout 
2. Highways

 KEY ISSUES

The application seeks full planning permission for a 30 bed care unit at Lincoln House Nursing
Home, Swanton Morley.  Outline planning permission, establishing the principle of this
development, was granted under reference number 3PL/2006/0332/O.  This permission also
established the principle of 24 high dependency assisted care living units and communal hall.    

The application site comprises agricultural land on the edge of Swanton Morley.  The site is
adjoined by Lincoln House Nursing Home and a recently constructed doctors' surgery. 

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION
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3PL/2006/0332/O - Proposed high dependency care assisted living units, communal hall and 30
bed care unit - Approved 
3PL/2007/0115/D - Proposed high dependency care assisted living units and communal hall -
Approved

 RELEVANT SITE HISTORY

The following National Planning Guidance and/or Saved Policies of the Breckland Local Plan
have been taken into consideration in the determination of this application: 
PPS1: Delivering Sustainable Development 
PPS7: Sustainable Development in Rural Areas 
PPG13: Transport

 POLICY CONSIDERATIONS

SWANTON MORLEY PC    
We have no objections to this application however there is a concern about the size of the
development as it is larger than the one put forward in 2006.  We would like the Highways
department to consider the extra traffic that this development would cause, especially as it would
lead out onto a narrow road that has bends with very limited visibility.  The proposed lounge is
also very close to the highway boundary.
We would also like to have clarified as to what specific specialised care the unit is intended for.
There may be some patients whose condition may cause them to be noisy and thus risk
disturbing residents of neighbouring properties.  In which case has the window glazing
specification been taken into account?

 CONSULTATIONS

HIGHWAY AUTHORITY - Clarification requested regarding type of staffing (residential/non
residential), provision for disabled parking and construction and future maintenance of the
proposed private road
Additional information received - No objection subject to conditions 

ENVIRONMENT AGENCY - No objection subject to conditions 

COUNCIL'S CONTAMINATED LAND OFFICER - Recommends conditions

COUNCIL'S ASSISTANT TREE AND COUNTRYSIDE OFFICER - Requests detailed
landscaping plan and recommends conditions
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Planning Permission RECOMMENDATION

 CONDITIONS

None

 REPRESENTATIONS

* The proposal is referred to Development Control Committee as the application is a major
application.  
* The site is outside the Settlement Boundary of the village of Swanton Morley. 
* The proposal is for the erection of a 30 bed care unit. 
* The principle of the proposed development has been accepted by outline planning permission
3PL/2006/0332/O. 
* The main issues which require consideration are the detailed design of the proposed care unit
and the layout and parking provision associated with it 
* The application has been submitted as a full application as opposed to an approval of reserved
matters as the site is slightly larger than that originally approved to enable additional scope to
provide adequate parking, amenity land and extensive landscaping. 
* The application site has the benefit of established boundary hedges that provide a measure of
screening which are to be retained.  New landscaping proposals include traditional Norfolk
hedging and tree planting.  Full details will be required by condition. 
* The proposed materials comprise a soft red brick, clay pantiles and upvc windows. 
* The Parish Council do not object to the proposal but concerns have been raised relating to the
size of the development as it is larger than originally submitted and with regard to highway safety
and what specific specialised care the unit is intended for in relation to potential for noise and
disturbance to neighbouring properties.
* The footprint of the proposed building is larger than originally proposed.  However, the original
outline proposal was for a 30 bed unit on two floors
* Officers suggested this was replaced with a single storey proposal as now submitted. 
The design of the building is in keeping with the locality and reflects the design of existing
development and development previously approved and currently under construction.
* With regard to highways issues, further information/clarification has been received which is
acceptable to the Highway Authority and no objection is raised, subject to conditions. 
* The applicant's agents state the exact care usage of the building is currently subject to
negotiation with Norfolk Health Authority and Norfolk County Council social services it is
envisaged the usage will be as Lincoln House
* It is also stated that the design of the building will be to the highest possible standard with all
windows being double glazed.
* In conclusion, it is considered that the design and layout of the proposed development is
acceptable in planning policy terms and is, therefore, recommended for approval, subject to
conditions. 

 ASSESSMENT NOTES
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3007
3048
3106
3944
3946
3920
3920
3414
3415
3408
3923
3740
3750
3998
4000

Full Permission Time Limit (3 years)
In accordance with submitted AMENDMENTS
External materials and samples to be approved
Contaminated Land - Desk Study/Site Investigation
Contaminated Land - Unexpected Contamination
Surface water drainage details
Foul water to be discharged to main sewer
Fencing protection for existing trees
Trees and hedges
Landscaping - details and implementation
Contaminated Land - Informative (Extensions)
Highway condition - access/parking&turning
Highway condition - visibility splay
NOTE: Reasons for Approval
Variation of approved plans
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ATTLEBOROUGH
Crows Hall Farm
Land West of Stony Lane &

SS Agriservices
c/o agent 

Mr Paul Smith
SSR Planning Cottage Farm

On-farm anaerobic digestion unit, construction of silage clamp store, one lagoon
& a balancing pond

Full

3PL/2009/0247/F

N

N

Out Settlemnt Bndry

No Allocation

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA:

TPO:

LB GRADE:

Planning Permission

3920 REPORT ITEM

 RECOMMENDATION

 CONDITIONS

South of B1077 

 RECOMMENDATION : APPROVAL 

ATTLEBOROUGH TC    

GREAT ELLINGHAM P C    
No objections

Objection.

 CONSULTATIONS
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KILVERSTONE
Kilverstone Park

Thetford Independent FC
16-20 Howlett Way Thetford

Mr D Skipp
19 The Glade Thetford

Change of use of land to use for football matches and training 

Change of Use

3PL/2009/0263/CU

N

Within Curtilage G2

Out Settlemnt Bndry

No Allocation

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA:

TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL 

1. Principle of change of use 
2. Impact on setting of Listed Buildings
3. Highway safety
4. Impact on special interest of SPA - stone curlews
5. Impact on residential amenity

 KEY ISSUES

The application seeks change of use planning permission to formal recreation area
The site has previously been in use as Kilverstone Wildlife Park car park.  The application
proposes four football pitches which would accommodate playing areas for 10 teams run by
Thetford Independent Football Club.  Also proposed is the use of a former café for refreshments
and toilet facilities.   

The site lies outside the Settlement Boundary of the village of Kilverstone.  The site lies south of
Brettenham Road, west of Kilverstone Hall and east of the garden centre.  The site is served by
Kilverstone Road.    

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

3PL/2003/1177/F - Former café building/sawmill - Proposed pre-school nursery - Approved 
 RELEVANT SITE HISTORY
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The following National Planning Guidance and/or Saved Policies of the Breckland Local Plan
and/or Submission Core Strategy & Development Control Policies have been taken into
consideration in the determination of this application:
PPS1: Delivering Sustainable Development
PPS7: Sustainable Development in Rural Areas
PPS9: Biodiversity and Geological Conservation 
PPG13: Transport 
PPG15: Planning and the Historic Environment
PPG17: Sport and Recreation 
PPS23: Planning and Pollution Control 
TRA5: Transport Safety 

Core Strategy Policy DC19 - Community facilities, recreation and leisure 

 POLICY CONSIDERATIONS

KILVERSTONE/BRETTENHAM P C    

THETFORD T C    

NO REPLY AS AT 2ND JUNE 2009.

No objections, welcome the additional facilities in the broader Thetford area

 CONSULTATIONS

HIGHWAY AUTHORITY - No objection subject to conditions 

COUNCIL'S TREE AND COUNTRYSIDE OFFICER - No objection to application as submitted,
however, further development of the facility in terms of building and lighting should be precluded

COUNCIL'S HISTORIC BUILDINGS OFFICER - No objection to the proposed change of use as
submitted

COUNCIL'S ENVIRONMENTAL HEALTH OFFICER - No objection subject to conditions. 

COUNCIL'S CONTAMINATED LAND OFFICER - Council's records indicate that the site had a
former use as a car park (for Kilvestone Wildlife Park), conditions recommended

ENGLISH HERITAGE - No comments

NATURAL ENGLAND - No objection 

NORFOLK WILDLIFE TRUST - No comment received at the time of drafting report

SPORT ENGLAND - Support the application, though if the site is to become a long term home for
the club it will be a priority to develop purpose built on site changing facilities to meet the needs of
users of the site.  Request condition re construction and layout of pitches. 
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Planning Permission RECOMMENDATION

None

 REPRESENTATIONS

* The proposal is referred to Development Control Committee as it is a major application.  
* The site is outside the Settlement Boundary of the village of Kilverstone. 
* The proposal is to provide four football pitches and car parking areas and use of former café for
refreshments and toilet facilities. 
* The applicant's current facilities are shared with Thetford Rugby Club and are considered
inadequate owing to current drainage problems, the club only has use of 2 pitches and the site is
located 2 miles north of the town centre.
* Numbers of visitors would vary but maximum figure for the Sunday match days would be around
100 over the whole day. 
* The applicant's licence from the landowner would prevent any lighting being installed on the site
and there are no proposals to fence any areas 
* The application principally falls to be considered against PPG17: Planning for open space, sport
and recreation
* In terms of need, the Open Space Assessment for Thetford, completed in 2007, identified that
there is a shortfall in football pitches in the town
* PPG17 is generally supportive of open spaces, sport and recreation provision 
* Sport England support the proposal and refer to Planning Policy Objective 7 of their published
planning policy statement which "supports the development of new sports facilities that secure
opportunities to participate in sport and which can be achieved in a way which meets sustainable
development objectives".
* Whilst no details are provided in relation to cycle parking, the applicant has confirmed it is
intended to provide cycle parking within the application site.  Full details can be subject to a
condition if permission is granted. 
* The site is outside the Settlement Boundary but close to Thetford town centre. 
* It is considered the principle of the change of use to provide sports pitches is acceptable. 
* To the east of the site are farm/zoo buildings previously associated with Kilverstone Wildlife
Park and which have current use as residential/office use and beyond that Kilverstone Hall which
is Grade II Listed.
* No objection has been raised to the application by the Council's Historic Buildings Officer. 
* To the west of the site is a garden centre and beyond that the Tesco retail store.
* The applicant states car parking will take place on the grass and that no hardstanding will be
laid for this purpose. 
* No objection is raised by the Highway Authority on highway safety grounds. 
* In relation to impact on stone curlew, it is considered that, as the application as it stands does
not involve an increase in the built footprint and given its distance from the SPA and its context
between existing developments, the proposal is unlikely to have an adverse effect on the stone
curlew special interest feature of the SPA.
* However, it is also considered that further development of the facility in terms of building and
lighting should be strictly controlled. 

 ASSESSMENT NOTES
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3007
3046
3740
3944
3946
3920
3920
3920
3414
3415
3920
3920
3920
3920
3998
4000

Full Permission Time Limit (3 years)
In accordance with submitted plans
Highway condition: access/on site car parking
Contaminated Land - Desk Study/Site Investigation
Contaminated Land - Unexpected Contamination
No floodlighting to be installed
Layout/construction/surfacing&drainage of the pitches
Site surveys to be carried out
Fencing protection for existing trees
Trees and hedges
Cycle parking
Hours restriction
Lighting restriction
No floodlighting
NOTE: Reasons for Approval
Variation of approved plans

 CONDITIONS
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CARBROOKE
AND GRISTON
Former RAF Watton Technical Site

Broadland Housing Association
NCFC Jarrold Stand

Richard Pike Associates
4 Netherconesford 93-95 King Street

Development of 100 affordable dwellings  

Reserved Matters

3PL/2009/0274/D

N

N

Out Settlemnt Bndry

Redevelop. Opport

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA:

TPO:

LB GRADE:

Norwich Road 

 RECOMMENDATION : APPROVAL 

Layout and design

 KEY ISSUES

Reserved matters approval is sought for the erection of 100 dwellings on part of the RAF Watton
Technical Site.  The dwellings are intended to meet the affordable housing requirement for this
phase of the development and would be provided by Broadland HA as a mix of affordable rent
and intermediate tenures to meet local needs and market conditions. A range of property types
are proposed including 1-2 bedroom flats, 2-5 bedroom houses and 2 bedroom bungalows. The
proposed dwellings would be built to Code for Sustainable Homes Level 3 and Lifetime Homes
standards.

The application site comprises 3 separate parcels of land, within the southern half of the former
RAF Watton Technical Site.  The site extends in total to approximately 1.5 hectares. The site falls
within the parishes of Carbrooke and Griston.  The application site has been cleared and is
currently unused.  Construction work is currently underway on some of the adjacent parcels of
land.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION
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Outline planning permission for residential development was granted on appeal in November
2006.  A revised Design Guide for the development was approved in July 2007.  Reserved
matters approval has been granted previously for the development of the remainder of the outline
site for housing.

 RELEVANT SITE HISTORY

The following National Planning Guidance and/or Submission Core Strategy & Development
Control Policies have been taken into consideration in the determination of this application: 
PPS3: Housing
Core Strategy Policy DC16: Design
Core Strategy Policy DC12: Trees & Landscape.

 POLICY CONSIDERATIONS

None

 REPRESENTATIONS

CARBROOKE P C    

GRISTON P C    

Three objections, two no objections & one declaration of no-comment due to possible conflict of
interest. 
Objection comments as follows: 

"On a quick look through the application there appears to be no mention of Carbrooke or Griston.
Breckland Council should reject this until the applicant knows where the site is!"
Extreme frustration expressed repeatedly at the lack of a mention of Carbrooke throughout the
application and the fact that the developers appear to be ignoring the fact that the site is in
Carbrooke. 

NO REPLY AS AT 5TH JUNE, 2009

 CONSULTATIONS

HIGHWAY AUTHORITY - has made detailed comments on the layout of accesses and parking
areas proposed.

ENVIRONMENT AGENCY - has raised no objection to the application.

ANGLIAN WATER - has made various informative comments in relation to water resources and
sewage disposal.

NORFOLK POLICE - have made comments on the security of parking areas and rear gardens.

COUNCIL'S ASSISTANT TREE & COUNTRYSIDE OFFICER - has asked that elements of the
proposed layout be adjusted to better accommodate existing trees.
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Approval of Reserved Matters

3012
3048
3106
3140
3405
3450
3404
3750
3994
3998
4000

Approval of Reserved Matters condition
In accordance with submitted AMENDMENTS
External materials and samples to be approved
Prior approval of slab level
Fencing/walls - details and implementation
Tree protection condition
Surfacing of parking etc-details and construction
Highways condition - parking
NOTE: terms & conds of outline pp and associated legal agree
NOTE: Reasons for Approval
Variation of approved plans

 RECOMMENDATION

 CONDITIONS

* The proposal is referred to Development Control Committee as it is a major application.
* The principle of housing development here has been established by the grant of outline
permission in November 2006.  Matters for consideration under this application relate only to the
detail of the design and layout of the development.  
* The proposed housing layout is considered to be generally acceptable.  The overall form of the
development complies with the approved Design Guide for the site which aims to create a series
of distinct character areas.  Adjacent to the airfield perimeter, the housing should generally adopt
a loose and informal pattern, with extensive planting, to create a soft and varied edge to the
development. Along the main spine road, development is intended to be more urban and formal
in character to reflect the character of existing former RAF housing in the area. A 'green spine' of
open space and trees runs through the development.  
* Detailed discussions are currently on-going with the applicant to ensure that the detailed design
and layout of houses reflects the Design Guide character areas.  Amendments have also been
sought to accommodate concerns raised about tree protection and security issues.

 ASSESSMENT NOTES
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SCARNING
Riverside Garden Centre
Swaffham Road

Mr S Cross
Gorgate Ltd c/o agent

Pelorus Planning & Property Lt
1 Collins Way Rash's Green

Provision of 399m2 retail/ commercial space with 14 flats above (over 2 floors) &
16 parking spaces to rear

Full

3PL/2009/0310/F

Y

N

In Settlemnt Bndry

No Allocation

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA:

TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL 

1. Impact upon character and appearance of the area
2. Residential amenity
3. Highway safety
4. Contamination
5. Flood risk
6. Regard for previous planning approval 3PL/2008/1305/F

 KEY ISSUES

The application seeks full planning permission for the demolition of the existing single storey retail
premises to be replaced with a three storey building consisting of four A1 retail units at ground
floor, which provide a total of 399sqm of floorspace, with a total of 14 flats provided at first and
second floor level.  Off road parking is provided at the front of the site which will serve the
proposed retail units and the existing retail unit. The 14 spaces to the rear are for the residents of
the proposed flats.  To the rear of the site is an enclosed cycle and bin storage facility and
residential amenity space.
This is a revised scheme to a previously approved planning permission for 615sqm of
retail/commercial space at ground floor with 14 flats above and associated 14 residents parking
spaces (3PL/2008/1305/F).

 DESCRIPTION OF DEVELOPMENT
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The site at present consists of vacant retail premises (formerly Gasworks) which are of pitched
roof, single storey construction with off-road parking to the front of the site and enclosed area at
the rear which was previously used for display/retail purposes.  To the north of the site is an
existing A1 retail unit, to the south east is a residential development, to the south west is the
Riverside Close carriageway beyond which is the Dereham Stream and to the north west is the
Swaffham Road carriageway.

 SITE AND LOCATION

3PL/2008/1305/F - Provision of retail/commercial space, 14 flats and 14 parking spaces -
Approved.
3PL/2005/0131/F - Wooden storage building (retrospective) - Approved.
3PL/2001/0689/F - Construction of takeaway food shop - Approved.
3PL/1999/1491/F - Installation of ATM cash machine and CTH cash transfer hatch -  Approved.
3PL/1999/0957/F - Erection of cafeteria ancillary to garden centre - Approved.
3PL/1998/0874/F - Erection of convenience store - Approved.
3PL/1997/0247/F - Retail glasshouse - Approved.
3PL/1993/1327/F - Revised scheme for shop units to include sale of food/drink and hot food take-
away - Approved. 
3PL/1993/1260/F - Extension to garden centre - Approved. 
3PL/1990/1647/F - Erection of a conservatory for tea room and display -  Approved.
3PL/1986/1639/F - Proposed garden centre, glasshouses, retail area, tea room, car park etc. -
Approved.

 RELEVANT SITE HISTORY

The following National Planning Guidance and/or Saved Policies of the Breckland Local Plan
have been taken into consideration in the determination of this application:
PPS1: Delivering Sustainable Development
PPS3: Housing
PPS6: Planning for Town Centres
PPS25: Development and Flood Risk
HOU.2: Housing development within the Settlement Boundaries of the five towns will be permitted
subject to criteria.
TRA.5: Highway safety
RSS Policy ENG.1 - renewable energy

 POLICY CONSIDERATIONS

SCARNING P C    
The Parish Council objected to the original proposal, but is in support of whatever amendments

 CONSULTATIONS
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DEREHAM T C    

will improve the proposal for nearby residents.

Councillors expressed concerns about the upstairs entrance with regard to fire exits, they queried
whether the infrastructure (sewage etc) would cope and how the building would 'sit' within the
landscape.  They were pleased that many trees would be planted.

NORFOLK RIVERS INTERNAL DRAINAGE BOARD - No objection to the use of the existing
system as stated in the application, however, should there be a change in circumstances then the
Board would need to be re-contacted.

ENVIRONMENT AGENCY - No objection.

ANGLIAN WATER - No objection.  Informative required.

NATURAL ENGLAND - No objection.

NORFOLK WILDLIFE TRUST - No biodiversity measures have been incorporated.

NORFOLK CONSTABULARY - The area between the development and the Co-op should be
secured, the "Secured by Design" award should be sought.  Car parking for residents should be
appropriately lit and allocated parking provided, the door to the communal stairwell should be to
an appropriate standard and bollards should be used at the front of the site.

HIGHWAY AUTHORITY - No objection subject to a condition.

COUNCIL'S CONTAMINATED LAND OFFICER - Conditions required.

COUNCIL'S TREE & COUNTRYSIDE OFFICER - Landscaping scheme is required.

COUNCIL'S HISTORIC BUILDINGS OFFICER - This is very similar to the previously approved
scheme.

COUNCIL'S PLANNING POLICY OFFICER - No objection subject to a condition relating to 10%
of energy coming from renewable or de-centralised sources. 
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Summary of representations received:

The new scheme is a marked improvement on the previously agreed scheme; wall around the bin
store should be of sufficient height; landscaping should be completed at the same time as the
development; the use of the private access drive should be addressed and the future
maintenance of this needs to be resolved; inappropriate development; too dense; unacceptable
additional noise and traffic; increased litter and pollution and inadequate provision for pedestrian
safety.

 REPRESENTATIONS

*  The application is referred to Development Control Committee as it is a major application.
*  In terms of the design and scale of the proposed development, a scheme for three storey
development on the site has previously been granted (3PL/2008/1305/F) and it is considered that
this re-submission represents a building with less overall mass with lower ridge height but still
retains the same mix of external materials and architectural detailing.  Therefore, it is considered
the scheme is acceptable in terms of its impact upon the character and appearance of the
locality.  
*  In terms of neighbour amenity, the degree of separation between the proposed residential units
and the existing neighbouring properties is greater than the previously approved scheme and as
such the level of amenity to adjacent residents will be improved.  In terms of the retail units, it is
considered appropriate to condition the opening hours of these units given their relationship with
the existing neighbouring residential properties.  The re-sited bin and cycle store would also have
less impact upon adjoining residents.     
*  In terms of highway safety, the Highway Authority have confirmed that they have no objections
subject to conditions.
*  In terms of the access drive which serves the site, the applicant has submitted details of a legal
agreement which suggests that they have the right to use this to access the development.  It
should be stressed that this is a civil matter between the relevant parties.
*  The Contaminated Land Officer requires the use of planning conditions given the previous land
use of the site and the site's proximity to filled ground.
*  Given the current use of the site is for retail purposes and the fact that there is no increase in
retail floor area proposed, it is not considered that the replacement A1 units will conflict with
planning policy in relation to the vitality and viability of the town centre.  This application proposes
less retail floorspace than the previously approved scheme.
*  The applicant has agreed that they are satisfied to have a condition which requires a 10%
contribution towards renewable energy sources in relation to RSS Policy ENG1.    
*  Norfolk Constabulary have requested a lighting scheme for the resident parking; the applicant
is satisfied with a condition to secure this. Attention will be drawn to the need for it to be low-level
so as to safeguard existing neighbour amenity.  Allocated parking and communal stairwell access
will be consistent with Norfolk Constabulary requirements.  
*  Both the Environment Agency and Internal Drainage Board have confirmed that they have no
objections. 
*  In conclusion, it is considered that the proposal meets with the requirements of the relevant
local and national policies and, as such, is recommended for approval.

 ASSESSMENT NOTES
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Planning Permission

3007
3048
3920
3920
3408
3548
3508
3520
3920
3920
3920
3920
3920
3740
3740
3740
3740
3941
3994
3994
3994
3994
3960
3994
3994
3994
3998
4000

Full Permission Time Limit (3 years)
In accordance with submitted AMENDMENTS
Details of construction etc of parking etc
Legal right to use access
Landscaping - details and implementation
Full details of external lighting
No external storage
No loading during unsocial hours
Hours of use
Ground floor A1 use only
Site investigation condition
Precautionary condition
Ground gas condition
Scheme of footway improvements
Highway improvement works
Details of cycle parking spaces
Parking laid out etc. and retained
Renewable Energy
NOTE:  Drainage Board requirements
Contaminated land note
Note re ground gas condition
Note informative re extensions
NOTE:  E.A notes attached
Natural England note
Highway note Inf 2
Non-standard note re Anglian Water
NOTE: Reasons for Approval
Variation of approved plans

 RECOMMENDATION

 CONDITIONS
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7

OVINGTON
Land at Rose Farm
Dereham Road

Mr G Loxton
30 Kilderkin Way Norwich

Mr T Povey
50 Chapel Lane Wymondham

Erection of two holiday cottages  

Full

3PL/2009/0366/F

N

Within Curtilage G2

Out Settlemnt Bndry

N

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA:

TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL 

1. Policy
2. Impact on the countryside
3. Highway issues
4. Amenity issue

 KEY ISSUES

The proposal seeks full planning permission for the erection of two holiday cottages.  Each
cottage has 2 bedrooms and is approx 11m long and 5.5m wide.  The buildings will be clad with
timber wall cladding and clay pantiles.
The application is accompanied by a Section 106 agreement which ensures that the
accommodation will be used as holiday accommodation and that permission 3PL/2001/1365/F will
not be implemented.  It will also ensure that the existing workshop will be demolished.

The site is located to the north of the A1075 between Watton and Shipdham.  The site formed
part of a former agricultural holding at Rose Farm.  The farm has been subdivided and several
barns converted to residential development and a new holiday unit erected abutting the site to the
west.  To the east of the site is a large agricultural workshop which has been the subject of a
recent enforcement notice.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION
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The application is the resubmission of 3PL/2008/1671 which was withdrawn to allow the
completion of a legal agreement.
The site has an extant planning permission granted in 2001 for the erection of a new workshop
and the conversion of an existing farm building to B1/B8 use.
Planning permission was refused in 2004 for the erection of 2 holiday homes on the grounds of
the conflict with the adjacent existing commercial activities and highway grounds.  The homes
would be adversely affected by noise and disturbance and the proposal would intensify the use of
the access.

 RELEVANT SITE HISTORY

The following National Planning Guidance and/or Saved Policies of the Breckland Local Plan
have been taken into consideration in the determination of this application:
PPS7:  Sustainable development in rural areas

 POLICY CONSIDERATIONS

A letter of objection has been received from the neighbouring farmer who is concerned that the
cottages are close to his agricultural workshop, which has in the past been the subject of an
enforcement notice and noise complaints.  Concern has been raised regarding the introduction of
more accommodation which could, in turn, be changed to permanent housing and could
jeopardise his business.
Concern has also been raised that the proposal represents over development outside the
Settlement Boundary.
A resident of a neighbouring property raised concerns in respect of impact on amenities, design,
future development, drainage and flooding, highway safety, lack of public transport, impact on
wildlife, impact of adjacent uses.

 REPRESENTATIONS

OVINGTON P C    
Objection:-
Outside development envelope and on Greenfield site.  Represents attempt at piecemeal
development of site.  An overall plan is needed.  Highway access dangerous.

 CONSULTATIONS

HIGHWAY AUTHORITY - No objection subject to the revocation of the existing permission for
B1/B8 use.

COUNCIL'S HISTORIC BUILDINGS OFFICER - No comment

COUNCIL'S ENVIRONMENTAL HEALTH OFFICER - Comments will be reported verbally at the
meeting.
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Planning Permission

3007
3046
3740
3992
3998
4000

Full Permission Time Limit (3 years)
In accordance with submitted plans
Parking laid out etc and retained
Non-standard note re: S106
NOTE: Reasons for Approval
Variation of approved plans

 RECOMMENDATION

 CONDITIONS

* The application is referred to Development Control Committee as it is a departure to policy.
* Planning Policy Statement 7 supports tourism and tourist accommodation but states that most
tourist accommodation requiring new buildings should be located in, or adjacent to, existing towns
and villages.
* The site is outside a Settlement Boundary and some distance from Ovington and Watton and
therefore in an area where permission for the erection of new buildings for holiday
accommodation would not normally be supported due to the distance from a settlement.
However, the applicant proposes to revoke an extant permission for the erection of a new
workshop and the conversion of an existing building to a commercial use.  The removal of a
commercial activity on the site is considered to be an important planning gain which would benefit
the residential amenity of the adjacent neighbouring properties and holiday unit and visual
character of the area through the removal of an ungainly workshop. 
* The proposed units are adjacent a large agricultural building which has been the subject of an
enforcement notice to cease an unauthorised industrial activity which resulted in an unreasonably
high noise level.  The enforcement notice has been complied with, however, the building has
permission for an agricultural use which may generate noise and smell or other activity.
Enforcement action could only be taken if the noise, smell or activity was unreasonable and the
current agricultural codes of practice were not being followed.
* The Highway Authority has raised no objection on the basis that the current proposal is likely to
generate less vehicular movements than the extant permission for a B1/B8 use.
* The units are relatively modest and have been designed to as rural agricultural outbuildings to
relate to the adjoining barns which are currently under conversion.
* Full details for surface water drainage have been conditioned.
* The circumstances under which the 2004 application was refused no longer exist and, on
balance, the proposal can be supported.

 ASSESSMENT NOTES
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NECTON
Garden Plot Adjacent
21 Tuns Road

Mr C & Mrs W England
21 Tuns Road Necton

JWM Design
23 Litcham Road Mileham

Proposed dwelling and garage  

Full

3PL/2009/0368/F

Y

N

In Settlemnt Bndry

No Allocation

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA:

TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL 

1. Impact upon character and appearance of the area
2. Impact upon neighbour amenity
3. Impact upon highway safety
4. Impact upon trees/vegetation

 KEY ISSUES

The application seeks full planning permission for the erection of a single storey detached
dwelling with rooms in the roof and accompanying garage.  The plot is rectangular in shape and
forms part of the rear garden to 21 Tuns Road.  The site is to be accessed via a drive which runs
immediately adjacent to the northern side boundary of 21 Tuns Road and adjoins the carriageway
to the west.

The plot is roughly rectangular in shape and forms the rear part of 21 Tuns Road which is a
detached single storey dwelling.  To the east is the neighbouring two storey detached dwelling, to
the south is a neighbouring garden and to the north is an access drive which serves a number of
properties beyond which is residential development.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

3PL/2008/1654/F - Proposed dwelling and garage - Refused.
 RELEVANT SITE HISTORY
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The following National Planning Guidance and/or Saved Policies of the Breckland Local Plan
and/or Submission Core Strategy & Development Control Policies have been taken into
consideration in the determination of this application:
PPS1: Delivering Sustainable Development
PPS3: Housing
HOU.3: Development within the Settlement Boundaries of villages
TRA.5: Highway safety
Core Strategy Policy DC1:  Amenity

 POLICY CONSIDERATIONS

Summary of representations received:-
Objection on the grounds of previous objections to 3PL/2008/1654/F still stand; not sufficiently
different to the previous scheme; cramped and over-dominant; loss of light and there are already
dwellings/plots available within the village.

 REPRESENTATIONS

NECTON P C    
Objection:  This is just another garden infill which is spoiling the village.  The Parish Council
object most strongly

 CONSULTATIONS

HIGHWAY AUTHORTY - No objection subject to conditions.

COUNCIL'S TREE & COUNTRYSIDE OFFICER - Established hedge to the eastern boundary
should be retained.

COUNCIL'S HISTORIC BUILDINGS OFFICER - No objection.
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Planning Permission

3007
3048
3106
3412
3740
3740
3739
3998
4000

Full Permission Time Limit (3 years)
In accordance with submitted AMENDMENTS
External materials and samples to be approved
Trees/hedges to be retained
Highway condition:vehicular access
Highway condition: access/on-site car parking/turning
Highway NOTE Inf 1
NOTE: Reasons for Approval
Variation of approved plans

 RECOMMENDATION

 CONDITIONS

* The application is referred to Development Control Committee at the request of the Ward
Representative.
* The site is located within the Settlement Boundary for Necton and as such the principle of
residential development is acceptable.
* In terms of the specifics of the proposal, an assessment is as follows:
- In terms of the impact of the proposal upon the character and appearance of the area, the
design, single storey composition and position within the plot means that the dwelling is
consistent with the locality and also retains sufficient private garden space and an acceptable
degree of separation to the neighbouring dwellings.  The dwelling has been reduced in size from
a previous scheme (3PL/2008/1654/F) by virtue of the removal of a conservatory, reduction in the
size of the garage, which is now to be detached, and a reduction in the width of the building.  The
previous scheme was refused as it was considered to be overdevelopment. The external
materials to be used would be agreed through a planning condition so as to ensure their
suitability for the site
- In terms of neighbour amenity, the single storey composition of the dwelling and overall bulk of
the dwelling, given the degree of separation to the neighbouring properties, is such that adequate
levels of light and outlook can be retained.  The only first floor opening is within the western
elevation and, as such, would not result in any significant overlooking of the neighbouring
properties.  
* Following discussions with the applicant, they have agreed to retain the hedge to the eastern
boundary as requested by the Council's Tree & Countryside Officer.
* In terms of highway safety, the Highway Authority has confirmed that they have no objections
subject to conditions.
* The recent refusal also expressed concern at the unacceptable loss of light which would be
afforded to the existing dwelling (no. 21) as a result of the proximity of the new dwelling.  For this
reason the current application has re-positioned the windows within the existing building so as to
secure appropriate levels of light.
* In conclusion, it is considered that the proposal meets with the requirements of the relevant
planning policies and, as such, is recommended for approval. 

 ASSESSMENT NOTES




