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1

BRADENHAM
Land at Wood Farm
Church Lane

Next Generation Limited
Axiom House Station Road

Ecotricity
Axiom House Station Road

Installation of a 70m meteorological monitoring mast for a temporary period of
two years

Full

3PL/2009/0459/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 : APPROVAL 

1.  Visual impact of the proposal upon the rural locality
2.  Impact upon amenities of local residents

 KEY ISSUES

The application seeks temporary planning permission for the erection of a meteorological
monitoring mast for a period of a two years.  It is 70m in height and situated at Wood Farm,
Bradenham.

The application site forms part of the countryside and is located outside the defined Settlement
Boundaries for Bradenham and Shipdham.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

3PL/2006/1651/F - 18 month temporary consent for a 50 metre meteorological monitoring pole on
land near Wood Farm (retrospective).  Approved.
3PL/2004/0313/F - Erection of 2 E-66 wind turbine generators with 65m hub height and 70m rotor
diameter.  Dismissed on Appeal.
3PL/2002/0004/F - Erection of 2 E-66 wind turbine generators with 65m hub height (revised app).
Dismissed on Appeal.
3PL/2001/1328/F - Temporary erection of wind monitoring mast and anemometry equipment.
Temporary Approval.

 RELEVANT SITE HISTORY
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The following National Planning Guidance and/or Saved Policies of the Breckland Local Plan
and/or Core Strategy and Development Control Policies Proposed Submission Document have
been taken into consideration in the determination of this application:
PPS1: Delivering Sustainable Development
PPS7: Sustainable Development in Rural Areas
PPS22: Renewable Energy (particularly paragraph 25) and Companion Guide (including
paragraphs 32 & 41 attached)
DC15:  Renewable Energy (copy attached)

 POLICY CONSIDERATIONS

12 objection letters have been received.  A summary of these is as follows:
- There have been numerous applications refused and appeal dismissals in the locality for wind
energy related developments already
- This is a waste of council resources,
- Detrimental to local residents, 
- Turbine development will harm wildlife,
- Unacceptable traffic related problems,
- Detrimental to listed buildings in Shipdham, 
- Adverse effect on property prices and local tourism,
- This development is a precursor to an application for wind turbines,
- Detrimental to aircraft safety,
- how is the proposal going to address noise related issues? 

 REPRESENTATIONS

BRADENHAM P C    

SHIPDHAM P C    
No objection

Following a proposal to accept the planning application a vote was taken and the proposal was
rejected 5 votes to 2  The Council therefore wishes to register it's objection to the planning
application

 CONSULTATIONS

NATURAL ENGLAND - No comment at this time

ROYAL SOCIETY FOR THE PROTECTION OF BIRDS - No comment to date 
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*  The application is referred to the Development Control Committee at the request of the Ward
Representative and following a previous meeting of the Committee on 3rd of August 2009 in
which Members deferred the item to allow officers to undertake consultations with Natural
England and the RSPB.
*  In terms of these additional consultations, Natural England have confirmed that they are not
going to comment on the application at this time and the RSPB have made no comment to date
despite the expiration of the consultation period.
*  In addition to these, it also transpired that the applicant had not provided details of an access
back to the public highway as required in the validation of Planning Applications Guidance for
Local Planning Authorities produced by the DCLG in December 2007 which states that where
land is required to facilitate access to a development then that land should be included within the
red line boundary (see following quote):   
"the application site should be edged clearly with a red line. It should include all land necessary to
carry out the proposed development, for example, land required for access to the site from a
public highway, visibility splays, landscaping, car parking and open areas around buildings."  
*  Consequently the revision of the red line required the serving of a revised ownership certificate
(Certificate C) as the enlarged site area included land outside of the applicant's ownership.
Certificate C is served when an applicant is not in control of the entire application site and does
not know the names and addresses of the other owners.  For this reason the applicant is required
to advertise the application within the local press.  In this case a notice was published within the
Eastern Daily Press on Friday 2nd October 2009.  
*  As a result of the submission of the revised "red line" and Certificate C all parties were re-
consulted.  In response to these consultations we have received one written response, this being
a confirmation of "no objection" from Bradenham Parish Council.
*  It is evident that the re-consultation process has not raised any new additional issues for
consideration beyond those previously set out in the report to the Development Control
Committee
*  As part of the initial consultation process, objectors have raised concern in relation to the
following:
-   The visual impact of the structure - It is considered that, whilst 70m in height, the mast is
slender in appearance which, coupled with its temporary nature, would not significantly
compromise the visual quality of this rural locality. 
-   The impact of the proposal upon the amenities of local residents - The slender nature of the
mast coupled with its temporary nature and the fact that it does not produce any significant noise
or any form of significant pollution means that it is not considered to significantly harm the
amenities of local residents
-   The application is a precursor to a further application for wind turbines, the merits of which
have been previously refused at application stage and dismissed at planning appeal - It is not
appropriate to refuse this application on the grounds of the planning related history of wind energy
related developments in the locality; the Local Planning Authority is required to determine each
application on its merits.
-  There is a watercourse within 20m of the development despite the application form indicating
the contrary - The existence of the source of the River Wissey within 20m of the site would not
require the submission of any further documentation eg Flood Risk Assessment.
-   There is concern that the grid references on the applicant's submission differs from that of the
Local Planning Authority's documents - It is evident that the Local Planning Authority's are correct.
Notwithstanding this contradiction between the co-ordinates, it is evident that any approval would
need to be in accordance with the details contained within the plans which would control the siting
of the anemometer in an acceptable manner.

 ASSESSMENT NOTES
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Planning Permission

3046
3032
3920
3998
4000

In accordance with submitted plans
Temporary use - 2 year
Bird Deflectors
NOTE: Reasons for Approval
Variation of approved plans

 RECOMMENDATION

 CONDITIONS

-   Concern was expressed at the site notice wrongly advertising the height of the mast (70m as
opposed to 50m) - Notwithstanding this, it is evident that the consultation letters sent out did state
the correct height and, as such, those parties with an interest in the development were aware of
the full nature of the scheme.
*  Any subsequent approval would include a planning condition for the installation of bird
deflectors, in the interests of safeguarding wildlife.
*  The applicant has confirmed that this application has been submitted to carry out further wind
speed monitoring at the site with the aim of addressing concerns raised by the Planning Inspector
in relation to the accuracy of information submitted in relation to the collection of background
noise data and the correlation with wind speed data.  It is considered that this is a legitimate
reason for the request to install the mast.
*  It is considered that gathering further information in relation to wind speeds would be beneficial
as part of any potential future submission for a wind turbine development in order to try and avoid
possible concerns in relation to a lack of accurate data or a lack of up to date data in relation to
wind speeds and how they dictate noise levels (the previous meteorological mast being approved
in 2001 under 3PL/2001/1328/F).
*  In conclusion, it is considered that the proposal is not contrary to any of the relevant planning
policies and, as such, is recommended for temporary approval, the applicant has requested a
period of two years, however, the Committee previously resolved to grant permission for one year
only.  
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2

NECTON
19 Mill Street

Mr Roy Wilkin
19 Mill Street Necton

Kevin Cole
43 Park Lane Norwich

Demolition of existing store & erection of 3 bedroom dwelling and detached
garage

Full

3PL/2009/0846/F

N

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.  Form and character
2.  Access and visibility

 KEY ISSUES

The proposal seeks full planning permission for the demolition of a storage building and the
erection of a 3 bedroom single storey dwelling and detached double garage.

The site is located within the Settlement Boundary. It is located to the north of Mill Street, to the
rear of the Public House and No. 19 Mill Street.
There is currently a Nissan hut on the site which, together with a range of further outbuildings
immediately to the north of the site, is currently used for storage in connection with an existing
commercial business sited in Mill Street, adjacent the proposed access.
The site is accessed off an existing access which serves No. 19, the commercial business and a
further dwelling immediately to the west of the site.  All these properties are owned by family
members of the applicant.  The former Mill is located at the entrance to the site.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

No relevant site history
 RELEVANT SITE HISTORY
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The following National Planning Guidance and/or Saved Policies of the Breckland Local Plan and
those of the Submission Core Strategy and Development Control Policies Development Plan
Document have been taken into consideration in the determination of this application:
PPS1: Delivering Sustainable Development
PPS3: Housing
DC1:  Amenity
DC16:  Design
HOU.4:  Development within villages where it will enhance form, character and setting
TRA.5: Highway safety  

 POLICY CONSIDERATIONS

One letter of support has been received.

 REPRESENTATIONS

NECTON P C    
Objection as this is a garden infill.  Plus concern is expressed at any possible alteration to the Mill
building in the entrance to 19 Mill Street.  This building should be protected as it is part of the
heritage of the village.

 CONSULTATIONS

HIGHWAY AUTHORITY- Objection:  Inadequate visibility at the junction of the access with Mill
Lane

Further comments in respect of any amended plans will be reported verbally

CONTAMINATED LAND OFFICER - Query re content of vulnerable development questionnaire.
Further information required. 
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Planning Permission

3007
3048
3104
3740
3994
3998
4000

Full Permission Time Limit (3 years)
In accordance with submitted AMENDMENTS
External materials to be approved
Any highway conditions
NOTE:  Subject to S106 agreement
NOTE: Reasons for Approval
Variation of approved plans

 RECOMMENDATION

 CONDITIONS

*  The application is referred to the Development Control Committee as the applicant is related to
an elected member.
*  The site is located within the Settlement Boundary and therefore the principle of development is
acceptable providing the proposal enhances the form and character of the area.
*  The removal of the Nissan building will enhance the aspect of the adjoining dwelling.  The site
is to the rear of properties fronting Mill Street and therefore is not visually in a prominent location.
*  The scale, size and external appearance of the dwelling is satisfactory and in keeping with the
character of the area.  It is positioned sufficient distance from neighbouring properties to ensure it
does not affect amenity by virtue of overlooking or overbearing impact.
*  The proposal is sufficient distance from the neighbouring Public House to ensure the occupants
of the dwelling will not be unduly disturbed by noise from the Public House.  However, the
dwelling would be sited in close proximity to the outbuildings to the north which are used as
storage in connection with the business on Mill Lane.  The occupants of the proposed dwelling
could, therefore, be unduly affected by noise and disturbance from deliveries.
*  The Highway Authority has raised an objection in respect of inadequate visibility at the junction
of the access with Mill Lane.  Amended plans have been requested to set the frontage walls back
from the visibility splay.  Although the visibility will remain below the minimum standard it is
considered that the proposal will not significantly increase traffic generation.  The applicant is
currently employed in connection with the site and, therefore, the vehicular activity would be lower
than if occupied by a person not connected to the business.
*  A Section 106 agreement connecting the occupation of the dwelling to a person employed in
the business would ensure that there is no conflict with amenity issues and partially overcome the
highway issues regarding increase in vehicular activity
*  The proposal does not propose any alterations to The Mill at the entrance to the site.
*  The proposal is considered acceptable and in accordance with policy, subject to conditions and
a Section 106 agreement.

 ASSESSMENT NOTES
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DEREHAM
Waples Way

Broadland Housing Association
NCFC Jarrold Stand

Richard Pike Associates
4 Netherconesford 93-95 King Street

Development of 5no. affordable dwellings with associated landscaping and
access 

Full

3PL/2009/0858/F

N

N

In 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

 

 RECOMMENDATION : APPROVAL 

DEREHAM T C    
Coucillors reiterated the previous comments this to be over developemtn and the access was
unsatisfactory on safety grounds and the development should not be considered unless there was
access from both ends. Councillors flet this was a dangerous and inappropriate form of planning.

 CONSULTATIONS
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4

DEREHAM
Waples Way

Broadland Housing Association
NCFC Jarrold Stand

Richard Pike Associates
4 Netherconesford 93-95 King Street

Development of 15no. affordable dwellings with associated landscaping &
access

Full

3PL/2009/0859/F

N

N

In Settlemnt Bndry

No Allocation

Y

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA:

TPO:

LB GRADE:

Planning Permission

3920 REPORT ITEM

 RECOMMENDATION

 CONDITIONS

 

 RECOMMENDATION : APPROVAL 

DEREHAM T C    
Coucillors reiterated the previous comments this to be over developemtn and the access was
unsatisfactory on safety grounds and the development should not be considered unless there was
access from both ends. Councillors flet this was a dangerous and inappropriate form of planning.

 CONSULTATIONS
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HARDINGHAM
Adjoining 10 Hackford Road

Mr W R B Edwards
Hardingham Hall Hardingham

Mr A Irvine
52 Merton Road Norwich

Erection of dwelling   

Full

3PL/2009/0866/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. Justification for location outside of any Settlement Boundary
2. Impact upon the character and appearance of the locality
3. Neighbour amenity
4. Highway safety

 KEY ISSUES

The application seeks full planning permission for the erection of a detached two storey dwelling
within the garden of the neighbouring dwelling.  The site is  accessed via Hackford Road, with the
driveway entering the rear of the site. 

The site is in an isolated rural location and consists of a parcel of land which is currently the
garden to No.10 Hackford Road and located to the side of this property with No.12 Hackford Road
immediately to the west of the application site.  Both properties are two storey detached houses.
To the north of the site is the Hackford Road and to the south are open fields.  

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

No relevant site history

 RELEVANT SITE HISTORY
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The following National Planning Guidance and/or Saved Policies of the Breckland Local Plan and
those of the Submission Core Strategy and Development Control Policies Development Plan
Document have been taken into consideration in the determination of this application:
PPS1:  Sustainable Development
PPS3:  Housing
PPS7:  Sustainable Development in Rural Areas
HOU6:  Dwellings outside Settlement Boundaries 
TRA5:  Highway safety
DC1:   Protection of amenity 
DC16:  Design 

 POLICY CONSIDERATIONS

One letter of support has been received on the basis that there is a high demand for dwellings in
this area.

 REPRESENTATIONS

HARDINGHAM P C    
Hardingham PC discussed the above application last night and although councillors have no
objection to the overall plan, they are concerned that the application is incompatible with
Breckland's Local plan for development within Hardingham.
 
Could you please let us know, if this application was allowed, what the implication would be for
planning within Hardingham and those sites identified and rejected in the Sites Specific plan.

 CONSULTATIONS

HIGHWAY AUTHORITY - Object on the grounds of the proposal being in an unsustainable
location and due to the restricted visibility available from the access.
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Refusal of Planning Permission

9900 Refusal: Outside of any defined Settlement Boundary

 RECOMMENDATION

 REASON(S) FOR REFUSAL

*  The application is referred to the Development Control Committee at the request of the Ward
Representative.
*  The site is located outside of any defined Settlement Boundary and, as such, there is a general
presumption against residential development unless special justification exists.
*  In support of the application the agent suggests that there is strong local demand for dwellings
in this area, the site is a "brownfield" plot and an obvious in-fill plot.  Furthermore, he recognises
that the Council do not have a 5 year deliverable housing supply and therefore, suggests that the
development meets the criteria of PPS3 which requires a site to be deliverable by virtue of it being
available, suitable and achievable.
*  In terms of the requirements of PPS3, it is considered that this proposal is not suitable by virtue
of its isolated location away from public services and facilities.  Furthermore, the creation of a
single plot would make no significant contribution towards achieving the Council's target for a five-
year housing supply.
*  In terms of highway safety, the access is within South Norfolk District Council and, as such,
these arrangements will be determined by them.  In terms of Breckland Council, the Highway
Authority's Officer has confirmed their objection on the grounds of the site being in an
unsustainable location and due to restricted visibility.  However, at the time of writing negotiations
are ongoing between the applicant and the Highway Authority in order to address those concerns
relating to visibility.
*  In terms of the impact of the proposal upon the character and appearance of the locality, the
design of the dwelling and the proposed external materials reflects a traditional rural style.  The
scale, height and mass of the dwelling and the retention of significant separation space to the
neighbouring properties is also satisfactory, given the loose-knit nature of development in this
area.
*  In terms of neighbour amenity, the separation distances to the neighbouring properties would
safeguard light and outlook.  The side elevations adjacent to the neighbouring properties have no
first floor windows thus avoiding any significant overlooking.
*  In conclusion, it is considered that there is insufficient justification for a new dwelling outside of
the Settlement Boundary in this instance, the site access is unacceptable by virtue of this
restricted visibility and the site is within an unsustainable location. Therefore, the application is
recommended for refusal.  

 ASSESSMENT NOTES
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THETFORD
Land off Brandon Road

Kier Homes
Lysander House Tempsford

Kier Homes
Lysander House Tempsford

Erection of 52 houses & flats, garages & associated infrastructure 

Reserved Matters

3PL/2009/0872/D

N

N

In Settlemnt Bndry

Hospital/Institution

N

ITEM

LOCATION:

APPLICANT:

AGENT:

PROPOSAL:

REF NO:

APPN TYPE:

POLICY:

ALLOCATION:

CONS AREA:

TPO:

LB GRADE:

 

 RECOMMENDATION : APPROVAL 

THETFORD T C    
The Committee passed the following comments:
It was concerned about the proposed layout, which would see an equipped play area, 'detached'
from the residential area on the other side of Maine Street.  It cited the Liberty Gardens
development (off Croxton Road) as being a good example of an equipped play area sited in the
heart of a community, with the consequent benefit of being 'overlooked'.  It had real concerns
over the wisdom of what Kier Homes were proposing, which - without some extremely effective
surveillance system being in place at the play area - would potentially give rise to incidents of
anti-social behaviour.  The Committee very much doubted whether what was proposed met any
Secure by Design criterion.  
The Committee was aware that at least one Mackenzie Road resident had visited the town
council's offices, expressing concern over the noise disturbance that a play area sited in the
location proposed could well give rise to.
The Committee could see the merit of having some of the accommodation units envisaged re-
located to the proposed play area site, thereby enabling the play area to be relocated to the other
side of Maine Street.
Any crossing point on Maine Street should be located between the entrance to The Warrener and
the entrance to the main development.  There should be traffic calming measures introduced in
that location (i.e. raised 'table' and 20 mph speed limit).
The Committee was not persuaded by the following statement included in the Design Statement,
quote:  "We have identified certain boundary walls (prominent from outside the site) where the
use of flint blocks emphasises the Breckland character."  This so-called feature appeared to be
the closest the proposals came to addressing the sentiment expressed earlier in the document,
quote: "We are acutely conscious of the significance of the site marking as it does the northwest
entrance to Thetford."  The Committee was unimpressed.
It was dismayed by the choice of materials.  If flint were to be used, then it must be knapped flint,
laid in the traditional manner.  As for roofing materials, what should be used on this site, situated
by the principal gateway to Norfolk, was either natural clay or natural slate and certainly not
concrete!

 CONSULTATIONS
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Approval of Reserved Matters

3920 REPORT ITEM

 RECOMMENDATION

 CONDITIONS

The Brandon Road elevation needed significant improvement.  There was no hint of Breckland
character / local distinctiveness in the drawings submitted.   
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SCARNING
Foresters Lodge
Bradenham Lane

Mr Shaun Fryett
Foresters Lodge Bradenham Lane

dwa planning
6 Middlemarch Road Dereham

Change of use of ancillary accommodation to self contained annexe
(retrospective)

Change of Use

3PL/2009/0930/CU

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 : APPROVAL 

1.  Residential development outside Settlement Boundary
2.  Annex accommodation ancillary to existing dwelling
3.  Impact on neighbouring amenity

 KEY ISSUES

This retrospective application relates to change of use of ancillary accommodation, previously
approved as a garage building, to a self contained annexe.  The agent states that the change of
use/work was started in 2004 but has not been completed. 
The proposal relates to a building approved in 2000 as a garage, subject to a condition requiring it
to remain ancillary to the residential use of the dwelling known as Foresters Lodge.  Plans
approved as part of that permission show a detached brick, flint and tile building with boarding to
the end gables.  It incorporated two small windows in each end and one window to the north
elevation enclosed storage area.  The two parking bays were open fronted.  The building now
includes a chimney serving a woodburner and seven rooflights to provide light to first floor
accommodation.  Four windows have been added to the south elevation at ground floor and solid
wood doors have been added to one of the bays with glazed double doors and side panels to the
other opening.  Submitted plans also show deep, narrow windows in the gable ends which are
currently boarded over but could serve the first floor bedrooms.  The changes to the building in
themselves do not require specific consent; its use as an annex does require permission.  The
accommodation in the building includes a kitchen, lounge, bathroom and utility at ground floor
level and two bedrooms and shower room on the first floor.  Building Control records indicate that
a chimney with woodburner, internal walls and a stairway were added around Summer 2003.  A
visit by a Building Control officer in January 2006 indicates that, at that time, no doors had been
added but the staircase was in place.

 DESCRIPTION OF DEVELOPMENT
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The site is that of a detached building previously approved as a garage.  It lies within a larger area
of land which includes a dwelling to the north with an associated forestry contractors yard and
buildings to the rear and a paddock to the south.  The land lies at the junction of Swaffham Road
and Bradenham Lane and is largely screened by established hedges.  The nearest residential
property lies beyond the paddock, some 100m from the outbuilding/annex.

 SITE AND LOCATION

The site has been the subject of a number of applications since 1993 relating to the establishment
of a wood yard, associated buildings and dwelling.  The occupation of the dwelling is limited to a
person solely or mainly employed or lastly employed in connection with the forestry contractor's
yard or in agriculture.  
3PL/2000/0814/F - Erection of garage - Approved 
3PL/2009/0685/F - Two storey side extension and single storey rear extension to dwellinghouse -
Approved

 RELEVANT SITE HISTORY

The following National Planning Guidance and/or Saved Policies of the Breckland Local Plan and
those of the Submission Core Strategy and Development Control Policies Development Plan
Document have been taken into consideration in the determination of this application:
PPS1:  Sustainable Development
PPS7:  Sustainable Development in Rural Areas
DC2:  Principles of New Housing - Annexes
DC1:  Protection of Amenity

 POLICY CONSIDERATIONS

A letter of objection has been received from the owner of the adjacent dwelling, raising concerns
in respect of the way previous objections have been dealt with and the encroachment of buildings
into the "green belt" between Foresters Lodge and his property.  The definition of an annex is
challenged.

 REPRESENTATIONS

SCARNING P C    
No objection.

 CONSULTATIONS
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Planning Permission RECOMMENDATION

*  The application is referred to Development Control Committee as it is considered to be locally
sensitive.
*  Members will be aware that a previous application for an extension to Foresters Lodge was
considered at the meeting on 21st September, 2009.  Issues in relation to the use of the garage
on site were raised at that time by an objector.  Further investigation has lead to the current
application.
*  Records indicate that the garage, approved in 2000, was largely complete in 2006 although the
doors had not been added.  It would appear the residential accommodation was created some
time after that. 
*  The personal circumstances of the applicant have lead him to seek accommodation separate
from the main family home in order to allow him to run the forestry contractor's business on the
site. 
*  Whilst the alterations to the building itself would not require planning permission, its residential
use does require consent.  The changes made to the building are relatively minor with only the
glazed entrance door being a more significant change.  There are very limited views of the
building from Bradenham Lane as the site is well screened by established hedges.  The
accommodation is modest and the building is well related to the dwelling and the business, being
set on the opposite side of the access drive.
*  In terms of the objections raised, investigations into the use of the garage were carried out in
response to complaints and has resulted in the current application.  Concerns regarding building
on "green belt" appear to relate to encroachment of new building into the space between
Foresters Lodge and The White House.  The erection of the garage was considered appropriate
to the site, was well related to the dwelling and did not impact on residential amenity.  Open
grassland remains between that building and the boundary with the adjacent property.  Any
proposal for development on that land would require planning permission as that area would not
be considered "curtilage".  A condition would remove permitted development rights for fencing,
avoiding the creation of a separate curtilage around the annex building.  The use of the garage as
ancillary accommodation is not considered likely to impact on the amenities of the adjacent
property.
*   It is acknowledged that Planning Policy Statement 7 would not support the erection of a
dwelling on the site, however, the proposal relates to an annex ancillary to the original property
and does not create a separate planning unit.  Policy DC2 of the Core Strategy and Development
Control Policies Submission Document refers to the need to provide an appropriate mix and type
of housing and states that:-
"Proposals for residential annexes will be supported provided that the proposed accommodation
is well related to the main dwelling and the scale of the annexe does not dominate the existing
dwelling".
The annex is modest in scale with limited accommodation and is well related to the main dwelling
and allows the occupant to continue running his business.  The conditions tying the occupation of
Foresters Lodge to someone employed in the forestry contractor's yard would also remain
relevant to this ancillary accommodation.
*  The application is recommended for approval subject to conditions requiring the annex to
remain ancillary to the original dwelling, which is subject to an occupancy condition, and not to be
used as a separate dwelling.  Permitted development rights relating to fencing will be removed.

 ASSESSMENT NOTES
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3007
3046
3541
3300
3998
4000

Full Permission Time Limit (3 years)
In accordance with submitted plans
Use as ancillary accommodation only
No P.D. for fences, walls etc
NOTE: Reasons for Approval
Variation of approved plans

 CONDITIONS
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SHROPHAM
Land at Bradcar Road

Mr Patrick Taylor
The Bungalow The Grange

Paul Took Planning
60 Neatherd Road Dereham

Demolition of existing buildings and erection of dwelling and garage 

Outline

3PL/2009/0961/O

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. Justification for countryside location
2. Impact upon the character and appearance of the countryside
3. Highway safety 
4. Neighbour amenity

 KEY ISSUES

The application seeks outline planning permission for the erection of single detached dwelling with
attached garage.  The application seeks to deal with "access", "layout" and "scale" with all other
matters reserved.  The Design and Access Statement confirms that it is envisaged that the
dwelling would be "cottage style" with dormer windows.  There are at present two buildings on site
which would be removed as a consequence of the development.

The application site consists of a rectangular shaped parcel of vacant land/paddock.  The site is
accessed via Bradcarr Road which lies to the west of the site.  To the east and north of site is
open land and to the south is an area of trees with access track to fishing lakes.  The site at
present contains two small outbuildings.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

3PL/2007/1362/O - Single Detached Dwelling - Refused.

 RELEVANT SITE HISTORY
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The following National Planning Guidance and/or Saved Policies of the Breckland Local Plan and
those of the Submission Core Strategy and Development Control Policies Development Plan
Document have been taken into consideration in the determination of this application:
PPS1:  Sustainable Development
PPS7:  Sustainable Development in Rural Areas
HOU6:  Development outside Settlement Boundaries
TRA5:  Highway safety
DC1:   Protection of Amenity

 POLICY CONSIDERATIONS

A number of letters of support for the proposal have been submitted from local residents.  This
support is based upon allowing a local man to remain in the village.

 REPRESENTATIONS

SHROPHAM P C    
Shropham Parish Council unanimously and particularly strongly supports this application by
Patrick Taylor. His family have lived in the village for generations. Patrick wishes to build this
house with his own funds on land acquired from his Grandfather and he works locally.  It is
entirely right for the village that where possible the next generation should be able to continue to
live in the village and there is overwhelming support for Patrick  for his application.

 CONSULTATIONS

HIGHWAY AUTHORITY - Object on the grounds of sub-standard road network and sustainability
grounds.
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Refusal of Outline Planning Permission

9900 Refusal: Outside of any defined Settlement Boundary

 RECOMMENDATION

 REASON(S) FOR REFUSAL

*  The application is referred to the Development Control Committee at the request of the Ward
Member.
*  The application site is located outside of any defined Settlement Boundary and, as such ,there
is a general presumption against new residential development unless special justification exists.
This is demonstrated by a previous refusal at the site, 3PL/2007/1362/O.
*  In this case, the application stresses that the dwelling is required to allow the applicant's family
to stay in the village where they are employed and have always lived.  This application has
significant local support on this basis.  
*  Whilst the personal circumstances of the applicant are acknowledged, they do not outweigh the
fundamental objection to new dwellings in the countryside.
*  In terms of highway safety, the Highway Authority have confirmed that they object on the
grounds of the local highway network being inadequate and the site being in an unsustainable
location.
*  In terms of neighbour amenity, whilst the final design of the dwelling does not form part of this
application, it is evident that sufficient separation to neighbours exists so as to be capable of
safeguarding light, outlook and privacy at reserved matters stage.
*  In design terms, the final appearance of the dwelling does not form part of this application,
however, this could be reasonably controlled at reserved matters stage.
*  In conclusion, it is considered that insufficient justification exists for permitting a new dwelling
outside of the defined Settlement Boundary, the local road network is substandard and is in an
unsustainable location and, therefore, the application is recommended for refusal.

 ASSESSMENT NOTES
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GRISTON
The Waggon & Horses P H
Caston Road

Mr S Currie
The Waggon & Horses Public House Casto

ADM Architectural
Flint Cottage Shropham Road

New cottage style dwelling   

Outline

3PL/2009/0968/O

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. Justification for location outside of the settlement boundary
2. Impact upon character and appearance of the locality
3. Neighbour amenity
4. Highway safety

 KEY ISSUES

The application seeks outline planning permission for the erection of a two storey detached
dwelling within part of the beer garden and car park of the Waggon & Horses Public House.  The
application seeks to deal with only "scale" and "access" with all other matters reserved.  An
indicative scheme has been provided.  The site is to be accessed via Caston Road. 

The application site is a rectangular shaped plot which is part of the car park and beer garden to
the Waggon & Horses Public House.  To the south of the site is Caston Road, to the east of the
site is open countryside, to west is the public house and to the north is the rear garden of a
neighbouring dwelling.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

3PL/2009/0771/O - New cottage style dwelling - Withdrawn.
3PL/2002/0823/O - New 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
those of the Submission Core Strategy and Development Control Policies Development Plan
Document have been taken into consideration in the determination of this application:
PPS1:  Sustainable Development
PPS7:  Sustainable Development in Rural Areas
TRA5:  Highway safety
HOU6:  Development outside Settlement Boundaries
DC1:   Protection of Amenity
DC16:  Design

 POLICY CONSIDERATIONS

None received.

 REPRESENTATIONS

GRISTON P C    
No Objection -
Comments
Must be tied to the public house so that it cannot be sold separately

 CONSULTATIONS

ENVIRONMENTAL HEALTH OFFICER  No objection provided that the dwelling is solely used in
connection with the Public House.  The dwelling is too close to the public house to be occupied by
persons not connected to the business as complaints of noise would be likely.

CONTAMINATED LAND OFFICER - No objection.

HIGHWAY AUTHORITY - No objection subject to conditions.
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Refusal of Outline Planning Permission

9900 Refusal: Outside of any defined Settlement Boundary

 RECOMMENDATION

 REASON(S) FOR REFUSAL

*  The application is referred to Development Control Committee at the request of the Ward
Representative.
*  The site located outside of the defined Settlement Boundary for the village and, as such, there
is a presumption against new residential development unless special justification exists.
*  In this case, the applicant has confirmed that he wishes to have the dwelling to provide
improved living accommodation on the existing arrangements which are restricted to the first floor
of the existing public house premises.  The new dwelling, in turn, would allow the applicant to use
the first floor of the public house for bed and breakfast, thus improving the viability of the public
house.  Annex A of PPS7 relates to occupational dwellings in rural areas, and this states that:
"There will be some cases where the nature and demands of the work concerned make it
essential for one or more people engaged in the enterprise to live at, or very close to, the site of
their work.  Whether this is essential in any particular case will depend on the needs of the
enterprise concerned and not on the personal preferences or circumstances of any of the
individuals involved."
It also states that:
"It will often be as convenient and more sustainable for such workers to live in nearby towns or
villages, or suitable existing dwellings, so avoiding new and potentially intrusive development into
the countryside."
*  It is considered that it is not unreasonable to assume that a dwelling could be found within the
existing village if the existing accommodation within the public house is not appropriate and as
such it is not considered that the proposed dwelling is essential for the operation of the business.  
*  The Highway Authority has confirmed that they have no objections to the proposal on the
grounds of highway safety.
*  Given that the application is in outline form, the final layout, design and appearance of the
dwelling is not to be considered at this stage.  However, it is evident that the design and position
of the dwelling could be reasonably controlled at reserved matters stage and it is evident that
sufficient separation to neighbouring properties exists so that neighbour amenity (light, outlook
and privacy) could be safeguarded.
*  In conclusion, it is considered that insufficient justification exists for a new dwelling outside of
the defined Settlement Boundary and the application is, therefore, recommended for refusal.

 ASSESSMENT NOTES
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BEESTON
Valley Farm
Watery Lane

Mr J Ogilvy
Valley Farm Watery Lane

Acorus Rural Property Services
Old Market Office 10 Risbygate Street

Change of use of land for siting of mobile home to supervise business
(retrospective)

Full

3PL/2009/0984/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 : APPROVAL 

1. Functional and financial need for temporary accommodation
2. Visual impact

 KEY ISSUES

The proposal seeks change of use of land for the stationing of a mobile home to supervise an
agricultural enterprise.
There is currently an unauthorised mobile home on the site.  The proposal seeks its relocation
within the holding.  The mobile home would be positioned to the west of the pole barn rather than
to the south as currently positioned.
The proposal is the re-submission of an application which was dismissed on appeal in April 2009.
The application is accompanied by the agricultural appraisal which supported the previous
application and an appended report following the Inspector's decision.  This report includes
audited accounts for the year ending April 2008 and 2009 from a chartered accountant and
financial projections from the accountants for 2010, 2011 and 2012.  The applicant has confirmed
that the current stocking level is greater than when the Inspector determined the appeal.

The site is located in open countryside approximately 0.5 km north west of the village of Beeston.
The site is a 4 ha. smallholding.  The pole barn and existing unauthorised mobile home are set
approximately 120m east of the metalled highway known as Watery Lane.  It is currently down to
grass for livestock.  The existing agricultural enterprise relates to the production of turkeys and
other poultry for Christmas and Easter markets, the keeping of birds for egg production and a
sheep rearing enterprise
The buildings stand in a hollow.  The land rises gently from east to west towards Watery Lane.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION
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The pole barn was granted planning permission on appeal in July 2007.   further application to
extend the barn was granted in October 2007.
An application for a caravan on the holding was dismissed on appeal in August 2007 on the
grounds of inadequate need.
A further application for a caravan was dismissed on appeal in May 2009.  The Inspector
accepted there was a functional need for accommodation on the site but was not satisfied that the
business was fully viable or would be in the future

 RELEVANT SITE HISTORY

The following National Planning Guidance and/or Saved Policies of the Breckland Local Plan and
those of the Submission Core Strategy and Development Control Policies Development Plan
Document have been taken into consideration in the determination of this application:
HOU6:  Development outside Settlement Boundaries
PPS7:  Sustainable Development in Rural Areas

 POLICY CONSIDERATIONS

BEESTON P C    
The Parish Council wishes to OBJECT strongly to the above application.
The most recent event to determine planning policy for the area was in May 2009 when a
Planning Inspector dismissed an earlier Appeal against the refusal of a previous and similar
application for a temporary dwelling for agricultural purposes, APP/F2605/A/08 2091151.  The
current application is supported by a statement, which says that circumstances have changed to
the point where a new application is justified and refers to a case in Lincolnshire, where an
Inspector granted permission following a similar appeal where new figures showed that an
increase in the workload would occur.
The Inspector referred to the "functional need", which he accepted as supportable, but did not
accept that the "financial test" required as a matter of course in PPS7 (the code which governs
how an economic case for a farm worker's dwelling needs to be evaluated) had been satisfied.
He found that in May of this year the unit had 120 turkey hens, 50 stag turkeys, 50 geese, 500
small poults, 25 ewes and 2 tups.  
Stock levels may well by now be quite different; November is more likely to show a high level of
activity than would occur in May.  The new application says that there are now 1,400 turkeys, 250
geese, 250 capons and 100 ewes present and then extrapolates these figures into a forecast for
2011.   Compared with May 2009, the date of the Inspector's decision, the new forecast would
mean increases by a factor of about 15 (from 170 to 2,500) for the turkeys, of about 5 for the
geese and about 4 for the sheep.  Compared with what is likely to be happening now the new
forecast would mean increases and by factors of nearly 2 for turkeys, about 5 for geese and 4 for
ewes.  
The applicant estimates the current (November 2009) volume of work would justify 1,705 hours
per year.  However, the calculation departs from the accepted method for measuring hours of
work by double-counting one factor of sheep husbandry, which would bring down the annual
estimate to about 1,230 hours.  This is significantly below the threshold identified in current farm
management procedures and the Parish Council recommends Breckland Council to refuse the
application on the grounds that the annual workload does not pass the functional test needed in
PPS7.
The Lincolnshire case is not sufficiently documented to make plain whether it is relevant.

 CONSULTATIONS
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Planning Permission RECOMMENDATION

None

 REPRESENTATIONS

*  The application is referred to Development Control Committee at the request of the Ward
Representative.
*  Planning policy contained within PPS7 and HOU6 seek to prevent residential development
outside the Settlement Boundaries unless it is essential in connection with agriculture or other
rural activities.  Annex A of PPS7 requires functional and financial tests to be satisfied.
*  The functional test is required to establish whether it is essential for a worker to be readily
available at most times in case animals or agricultural processes require essential care at short
notice or to deal quickly with emergencies that could otherwise cause serious loss.
*  The Planning Inspector concluded that there was a justified functional need for a worker to live
on site.
*  The appeal was dismissed on the grounds that the financial test was not satisfied.  The
appellant had only provided a financial forecast and had not submitted any current or previous
trading figures and, therefore, the Inspector could not conclude that the enterprise was financially
viable and capable of supporting a full time worker.  The Inspector also doubted whether it would
be in the foreseeable future.
*  The current proposal provides financial statements from an accountant for years ending April
2008 and 2009.  These indicate that predicted profit had been achieved and the enterprise was
financially sound.  The applicant has also provided projections for the years 2010, 2011 and 2012
which indicate that the business has the prospect of remaining financially sound.
*  It is considered that the additional information in respect of the financial details is sufficient to
satisfy the financial tests regarding temporary agricultural dwellings.
*  The proposed position of the mobile home would be less prominent within the landscape than
the current position as it is directly in front of the pole barn.
*  Due to the temporary nature of the proposed accommodation it is recommended the application
is granted temporary permission for a period of 3 years and is subject to an agricultural
occupancy condition.  Conditions are also required to ensure the existing mobile home is either
relocated to the approved position or removed from the site within an appropriate time scale.

 ASSESSMENT NOTES

The Parish Council therefore feels that no financial test has been made for the necessity to have
on-site supervision. the members are also disappointed that having had two appeals dismissed
for the siting of a caravan a further application has now been presented. This is in the opinion of
the members a blatant attempt to stall any enforcement action for the removal of the caravan and
should not have been allowed to proceed as an application.
The Parish Council can only re-iterate its objection to this method of "playing the planning game"

HIGHWAY AUTHORITY:  No objection, subject to conditions.
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3046
3500
3034
3558
3740
3740
3739
3998
4000

In accordance with submitted plans
Agricultural Workers dwelling
Temporary use - 3 year
Non-standard mobile home condition
Vehicular access
Visibility improvements
Highway NOTE Inf 1
Reasons for Approval
Variation of approved plans

 CONDITIONS
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GARVESTONE
Roseville
Town Lane

Mr R & Mrs S Walker
Roseville Town Lane

Rod Atkins Architectural Desig
Blackwater Cottage Southburgh Road

Two storey side & rear extension (partly over extg rear single storey section) &
single storey rear & side ext.

Full

3PL/2009/0989/F

N

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. Scale, design and materials appropriate to the dwelling
2. Impact on amenity

 KEY ISSUES

The application relates to the addition of bathroom and bedroom accommodation above an
existing ground floor element, extending to the side of the property over two storeys.  A velux
window is shown to the southern roof slope.  A single storey extension, offset from that element
runs to the side and rear.   It incorporates double glazed doors and panels in the end gable.  The
window and door arrangement to the front of the existing property will be changed to include a
new window and revised door position.  
The render finish will be repeated in the lower part of the two storey element and black painted
boarding used above.  The single storey element will be in red brickwork.  Windows and doors will
be in timber and the roof finished in clay tiles.
Due to changes in levels, the rear garden area will be cut back to provide a level paved area with
steps up to the remainder of the garden.

Roseville is one of a pair of modest semi detached cottages within the built up area of Town Lane.
 The two storey cottage has a single storey extension to the rear with a cat slide roof over.  The
adjacent cottage has a pitched roof extension to the rear, set away from the shared boundary.  To
the south is a two storey dwelling, set 12m from the shared boundary.  The rear of the property is
screened by established hedges.  A parking space is available to the side and front of the property
and will not be affected by the proposed extensions.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION
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Planning Permission RECOMMENDATION

No relevant site history

 RELEVANT SITE HISTORY

The following National Planning Guidance and/or Saved Policies of the Breckland Local Plan and
those of the Submission Core Strategy and Development Control Policies Development Plan
Document have been taken into consideration in the determination of this application:
PPS1: Sustainable Development
DC1:  Protection of Amenity
DC16:  Design

 POLICY CONSIDERATIONS

None

 REPRESENTATIONS

*  The application is referred to Development Control Committee as the applicant is an employee
of Breckland Council.
*  The proposed extensions will remain subservient to the original modest cottage and are
considered appropriate in terms of their scale, design and materials.  The extensions are set to
the rear of the property with limited additions to the side and, with the changes to the front
elevation,  will not impact on the street scene generally.  
*  The existing parking arrangements are not compromised by the proposed extensions.  
*  The two storey element is set off the shared boundary and will not impact on the amenities of
the neighbouring property.
*  Issues raised by the Parish Council relate to surface water run off which is shown to
soakaways.  This issue and that in relation to the capacity of the septic tank are considered within
any Building Regulations application.
*  The application is recommended for approval.

 ASSESSMENT NOTES

GARVESTONE P C    
No objection:  The Parish Council would like to point out that careful consideration should be
made about the distribution and run off of any extra water that would be generated by such a big
extension.

 CONSULTATIONS

ENVIRONMENTAL HEALTH OFFICER - No objection.  Advisory note re capacity of septic tank 

TREES & COUNTRYSIDE OFFICER - No comment
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3007
3046
3994
3998
4000

Full Permission Time Limit (3 years)
In accordance with submitted plans
Non-standard note re septic tank
NOTE: Reasons for Approval
Variation of approved plans

 CONDITIONS
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DEREHAM
Breckland Business Centre
St Withburga Lane

Breckland District Council
Dereham Office Elizabeth House

Haymills (Vinci)
27 Brunel Way Thetford

Replace existing unauthorised  lean-to to rear of Breckland Business Centre with
a timber constructed lean-to

Full

3PL/2009/1064/F

Y

Adjacent Grade 2

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 on the character of the building
2.  Impact on the amenities of the adjacent residents

 KEY ISSUES

The proposal seeks to replace an unauthorised lean-to UPVC glazed structure to the rear of the
Breckland Business Centre (former Guildhall).
The new structure is a timber and glass structure approx 6 meters long and 1m wide.  It provides
access from the staircase to the basement of the offices following the removal of the original
glazed link which linked the Old Guildhall to the new offices.

The structure is located to the rear of the Breckland Business Centre offices in the position of the
former link between the Old Guildhall and the more recent offices.  It is adjacent the vehicular
access to the parking area in the gardens of the Old Guildhall which has been converted to
residential use.

 DESCRIPTION OF DEVELOPMENT

 SITE AND LOCATION

No relevant site history
 RELEVANT SITE HISTORY
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Planning Permission

3007
3046
3998
4000

Time Limit -12 months
In accordance with submitted plans
NOTE: Reasons for Approval
Variation of approved plans

 RECOMMENDATION

 CONDITIONS

The following National Planning Guidance and/or Saved Policies of the Breckland Local Plan and
those of the Submission Core Strategy and Development Control Policies Development Plan
Document have been taken into consideration in the determination of this application:
DC1:   Protection of amenity
DC16:  Design
PPG15:  Planning and the Historic Environment

 POLICY CONSIDERATIONS

None

 REPRESENTATIONS

*  The application is referred to Development Control Committee as the applicant is Breckland
Council.
*  The proposal provides for a modest structure to the rear of the building.  It is not located in a
prominent position.
*  The stained timber frame will match the existing wood work on the building.
*  The proposal retains sufficient space between the adjacent buildings to allow for vehicle access
to parking areas within the garden.
*  The proposal will not impact on the character of the existing building or the amenities of the
residents of the adjacent residential units.  Similarly, no harm will result to the setting of the Listed
Building.
*  The proposal is considered acceptable and in accordance with policy.  The grant of permission
will require the works to be carried out within 12 months.

 ASSESSMENT NOTES

DEREHAM T C    
NO REPLY AS AT 27TH NOVEMBER, 2009

 CONSULTATIONS

The views of consultees will be reported verbally at the meeting.




