
Planning Committee 

Agenda 

Members of the Planning 
Committee: 

Cllr I N Moncur (Chairman) Cllr R R Foulger 
Cllr K Vincent (Vice-Chairman) Cllr C Karimi-Ghovanlou 
Cllr A D Adams Cllr S M Prutton 
Cllr S C Beadle Cllr S Riley 
Cllr N J Brennan Cllr J M Ward 
Cllr J F Fisher 

Date & Time: 

Wednesday 20 April 2022 

9:30am  

Place: 

Council Chamber, Thorpe Lodge, 1 Yarmouth Road, Thorpe St Andrew, Norwich 

Contact: 

Dawn Matthews  tel (01603) 430404 

Email: committee.bdc@southnorfolkandbroadland.gov.uk 

Website: www.southnorfolkandbroadland.gov.uk 

PUBLIC ATTENDANCE: 

This meeting will be live streamed for public viewing via the following link: Broadland YouTube Channel 

You may register to speak by emailing us at 

committee.bdc@southnorfolkandbroadland.gov.uk no later than 5pm on Wednesday 13 

April 2022 

Large print version can be made available 

If you have any special requirements in order to attend this meeting, please let us know in advance. 

1

mailto:committee.bdc@southnorfolkandbroadland.gov.uk
http://www.southnorfolkandbroadland.gov.uk/
https://www.youtube.com/channel/UCZciRgwo84-iPyRImsTCIng
mailto:committee.bdc@southnorfolkandbroadland.gov.uk


Public Speaking and Attendance 

All public speakers are required to register to speak at public meetings by the date / time 

stipulated on the relevant agenda.  Requests should be sent to: 

committee.bdc@southnorfolkandbroadland.gov.uk 

Public speaking can take place: 

 Through a written representation (which will be read out at the meeting)

 In person at the Council offices

Please note that the Council cannot guarantee the number of places available for public 

attendance but we will endeavour to meet all requests. 

. 
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AGENDA 

1. To receive declarations of interest from members;

(guidance and flow chart attached – page 4) 

2. To report apologies for absence and to identify substitute members;

3. To confirm the minutes of the meeting held on 23 February 2022;

(minutes attached – page 6) 

4. Matters arising from the minutes;

5. Applications for planning permission to be considered by the Committee in the

order shown on the attached schedule  (schedule attached – page 10) 

6. Planning Appeals (for information); (table attached – page 78) 
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DECLARATIONS OF INTEREST AT MEETINGS 

When declaring an interest at a meeting Members are asked to indicate whether their 

interest in the matter is pecuniary, or if the matter relates to, or affects a pecuniary interest 

they have, or if it is another type of interest.  Members are required to identify the nature of 

the interest and the agenda item to which it relates.  In the case of other interests, the 

member may speak and vote.  If it is a pecuniary interest, the member must withdraw from 

the meeting when it is discussed.  If it affects or relates to a pecuniary interest the member 

has, they have the right to make representations to the meeting as a member of the public 

but must then withdraw from the meeting.  Members are also requested when appropriate to 

make any declarations under the Code of Practice on Planning and Judicial matters. 

Have you declared the interest in the register of interests as a pecuniary interest? If Yes, 
you will need to withdraw from the room when it is discussed. 

Does the interest directly: 
1. affect yours, or your spouse / partner’s financial position?
2. relate to the determining of any approval, consent, licence, permission or

registration in relation to you or your spouse / partner?
3. Relate to a contract you, or your spouse / partner have with the Council
4. Affect land you or your spouse / partner own
5. Affect a company that you or your partner own, or have a shareholding in

If the answer is “yes” to any of the above, it is likely to be pecuniary. 

Please refer to the guidance given on declaring pecuniary interests in the register of 
interest forms.  If you have a pecuniary interest, you will need to inform the meeting and 
then withdraw from the room when it is discussed. If it has not been previously declared, 
you will also need to notify the Monitoring Officer within 28 days. 

Does the interest indirectly affect or relate any pecuniary interest you have already 
declared, or an interest you have identified at 1-5 above?  

If yes, you need to inform the meeting.  When it is discussed, you will have the right to 
make representations to the meeting as a member of the public, but you should not 
partake in general discussion or vote. 

Is the interest not related to any of the above?  If so, it is likely to be an other interest.  
You will need to declare the interest, but may participate in discussion and voting on the 
item. 

Have you made any statements or undertaken any actions that would indicate that you 
have a closed mind on a matter under discussion?  If so, you may be predetermined on 
the issue; you will need to inform the meeting, and when it is discussed, you will have the 
right to make representations to the meeting as a member of the public, but must then 
withdraw from the meeting. 

FOR GUIDANCE REFER TO THE FLOWCHART OVERLEAF. 

PLEASE REFER ANY QUERIES TO THE MONITORING OFFICER IN THE FIRST 

INSTANCE 
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PLANNING COMMITTEE 

Minutes of a meeting of the Planning Committee of Broadland District Council, 

on 23 February 2022 at 9:30am at the Council Offices. 

Committee Members 
Present: 

Councillors: I Moncur (Chairman), A Adams, S Beadle, 
N Brennan, R Foulger, C Karimi Ghovanlou, K Leggett 
(sub for J Fisher), S Prutton, S Riley, K Vincent and 
J Ward.  

Other members 
present:  

Councillor: G Peck 

Officers in 
Attendance: 

The Development Manager (T Lincoln), the Principal 
Planning Officer (T Barker) and the Democratic Services 
Officer (DM)  

 39 DECLARATIONS OF INTEREST 

The following members declared interests in the matters listed below. Unless 
indicated otherwise, they remained in the meeting. 

Application Parish Councillor Declaration 

20211768 Foulsham All members Lobbied by the applicant 

Cllr Brennan Commented that he had not read 
the lobbying material.   

40 APOLOGIES FOR ABSENCE  

An apology for absence was received from Cllr J Fisher. 

41 MINUTES 

The minutes of the meeting of the Planning Committee held on 26 January 2022 

were confirmed as a correct record and signed by the Chairman. 

42 MATTERS ARISING  

No matters were raised. 
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43 PLANNING APPLICATIONS 

The Committee considered the reports circulated with the agenda, which were 

presented by the officers.  

The Committee had received updates to the report which had been added to 

the published agenda. An error was corrected in the report at page 24 - 

reason for refusal no:1 should have read Foulsham and not Cawston.  

The following speakers addressed the meeting on the applications listed 

below. 

Application Parish Speakers 

20211768 Foulsham Judith Miller – applicant  
Mark Thompson – agent for applicant 
Cllr Peck – local member  

20212024 Aylsham Michael Felmingham – applicant 

The Committee made the decisions indicated in the attached appendix, 

conditions of approval or reasons for refusal of planning permission as 

determined by the Committee being in summary form only and subject to the 

final determination of the Director of Place. 

44 PLANNING APPEALS 

The Committee the appeal lodged. 

(The meeting concluded at 10:38am) 

______________ 
Chairman 
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Planning Committee  23 February 2022 Decisions Appendix 

NOTE: Conditions of approval or reasons for refusal of planning permission as 
determined by the Committee are in summary form only and subject to the Director 
of Place’s final determination. 

1. Appl. Nos : 20211768 

Parish : FOULSHAM 

Applicant’s Name : Mrs Judith Miller 
Site Address : The Hawthorns, Hindolveston Road, Foulsham 
Proposal : Three detached, three bedroomed dwellings with 

garages and gardens, a new highway access, ecological 
enhancements, and the retention of the existing 
woodland 

Decision : Members voted (6-4) for Refusal  

REFUSED 

1. Contrary to GC2 as outside settlement limit
2. Does not meet criteria of para 80 of NPPF
3. Visual Harm
4. Unsustainable location for new development

Reasons: 

1. The proposal is contrary to Policy GC2 of the
Development Management DPD 2015 as the site falls
well outside of the settlement limit for Foulsham and
Policy GC2 does not permit new development outside of
settlement limits unless the proposal complies with a
specific allocation and / or policy of the development
plan. The proposal does not comply with a specific
allocation and does not comply with any housing policies
in the development plan.

2. The proposed development does not accord with
criteria (e) of paragraph 80 of the National Planning
Policy Framework as the proposal does not represent
the highest standard of architecture, would not help
raise standards of design in rural areas and does not
significantly enhance its immediate setting.

3. The proposal would result in visual harm from the
introduction of residential development into a rural
location with isolated dwellings and loss of trees leading
to an urbanisation of the landscape contrary to criteria (i)
of policies GC4 and EN2 of the Development
Management DPD 2015 and Policies 1 and 2 of the
Joint Core Strategy.
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4. The location of the site and its proximity to services
and facilities would result in over-reliance on the private
car, which will not minimise greenhouse gas emissions
and is not located to use resources efficiently. The
application is therefore contrary to Polices 1 and 6 of the
Joint Core Strategy.

2. Appl. No : 20212024 
Parish : AYLSHAM 
Applicant’s Name : Michael & Julie Felmingham 
Site Address : The Grain Store, Banningham Road, Aylsham, NR11 

6LS 
Proposal : Proposed demolition of existing barn, which has been 

granted class Q permission under reference 20191719, 
and the erection of a new dwelling with integrated 
garaging, workshops & pool  

Decision : Members voted (unanimously) for approval 

APPROVED subject to conditions 

1 Time limit 
2 In accordance with submitted documents and plans 
3 External materials and boundary treatments  
4 Highways – visibility splays  
5 Highways – on-site car parking to be laid prior to first 

occupation  
6 Removal of Householder PD rights relating to 

extensions, alterations to the roof, external lighting, 
outbuildings, fences gates etc.  
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Planning Committee 

……… Application 
No 

Location Officer 
Recommendation 

Page 
No 

1 20212075 
Hill Residential & the 
Thorpe and Felthorpe 
Trust, Racecourse 
Plantation, Plumstead 
Road East, Thorpe St 
Andrew, NR7 9LW

 

APPLICATION 
WITHDRAWN 

Authorise the 
Director of Place to 
APPROVE subject to 
satisfactorily 
addressing the 
requirements under 
the Habitats 
Regulations 
regarding nutrient 
neutrality and issues 
relating to GIRAMS 
and subject to 
conditions 

12

2 20212258 Field opposite The 
Plough Inn, Fengate, 
Marsham, NR10 5PT 

Authorise the 
Director of Place to 
APPROVE with 
Conditions subject to 
satisfactorily 
addressing the 
requirements under 
the Habitats 
Regulations 
regarding nutrient 
neutrality 

65

3 20212328 1 Merlin Avenue, 
Sprowston, NR7 8BY 

APPROVE subject to 
conditions 

74
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Application 1 
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Planning Committee 

1. Application No: 20212075 

Parish: THORPE ST ANDREW 

Applicant’s Name: Hill Residential & the Thorpe and Felthorpe Trust 

Site Address: Racecourse Plantation, Plumstead Road East, Thorpe St 

Andrew, NR7 9LW 

Proposal: Approval of matters reserved for layout, scale, 

appearance and landscaping following outline planning 

permission 20161896 for the erection of 239 new homes, 

and the approval of matters reserved for layout and 

landscaping of a new Community Woodland Park and 

associated infrastructure. 

Reason for reporting to committee 

At the request of the Assistant Director (Planning) as there are considered to 

be exceptional circumstances which warrant consideration of the proposal by 

committee given the site history and public interest. 

Recommendation summary: 

Authorise the Director of Place to approve subject to satisfactorily 

addressing the requirements under the Habitats Regulations regarding 

nutrient neutrality. 

1 Introduction 

1.1 The application seeks reserved matters approval for the layout, scale, 

appearance and landscaping of 239 dwellings and the layout and landscaping 

of a new community woodland park and associated infrastructure.  The 

application is made pursuant to application 20161896. 

1.2 It had been the intention to report the application to Planning Committee on 

23rd March 2022, however this meeting was cancelled due to unforeseen 

circumstances. 

1.3 The officer’s committee report for the 23rd March 2022 Committee is attached 

as appendix 1.  This provides a comprehensive summary of the application 

proposals and site context, the planning history, the policy context, the 

consultation responses and the officer’s assessment of the proposals. 

1.4 The purpose of this report is to provide an update since the previous 

committee report was published. 
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Planning Committee 

 

 Updates 

 

2.1 There are 2 matters to update on as follows: 

 

 Consultation response of Contract’s Officer 

 Potential impacts on Habitats Sites 

 

Contracts Officer 

. 

2.2 The original Committee report advised that discussions were ongoing 

between the applicant and the Council’s Contracts Officer regarding proposed 

bin collections points.  These matters have subsequently been addressed 

following the submission of amended plans providing revised bin collection 

points to avoiding the use of private drives by the Council’s refuse vehicles 

and confirmation that a management company would be responsible for a ‘bin 

pull’ for the apartment blocks.  Consequently, the Contract’s Officer has no 

objection to the application as amended and I consider that the application 

provides adequate waste collection facilities in accordance with policy CSU4 

of the DM DPD.   

 

 Potential impacts on Habitat Sites 

 

2.3 The Council has recently been made aware by Natural England that 

development with the potential to have nutrient impacts on Habitats sites 

should now be considered when making decisions in relation to planning. Any 

impacts need to be identified and mitigation proposed and secured for the 

Council to conclude no likely significant effects under the Habitats 

Regulations. The Council needs time to consider the impacts of this 

requirement on the decision making process and therefore the officer 

recommendation reflects this need.  

 

2.4 In respect of impact on protected sites from recreational pressure from 

development, this is required to be mitigated through a tariff and on site 

informal recreation (or a contribution in lieu) and this will be secured under the 

most appropriate legal mechanism (unilateral undertaking or S106 

agreement). 

  

Conclusion 

 

2.5 For the reasons provided in the officer report attached as Appendix 1, the 

application is considered to comply with the development plan and principles 

established by the outline application.  In addition, the matters raised by the 

Contract’s Officer have been satisfactorily addressed through the submission 

of amended plans. 
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Planning Committee 

 

2.6 The advice provided by Natural England in respect of impacts from nutrients 

requires further consideration by officers however subject to this being 

satisfactorily resolved it is considered that the proposal is acceptable and 

reserved matters permission should be granted subject to conditions.  

 

Recommendation: 
Authorise the Director of Place to approve subject to 
satisfactorily addressing the requirements under the 
Habitats Regulations regarding nutrient neutrality and 
issues relating to GIRAMS and subject to: 

 1. Plans and documents condition 
2. External materials conditions 
3. Informatives regarding the need to comply with the 

remaining conditions on the outline consent and 
obligations of the s106 agreement 

 

 

Contact Officer:  Charles Judson 

Telephone Number: 01603 430592 

E-mail: charles.judson@southnorfolkandbroadland.gov.uk  

 

Appendix 1 – 23rd March 2022 Committee Report  
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Planning Committee 

2. Application No: 20212258 

Parish:  MARSHAM 

Applicant’s Name: Mr Bradley Whitlam 

Site Address: Field opposite The Plough Inn, Fengate, Marsham, NR10 

5PT 

Proposal: Changes from a small piece of agricultural land to an 

overflow carpark using hard core with a stock fence 

around it 

Reason for reporting to committee 

The Local Member has requested that the application be determined by the 

Planning Committee for the reasons as set out below in section 4. 

Recommendation summary 

The recommendation is for full approval with conditions. 

1 Proposal and site context 

1.1 The proposed site is agricultural land opposite The Plough Inn within the open 

countryside. It is rented from the local farmer who previously used the site for 

cow grazing. The retrospective application is to change the use of part of the 

field into an overflow car park for The Plough Inn opposite. The remainder of 

the field is still available for agricultural use. The reason for the application is 

to alleviate problems that were being caused by on-street parking by 

customers on the relatively small lane, Fengate, which has been a cause of 

complaint to the Parish Council, Broadland District Council and Police during 

busy periods and raised safety concerns.  

1.2 The additional parking pressure has resulted from a combination of previous 

development and recent restrictions arising from COVID. In 2010, an 

application was submitted to erect a pair of semi-detached houses 

(20100227) on the original site of the car park for The Plough Inn. This was 

following the approved outline application (20081497), and which lead to a re-

ordering of car park application (20081498) which resulted in the construction 

of new parking on the previous beer garden. The business has since changed 

hands and because of the COVID pandemic there has been a need to expand 

the outdoor seating area due to hospitality restrictions, further reducing the 

parking facilities.  This has led to the need to the construct the car park which 

is the subject of this application. 
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2 Relevant planning history 

 

2.1 20081497 Residential Development (Outline) Outline Approval 

 

2.2 20081498 Re-ordering of Car Park                           Full Approval  

 

2.3 20100227 Erection of a pair of Semi-Detached Full Approval  

    Houses, New Access and Parking Area 

 

3 Planning Policies 

  

3.1 National Planning Policy Framework (NPPF) 

NPPF 02: Achieving sustainable development 

NPPF 06: Building a strong, competitive economy 

NPPF 08: Promoting healthy and safe communities 

NPPF 09: Promoting sustainable transport 

NPPF 11: Making effective use of land 

NPPF 12: Achieving well-designed places 

NPPF 14: Meeting the challenge of climate change, flooding and coastal 

change 

NPPF 15: Conserving and enhancing the natural environment 

 

3.2 Joint Core Strategy (JCS) 

Policy 1: Addressing climate change and protecting environmental assets 

Policy 2: Promoting good design 

Policy 5: The Economy 

Policy 6: Access and Transportation 

Policy 16: Other Villages 

Policy 17: Small rural communities and the countryside 

 

3.3 Development Management Development Plan Document (DM DPD) 2015 

Policy GC1: Presumption in favour of sustainable development  

Policy GC2: Location of new development 

Policy GC4: Design 

Policy E3: Tourist Accommodation 

Policy TS3: Highway Safety 

Policy TS4: Parking guidelines 

Policy TS6: Public safety zones 

Policy CSU1: Additional community facilities 

Policy CSU5: Surface water drainage  

 

3.4 Supplementary Planning Documents (SPD) 

Landscape Character Assessment – Marsham and Hainford.  

Parking Standards SPD 

4 Consultations 
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4.1 Parish Council:  

 

           The Parish Council have provided comment and have requested that this 

application be reviewed by full planning committee as they strongly object.  

 

           The Parish Council wish to express dissatisfaction with the way this 

application has been managed, and the application of planning policy. The 

site is outside the development area of the village. It is within an ancient water 

meadow area and Greenfield site. The Council strongly object to this 

application on the grounds of it being within very close vicinity of this ancient 

and protected water meadow and request that the site be restored to the 

original unique greenfield site with water meadow. 
 

4.2 District Councillor – David Harrison:  

           I will be calling this application in.  

 

           I can assure you that a stream exists, it is called the Mermaid and flows from 

a spring off Spa Lane in Aylsham. In the past it was a source of healing water, 

hence the name. The Mermaid flows across grassland producing water 

meadows in a unique and beautiful site. 

 

4.3 NCC Highways:  

 

 Concerns with restricted visibility onto Fengate (U57004) and proximity to 

junction of Fengate and the A140 and the requirement of crossing the road 

to access The Plough Inn.  

 With suitable management, the existing car park remains reasonably 

large, despite previous developments.  

 Despite the above, subject to conditions SHC 05 (Built in accordance with 

Highways Specification (TRAD 5) and then retained as approved) and 

SHC 21 (laid out in accordance with approved plans), other Highway 

objections would be difficult to sustain.  

 

4.4 BDC Business Development Manager:  

 

I am aware that the previous owners of the public house sold off some of the 

land for housing. The current owner was not responsible for that and has had 

to respond to the changing business trading conditions since Covid started in 

ways to best operate his business and keep a public house trading in 

Marsham. 

 

Those trading conditions have meant that wherever possible hospitality 

businesses have looked to increase their space and facilities for outside 

dining and drinking. The proprietors of The Plough Inn have responded to that 
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need by relocating the car park so that the previous area used for car parking 

could serve as outdoor dining space. As a local business, employing people in  

the local community and looking to trade as best they could, from an 

Economic Development perspective we would wish to support the application. 

 

4.5 Other Representations: 

 

Objections: 

 2 Old Norwich Road – Feels this application is an example of planning 

creep – concerned that this is beginning of development on the North side 

of Fengate. 

 27 Fengate – Built on a water meadow where owls are regularly seen, eye 

sore, sense of driving through a pub car park when driving into Marsham, 

safety concerns, concerns of car park needing signage in the future, 

further impacting the setting.  

 

In Support: 

 Meadowview (Resident since 1972) – Believes the development to involve 

only a small part of the meadow and not an eyesore. Has experienced the 

previous dangerous traffic problem and blocking of the narrow lane that 

has escalated since new management, and believes development 

improves the mobility of the area 

 

5 Assessment 

 

Key Considerations 

 

5.1 The key considerations for this application are visual impact on the 

surrounding open countryside, design resulting from the change of use, the 

need to support a local business, highway and pedestrian safety, provision of 

parking, and surface water drainage.  

 

Principle 

 

5.2 Policy GC1 of the DM DPD states that the Council will take a positive 

approach that reflects the presumption in favour of sustainable development. 

Sustainable development as indicated by the NPPF includes economic, 

social, and environmental dimensions. Policy GC2 of the DM DPD seeks new 

development to be located within the settlement limits defined on the policies 

map. Development outside of these limits is to be permitted where it accords 

with a specific policy of the development plan. Policy CSU1 states that 

proposal which improve the range of community facilities (including local 

services such as shops or pubs) within the district will be encouraged where 

no significant adverse impacts arise. Such proposals may be permitted 
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outside of settlement limits where it has been adequately demonstrated that a 

clearly defined need exists. 

 

5.3 The proposed site is situated outside of the settlement limits of Marsham and 

within the open countryside. The car park is a reasonably small development 

that directly supports The Plough Inn (a local service) and its future occupiers 

and addresses highway safety concerns during busy periods. Despite the 

possible impact on the surrounding open countryside, I believe the economic 

and social benefits of the development as discussed in this report judges the 

proposal to be sustainable development. It is therefore considered to be 

acceptable in principle.  

 

Design and Impact on Surrounding Countryside 

 

5.4  The car park impacts the surrounding countryside. This consists primarily of 

gently rising sloping arable cultivation land as stated in the Broadland District 

Council Landscape Character Assessment SPD with regards to Marsham and 

Hainford. The assessment also states there is often an abrupt transition 

between the housing developments and surrounding agricultural land. The 

landscape is generally unified across the area – recognisable fields defined by 

hedgerows. The open grassland creates interest and diversity in an otherwise 

arable landscape. 

 

5.5  By virtue of the nature of the development, the fields and skyline beyond the 

site remain easily visible, and therefore the visual impact is limited. The car 

park has limited impact on the ancient waterway (which is of local interest) 

and remains in its original place. 

 

5.6 It is also important to consider the context of the precise location. The Plough 

Inn is located off a busy A-road (A140), and thus the sight of car parking near 

this road and the business in question seems reasonable.  

 

5.7 The design and use of materials including post and rail fencing and porous 

hard core are considered acceptable and common in rural settings. I believe 

the proposal makes better efficient use of land and resources, as the original 

agricultural purpose still exists alongside the new parking facility. The 

proposal also makes the business more viable for future occupiers. Therefore, 

considering the above, on balance I believe the proposal accords with Policy 

GC4.  

 

 Highways 

 

5.8 The Parking Standards SPD states that development should encourage the 

reduction of private car use and adoption of sustainable transport choices, 

however, it also states that local plans should reflect the expected car 

ownership in different locations. Policy TS4 of the local plan states that within 
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new developments, appropriate parking and manoeuvring space should be 

provided to reflect the use and location as well as its accessibility by non-car 

modes. This is also reflected in Paragraph 39 of the NPPF and Policy 9 of the 

JCS. The proposal reflects the use of the area in terms of accessing the local 

pub without obstructing the road, and therefore provides necessary parking 

when considering the rural nature of the area. Therefore, I believe the 

proposal conforms to Policy TS4. 

 

5.9 The Parking Standards SPD also states in paragraph 3.13 that in areas where 

a particular view may be of some importance, informal parking should be 

provided where it is safe to stop. Therefore, if the parking is not restricted to 

customers and guests of The Plough Inn, the site could provide this informal 

parking to appreciate the view in question.  

  

5.10 The Highways Authority has assessed the site and raised some concerns. 

This includes the restricted visibility onto Fengate (U57004), the proximity of 

the junction onto the A140 and the requirement for pedestrians to cross 

Fengate to access the Public House. However, subject to conditions relating 

to the construction of the access and parking area and ensure it is retained as 

such, any Highways objections would be difficult to sustain.  

 

5.11 Policy TS3 of the DM DPD states that development will not be permitted 

where it would result in any significant adverse impact upon the satisfactory 

functioning or safety of the highway network.  

 

5.12 Notwithstanding the issues the Highway Authority raise, the development 

addresses existing safety concerns. The proposal requires the crossing of 

Fengate in order to access the Public House, which poses a small level of 

risk. However, the risk was also apparent when customers previously parked 

along Fengate due to the lack of parking, and thus exited their vehicle directly 

onto the road. This also could result in the risk of blocking essential services, 

also potentially impacting on public safety. I also recognise the risk of turning 

onto Fengate due to the limited visibility and proximity to the A140 junction. 

However, cars should be slowing due to either approaching the junction from 

Fengate, or to turn into the junction from the A140. However previously there 

would be a risk of vehicles turning and being met by parked cars on Fengate. 

Furthermore, the access point was previously used by associated farmers, 

and although less frequently used, already posed the risk associated with 

pulling out onto Fengate. A similar access point is also being used currently to 

access the main parking area. Overall, I believe any risks associated with the 

proposal are outweighed by the removal of the hazards from on-street 

parking.  
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 The Economy, Local Businesses and Tourism 

 

5.13 Policy 5 of the JCS states that the local economy will be developed in a 

sustainable way to support jobs and economic growth both in urban and rural 

locations. This policy includes promoting the development of appropriate new 

and expanded businesses, which provide either tourism or local employment 

opportunities. The Plough Inn provides both local employment opportunities 

and helps facilitate tourism via offering accommodation. Therefore, if the 

application were to be refused and enforcement action taken to remove the 

parking area, there would likely to be an adverse impact on the public house 

that also helps facilitate tourism.  

 

5.14    The Business Development Manager of South Norfolk and Broadland was 

also consulted, and they gave attention to the struggle of hospitality 

businesses from the COVID pandemic and the relating restrictions, leading to 

the need to expand outdoor facilities. 

 

 Surface drainage 

 

5.15 The site lies within a low risk of surface flooding. The plans use porous 

material, and with the conditions proposed by Highways, I believe this material 

application satisfies Policy CSU5.  

 

Impacts on Habitat Sites 
 

5.16 The Council has recently been made aware by Natural England that 

development with the potential to have nutrient impacts on Habitats sites 

should now be considered when making decisions in relation to planning. Any 

impacts need to be identified and mitigation proposed and secured for the 

Council to conclude no likely significant effects under the Habitats 

Regulations. The Council needs time to consider the impacts of this 

requirement on the decision-making process and therefore the officer 

recommendation reflects this need.  

 

Other Issues 

 

5.17 Comments have been raised regarding the previous applications associated 

with the site. The site was previously divided to erect two dwellings, which 

resulted in the reduction in size of the parking facilities and beer garden. 

However, considering the economic environment of the time period, this 

development was considered sustainable, and the demand for parking at The 

Plough Inn may have been considerably lower. The Public House has also 

since changed hands, which may have led to a different business plan 

attracting more car based custom and therefore more demand for car parking.  
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5.18 Environmental concern has been raised surrounding this application. There 

has not been an Ecology Impact Assessment on this site. Considering the 

nature and size of the development, it is considered that this development 

poses limited impact on the surrounding biodiversity. 

 

5.19   This application is not liable for Community Infrastructure Levy (CIL) 

 

Conclusion 

 

5.20 In conclusion, the primary concern arising from the development is the impact 

on the greenfield site and the surrounding area and open countryside, 

including the ancient waterway, as well as some highway and pedestrian 

concerns. However, on balance, I believe the proposal offers a practical 

solution to the current parking and public safety issue stemming from the 

thriving local business which provides a local service. The approval of this 

application will directly support this business, and thus the ability to provide a 

local service, as well as ability to support the wider rural economy.  

 

5.21    From assessment of the proposal, I believe the proposal is reasonably 

justified through Policies GC2, GC4, E3 and CSU1 of the Local Plan, Policy 5 

of the Joint Core Strategy and more broadly, Points 02, 06 and 11 of the 

NPPF. In doing so, the proposal satisfies Policy GC1 and therefore justifies 

development outside of the settlement boundaries.  

 

Recommendation: 
Authorise the Director of Place to Approve with Conditions 
subject to satisfactorily addressing the requirements under 
the Habitats Regulations regarding nutrient neutrality 

 
1. Submitted Drawings 
2. Use restriction 
3. SHC 05 (built in accordance with Highways 

Specification (TRAD 5) and then retained as approved)  
4. SHC 21 (laid out in accordance with approved plans) 

 

Contact Officer: Aaron Pritty 

Telephone Number: 01508 505291 

E-mail: aaron.pritty@southnorfolkandbroadland.gov.uk 
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                                                                                                    Application 3
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3. Application No: 20212328 

Parish: SPROWSTON 

Applicant’s Name: Ms Di Salvo  

Site Address: 1 Merlin Avenue, Sprowston, NR7 8BY 

Proposal: Rear & side Extensions to Existing Detached Bungalow 

Reason for reporting to committee 

The occupant is known to be a Member, employee, or close relative of a 

member of Broadland District Council. 

Recommendation summary: 

Full Approval, subject to the following conditions: 

1. 3 year time limit

2. Development shall be carried out in accordance with the approved plans

and documents

1 Proposal and site context 

1.1 This application seeks planning permission for the erection of a single storey 

rear and side extension. The extension will have a gable pitched roof and will 

form space for a sitting room, bedroom and lobby/hall. The existing property is 

located in a residential area consisting of mostly bungalows with some two 

storey dwellings nearby.  

2 Relevant planning history 

2.1 None.  

3 Planning Policies 

3.1 National Planning Policy Framework (NPPF) 

NPPF 02 : Achieving sustainable development 

NPPF 03 : Plan-making 

NPPF 12 : Achieving well-designed places 

3.2 Joint Core Strategy (JCS) 

Policy 1 : Addressing climate change and protecting environmental assets 

Policy 2 : Promoting good design 

3.3 Development Management Development Plan Document (DM DPD) 2015 

Policy GC4 : Design  

Policy TS4 : Parking guidelines 
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3.4 Site Allocations Development Plan Document 2016 

Sprowston Neighbourhood Plan 

Policy 2 : Development will be well designed to fit in with the local area and 

contribute to creating a strong sense of place.  

 

3.5 Supplementary Planning Documents (SPD) 

Parking Standards SPD 

 

4 Consultations 

 

4.1 Sprowston Town Council  

 

 No observations or objection.  

 

4.2 District Councillors – No comments received.  

 

4.3 Other Representations 

  

156 Wroxham Road  

Our objections are as follows: 

 The proposed Velux windows will cause unrestricted overlooking into a 

bedroom on our property 

 The extension is too large for the plot, extending the full width of the site 

and is out of keeping with the area  

 Site plan is not representative of the extent to which the property will 

extend alongside our garden perimeter and does not represent the impact  

 It will overshadow my garden  

 It will limit the vista from our property  

 The extension could be downsized as the current proposal will have 

serious detrimental effects on the neighbourhood  

 

5 Assessment 

 

Principle 

 

5.1 The principle of extending a residential dwelling is considered to be 

acceptable, as such the key considerations in the determination of this 

application are:  

 Impact on character and appearance of the area  

 Impact on neighbour amenity  

 Impact on parking  
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The impact on neighbour amenity  

 

5.2  The proposed extension will extend 6m from the original rear elevation with a 
gable pitched roof to form a sitting room and bedroom. It is a large extension 
and the occupants of 156 Wroxham Road have objected to the proposal, 
mainly on these grounds. These objections stated that it would overshadow 
the garden and limit the views when looking south from the property resulting 
in an overbearing impact. Whilst there will be an element of overshadowing as 
it is southeast of the neighbour, due to its single storey nature and shallow 
pitched roof it is not considered to result in a significant level of 
overshadowing. I therefore don’t consider the proposal to cause a level of 
overshadowing that would result in significant harm to neighbouring amenity.  

 
5.3 The neighbour also objected on the basis that it would cause harm from 

overlooking via the Velux windows. These would serve the sitting room on the 
ground floor and are therefore over head-height (2.8m from ground level). As 
a result I consider the Velux windows to be acceptable in this position.   
 

5.4 The design of the extension is not considered to be overbearing to the 
neighbour to the north, by virtue of the separation distance and single storey 
nature. Whilst the extension will be adjacent to the boundary with the dwelling 
to the south, the proposal the ridge line has been lowered on this side and it is 
also single storey. The neighbour noted that the block plan shows an 
inaccurate version of the site/extension in comparison to their property, 
however it has been confirmed that the site plan is accurate using official 
scaled mapping of the site. Overall, the proposal is considered to have a scale 
and massing that would have an acceptable impact on neighbour amenity, in 
accordance with Policy GC4 of the DM DPD.  
 
The impact on character and appearance of the area  
 

5.5 The proposed extensions will have gable pitched roofs, where the main one 

will continue the existing roof line, whilst the side extension will have a lower 

ridge line. There is an objection regarding the footprint of the extension which 

the neighbour has said extends the full width of the site and is therefore too 

large. The dwelling is set forward of the neighbouring property to the south 

and is also detached. Whilst it does extend to across the rear elevation, it is 

noted that it extends no wider than the existing property when including the 

garage. The site is also considered to retain sufficient private amenity space 

with the proposed extension to serve the dwelling. The extension would also 

have a minimal impact on the street scene of Merlin Avenue, and so the 

overall effects of design, form, scale and massing are considered to be 

acceptable. 

 

5.6  Additionally, the proposal would appear congruous within the existing site 

when considering the form and design of the existing dwelling. The proposal 

has been amended from the original proposal, involving changes to the front 

windows and fascia of the side extension. This has ensured more consistency 
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with the existing dwelling and better proportioned windows. The proposed 

extensions will be constructed out of materials which will match those used in 

the existing property. In view of these factors, I consider the proposal to have 

an acceptable impact on the character and appearance of the area, in 

accordance with Policy 2 of the JCS, Policy GC4 of the DM DPD and Policy 2 

of Sprowston Neighbourhood Plan.  

 

 Parking 

 

5.7 The proposal will result in the provision of an extra bedroom and so it is 

pertinent to consider the impact on parking. Given the space at the front of the 

property, it is considered there is sufficient room for two cars to park, in line 

with the Broadland Parking Standards SPD. The proposal therefore accords 

with Policy TS4 of the DM DPD.  

  

 Other Issues 

 

5.8 Under Section 143 of the Localism Act the Council is required to consider the 

impact  on local finances.  This can be a material consideration but in the 

instance of this application the other material planning considerations detailed 

above are of greater significance.  

 

5.9 This application is not liable for Community Infrastructure Levy (CIL) as it is a 

householder extension.  

 

 Conclusion 

 

5.10 The application represents an acceptable form of development that 

meets the requirements of the local plan policies on design, impact upon 

amenity and parking. The application is therefore recommended for 

approval.  

Recommendation: Full Approval, subject to the following conditions: 

 
1. 3 year time limit  
2. Development shall be carried out in accordance with 

the approved plans and documents  
 

 

Contact Officer: Tom Barker 

Telephone Number: 01603 430491 

E-mail: tom.barker@southnorfolkandbroadland.gov.uk 
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1. Planning Appeals: 14 February 2022 to 6 April 2022

Appeal decisions received:

Ref Site Proposal Decision 
maker 

Officer 
recommendation 

Appeal 
decision 

20200984 127 
Reepham 
Road, 
Hellesdon 
NR6 5LY 

Change of use to 
bed & breakfast 
(use class C1), 
rear extensions 
and extensions 
to roof to 
facilitate rooms in 
roof 

Delegated Full Refusal Dismissed 

20201799 Land Adj 
New 
House, 
Kerdiston 
Road, 
Reepham 
NR10 
4RY 

Outline 
application with 
all matters 
reserved other 
than access for 
the erection 1 no. 
dwelling 
including 
repositioning of 
access 

Delegated Outline Refusal Dismissed 

20201809 Plot of 
Land 
between 
Beech Hill 
and 
Burgate 
Hill 
House, 
Newton 
Road, 
Hainford, 
NR10 3LT 

Detached 
dwelling (outline) 

Delegated Outline Refusal Dismissed 

20210064 Dussindale 
Drive, 
Thorpe St 
Andrew, 
NR7 0WY 

The installation of 
a 17.5m high 
telecommunication 
monopole, 
accommodating 6 
no. antenna 
apertures and a 
wraparound 

Delegated Prior Approval 
required and 
refused  

Allowed 
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Appeals lodged:  
 

Ref Site Proposal Decision 
maker 

Officer 
recommendation 

20210224 Keston,8 & 
Orenda,10 
Panxworth 
Road, South 
Walsham, 
NR13 6DY 

Raising of roof ridge 
height to create 
upstairs 
accommodation 
including dormer 
windows in both 
number 8 and 10 
Panxworth Road 

Delegated  Full Refusal 

20210337 Land At 
Newton Road, 
Hainford, 
NR10 3LZ 

Construction of one 
new residential 
dwelling with 
detached garage. 

Delegated  Full Refusal 

cabinet at its 
base; 6 no. 
ground based 
equipment 
cabinets; plus 
development 
ancillary thereto. 
As part of this 
proposal, two 
existing 
installations will 
be removed from 
the surrounding 
area, ensuring a 
net decrease in 
telecommunicatio
n base stations 

20210441 Land off 
Salhouse 
Road, 
Rackheath, 
NR13 6LD 

Change of use of 
land to hand car 
wash facility with 
associated 
fixtures & fittings 

Delegated Full Refusal Dismissed 
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Ref Site Proposal Decision 
maker 

Officer 
recommendation 

20210420 82B Lower 
Street, 
Salhouse, 
NR13 6AD 

Change of use from 
shop/cafe (A1/A3) to 
dwelling (C3) 

Delegated  Full Refusal 

20210767 Land between 
Court 
Hill/Buxton 
Road & 
Pound Hill, 
opposite 39 
Buxton Road, 
Frettenham, 
NR12 7NL 

1 No. new self build 
home 

Delegated  Full Refusal 

2021316 54 Freeland 
Close, 
Taverham, 
NR8 6XR 

Single storey side 
extension 

Delegated  Full Refusal 
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