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PLANNING COMMITTEE AGENDA 
 

 

 
 
Please ensure that all mobile phones are switched to silent 
 
 
DATE: Monday, 5th October, 2026 

 
VENUE: Assembly Room, Town Hall, Saturday Market Place, King's 

Lynn PE30 5DQ 
 

TIME: 9.30 am 
 

 
 

1.   APOLOGIES  

 To receive any apologies for absence and to note any substitutions. 
 

2.   MINUTES (Pages 6 - 13) 

 To confirm as a correct record the Minutes of the Meeting held on Monday 7 
September 2026.      
  

3.   DECLARATIONS OF INTEREST (Page 14) 

 Please indicate if there are any interests which should be declared.  A 
declaration of an interest should indicate the nature of the interest (if not 
already declared on the Register of Interests) and the agenda item to which it 
relates.  If a disclosable pecuniary interest is declared, the Member should 
withdraw from the room whilst the matter is discussed. 
 
These declarations apply to all Members present, whether the Member is part 
of the meeting, attending to speak as a local Member on an item or simply 
observing the meeting from the public seating area. 
 
Councillor appointed representatives on the Internal Drainage Boards are 
noted. 



4.   URGENT BUSINESS UNDER STANDING ORDER 7  

 To consider any business, which by reason of special circumstances, the 
Chair proposes to accept, under Section 100(b)(4)(b) of the Local Government 
Act, 1972. 
 

5.   MEMBERS ATTENDING UNDER STANDING ORDER 34  

 The Ward Member(s) for the relevant application/item can speak; and/or  
at the discretion of the Chair of the Planning Committee, other Members can 
speak provided: 
 

- that two days clear notice shall be given of any intention to speak on an 
application/item along with a brief summary of what they intend to say. 

-   

6.   CHAIR'S CORRESPONDENCE  

 To receive any Chair’s correspondence. 
 

7.   RECEIPT OF CORRESPONDENCE RECEIVED AFTER THE PUBLICATION 
OF THE AGENDA  

 To receive the Correspondence received since the publication of the agenda. 
 

8.   INDEX OF APPLICATIONS (Page 15) 

 The Committee is asked to note the Index of Applications.  
 

9.   DECISION ON APPLICATIONS (Pages 16 - 59) 

 The Committee is asked to consider and determine the attached Schedules of 
Planning Applications submitted by the Assistant Director. 
 

10.   DELEGATED DECISIONS (Page 60) 

 To receive the Schedule of Planning Applications determined by the Executive 
Director. 

 
 
To: Members of the Planning Committee 

 
 Councillors B Anota, F Bone (Vice-Chair), A Bubb, M de Whalley, 

T de Winton, P Devulapalli, S Everett, J Fry, S Lintern, C Rose, A Ryves, 
Mrs V Spikings (Chair) and M Storey 
 
 

 
 



Site Visit Arrangements 
 
When a decision for a site inspection is made, consideration of the application will be 
adjourned, the site visited, and the meeting reconvened on the same day for a 
decision to be made.  Timings for the site inspections will be announced at the 
meeting. 
 
If there are any site inspections arising from this meeting, these will be held on 
Thursday 8 October 2026 (time to be confirmed) and the meeting reconvened on 
the same day (time to be agreed). 
 
 
Please note: 
 
(1) At the discretion of the Chair, items may not necessarily be taken in the order 

in which they appear in the agenda. 
 
(2) An Agenda summarising Correspondence Received After the Publication of 

the Agenda received by 5.00 pm on the Wednesday before the meeting will 
be emailed.  Correspondence received after that time will not be specifically 
reported during the Meeting. 

 
(3) Public Speaking 
 

Please note that the deadline for registering to speak on the application is 
before 5.00 pm two working days before the meeting.  Please contact 
borough.planning@west-norfolk.gov.uk or call (01553) 616818 or 616234 to 
register.  Please note that you need to have made representations on an 
application to be able to register to speak. 

 
For Major Applications 
Two speakers may register under each category: to object to and in support of 
the application. A Parish or Town Council representative may also register to 
speak. Each speaker will be permitted to speak for five minutes 
 
For Minor Applications 
One Speaker may register under category: to object to and in support of the 
application. A Parish or Town Council representative may also register to 
speak. Each speaker will be permitted to speak for three minutes. 

 
 For Further information, please contact: 

 
 democratic.services@west-norfolk.gov.uk 

 
 

mailto:borough.planning@west-norfolk.gov.uk
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BOROUGH COUNCIL OF KING’S LYNN & WEST NORFOLK 
 

PLANNING COMMITTEE 
 

Minutes from the Meeting of the Planning Committee held on Monday, 7th 
September, 2026 at 9.30 am in the Assembly Room, Town Hall, Saturday 

Market Place, King's Lynn PE30 5DQ 
 

PRESENT: Councillor Mrs V Spikings (Chair) 
Councillors F Bone, C J Crofts (sub), T de Winton, P Devulapalli, S Everett,  

J Fry, S Lintern, C Rose, A Ryves and M Storey 
 

PC30:   APOLOGIES  
 

Apologies for absence had been received from: 
 
Councillor Bubb (Councillor Crofts substitute), Councillor Anota and 
Councillor de Whalley. 
 
The Chair thanked Councillor Crofts for being a substitute at the 
meeting. 
 

PC31:   MINUTES  
 

The minutes of the meeting held on 27 July 2026 were agreed as a 
correct record,subject to Councillor Bubb’s name added to those 
present, and signed by the Chair. 
 

PC32:   DECLARATIONS OF INTEREST  
 

There were none. 
 

PC33:   URGENT BUSINESS UNDER STANDING ORDER 7  
 

There was none. 
 

PC34:   MEMBERS ATTENDING UNDER STANDING ORDER 34  
 

The following Councillors attended the meeting and addressed the 
Committee in accordance with Standing Order 34: 
 
Councillor A Beales 9/2(a)  Little Massingham 
 

PC35:   CHAIR'S CORRESPONDENCE  
 

The Chair reported that any correspondence received had been read 
and passed to the appropriate officer. 

6
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PC36:   RECEIPT OF CORRESPONDENCE RECEIVED AFTER THE 
PUBLICATION OF THE AGENDA  
 

A copy of the correspondence received after the publication of the 
agenda, which had been previously circulated was received.  A copy of 
the agenda would be held for public inspection with a list of background 
papers. 
 

PC37:   DECISION ON APPLICATIONS  
 

The Committee considered schedule of applications for planning 
permission submitted by the Assistant Director for Planning and 
Environment (copies of the schedules were published with agenda).  
Any change to the schedules will be recorded in the minutes. 
 
RESOLVED: That the applications be determined as set out at (i) – (iv) 
below, where appropriate to the conditions and reasons or grounds of 
refusal, set out in the schedules signed by the Chair. 
 
(i) 25/02010/CU 

Wiggenhall St Germans:  The Workshop at 159 Fitton Road:  
Retention and continued use of existing workshops:  Mr 
Mario Daloia 
 

Click here to view a recording of this item on You Tube 
 
The case officer introduced the report and reminded the Committee 
that the application had been referred from the previous meeting in 
order for further information to be sought on the existing use of the 
building and clarification on the wording of conditions 2, 3 and 5 
relating to operational hours, submission of a management scheme 
and flood evacuation plan. 
 
The report had also been updated to reflect changes to the National 
Planning Policy Framework (NPPF). 
 
The case officer reminded the Committee that the application was for 
the retention and continued use of a workshop at 159 Fitton Road in 
the parish of Wiggenhall St Germans.  No building operations were 
proposed as part of the application. 
 
The application site was approximately 0.21ha in size, located to the 
east side of Fitton Road, and approximately 441m from the junction of 
Fitton Road and The Granary which was located to the south.  The site 
was within the parish of Wiggenhall St Germans but was closer in 
proximity to Wiggenhall St Mary Magdalen. 
 
The application had been referred to the Committee for determination 
as it had been deferred from the 27 July 2026 Planning Committee 
meeting and had originally been referred by the Planning Sifting Panel. 

7
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The Committee noted the key issues for consideration when 
determining the application, as set out in the report. 
 
In accordance with the adopted public speaking protocol, Mr Tim 
Morris (objecting) addressed the Committee in relation to the 
application. 
 
Councillors Ryves and Lintern asked how policy DM8 should be 
applied where unauthorised development appeared intentional and 
therefore attracted substantial weight. Officers explained that DM8 
must be read alongside the development plan and the NPPF as a 
whole. Although intentional unauthorised development was a material 
consideration, the small-scale carpentry use was considered 
acceptable near residential properties and capable of being controlled 
through conditions; officers therefore balanced the enforcement 
concern against the planning benefits. 
 
Councillor Ryves asked whether approval could allow the operation to 
expand into a broader industrial use. Officers confirmed that condition 
4 restricted the premises to a carpenters’ workshop within use class 
E(g)(3), and any change of use would require a further planning 
application. 
 
Councillors discussed the limited scale of the operation, its likely effect 
on neighbours and the support for rural business activity.  
 
The Democratic Services Officer then carried out a roll call on the 
recommendation to approve the application and, after having been put 
to the vote, was carried unanimously. 
 
RESOLVED: That the application be approved as recommended. 
 
(ii) 26/01054/F 

Little Massingham:  Little Massingham Manor, Station 
Road:  Retrospective application for one shepherd’s hut 
with associated parking and well-being facilities (sauna and 
hot tub) to be used as a holiday let:  Little Massingham 
Manor 
 

Click here to view a recording of this item on You Tube 
 

The case officer introduced the report and explained that the 
application sought retrospective planning consent for one shepherd’s 
hut with associated parking and well-being facilities (sauna and hot tub) 
to be used as a holiday let. 
 
The application site was located to the south of the Little Massingham 
Manor site and formed part of the much wider mixed-use enterprise.  
The site was accessed via the existing shared access off Station Road. 
 

8
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The application site was located on land designated as countryside in 
the adopted Local Plan.  The closest settlement was Little Massingham 
to the south however this did not have a development boundary. 
 
The case officer drew the Committee’s attention to the late 
correspondence, which clarified the status of Little Massingham Manor, 
and advised that the map on page 40 had the incorrect application 
reference number which should read 26/01054/F. 
 
The application had been referred to the Committee for determination 
at the request of Councillor Beales. 
 
The Committee noted the key issues for consideration when 
determining the application, as set out in the report. 
 
In accordance with the adopted public speaking protocol, Mr John 
Heley (objecting on behalf of the Parish Council) addressed the 
Committee in relation to the application. 
 
In accordance with Standing Order 34, Councillor Beales outlined his 
concerns regarding the application to the Committee. 
 
During Councillor Beales’ address, the Committee adjourned as the fire 
alarm sounded. 
 
Upon reconvening, the Chair asked for the presentation and speakers 
to start again. 
 
At this point, Councillor Devulapalli joined the meeting. 
 
In response to issues raised by the speakers, Officers clarified that the 
application had to be assessed as one additional unit, although Norfolk 
County Council Highways had considered the proposal cumulatively 
with the wider site and had not substantiated a highway objection.  
 
Officers considered the hut acceptable on its own merits, whilst 
acknowledging that DM8 required the Committee to give substantial 
weight to intentional unauthorised development and balance that 
against support for rural tourism and rural businesses. 
 
Councillors questioned the site’s sustainability because the nearest bus 
stop was approximately 800 metres away and services were sporadic, 
creating reliance on private vehicles. Officers explained that highways 
had identified sustainability as an issue but that the Committee had to 
balance it against the benefits of rural tourism.  
 
Councillor Fry asked whether the lighting condition could assess the 
existing lighting as well as the new hut.  Officers confirmed that a 
cumulative assessment could be included so that the impact of the 
additional lighting was considered in context. 
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Councillors differed on whether the retrospective nature constituted a 
sufficient planning reason for refusal. 
 
It was proposed by Councillor Storey and seconded by the Chair, that 
the unauthorised development was intentional and carried substantial 
weight under DM8, outweighing the policy support for the rural 
business.  
 
The Democratic Services Officer then carried out a roll call on the 
proposal to refuse the application and, after having been put to the 
vote, was carried (8 votes for, 3 votes against). 
 
RESOLVED: That the application be refused, contrary to 
recommendation, for the following reason: 
 
On the basis of the available evidence, the unauthorised development 
was intentional, and in accordance with NPPF Policy DM8 this is given 
substantial weight in the planning balance. This outweighs the NPPF 
and development plan policies in support of the expansion of the rural 
business. 
 
(iii) 26/01089/F 
 Stow Bardolph:  Land south of 201 The Drove, Barroway 

Drove:  Self-Build:  Proposed self-build dwelling house: 
 
Click here to view a recording of this item on You Tube 
 
The case officer introduced the report and explained that the 
application was for full planning permission for one self-build two storey 
dwelling with a detached four-bay garage with storage above on land to 
the south-east of The Drove in Barroway Drove.  The site was located 
approximately 0.5km outside the development boundary of Barroway 
Drove as defined within the Local Plan and was therefore classed as 
‘countryside’. 
 
The site consisted of a 0.21-hectare parcel of agricultural land which 
was bounded by drainage ditches with two agricultural fields either 
side.  The north-western boundary fronted onto The Drove with some 
single storey dwellings to the north (almost opposite) and residential 
development further south-west and north-east beyond the adjacent 
agricultural land. 
 
In terms of constraints the site was located within Flood Zone 3a plus a 
reservoir flooding and tidal hazard mapping zone where the site could 
flood to between 1.0m and 2.0m.  The site was also on Grade 1 
agricultural land. 
 
The application had been referred to the Committee for determination 
at the request of Councillor Spikings. The Parish Council also 
supported the application which was contrary to the officer 
recommendation. 

10
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The Committee noted the key issues for consideration when 
determining the application, as set out in the report. 
 
In accordance with the adopted public speaking protocol, Mr Daniel 
Garner (supporting) addressed the Committee in relation to the 
application. 
 
Councillors asked whether the proposal could be treated as a rural 
workers’ dwelling under LP36 rather than solely as a self-build house. 
Officers explained that the application had been submitted and 
assessed as a self-build dwelling, with no evidence or properly 
developed case demonstrating an essential rural-business need for 
that location. A rural workers’ dwelling would require assessment 
against the relevant criteria, including evidence of an established rural 
enterprise.  Officers advised that this could not be added informally as 
a condition without reassessing the application. 
 
The Chair outlined the reasons why she had called-in the application.  
She added that this was a unique application which needed to be 
determined on its own merits.  The Parish Council also supported the 
application.  She therefore proposed that the application be approved 
as she considered that it was in accordance with LP36 and Policy E4 2.  
This was seconded by Councillor Lintern. 
 
The Planning Control Manager added that the evidence had not been 
put forward or a properly developed case demonstrating an essential 
rural-business need for that location. 
 
Councillors Ryves proposed deferral of the application, so the applicant 
could submit evidence addressing the rural-business case.  This was 
seconded by Councillor Fry but having been put to the vote was lost. 
 
The Democratic Services Officer then carried out a roll call on the 
proposal to approve the application subject to conditions being 
imposed following consultation with the Chair and Vice-Chair, and, 
after having been put to the vote, was carried (7 votes for, 4 votes 
against). 
 
RESOLVED: That the application be approved, contrary to 
recommendation, subject to conditions being imposed following 
consultation with the Chair and Vice-Chair for the following reason: 
 
The provision of the self-build dwelling supported a rural worker and 
associated business in accordance with LP36 and Policy E4 2. 
 

(iv) 26/00780/F 
 Walpole:  Holme Farm, King John Bank, Walpole St Andrew:  

Erection of 2 no. self-build dwellings including demolition of 
existing agricultural building with Class Q approval:  Mr 
Wayne Codona 
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Click here to view a recording of this item on You Tube 
 
The case officer introduced the report and explained that the 
application site was located to the south-east of King John Bank 
approximately 100 m from its junction with Goose’s Lane and 1.4km 
from the A17, in the parish of Walpole St Andrew.  The site was 
currently redundant agricultural land and contained two detached 
agricultural buildings.  The surrounding area was predominately 
countryside with sporadic detached dwellings, some with associated 
agricultural buildings. 
 
Walpole St Andrew, combined with Walpole St Peter and Walpole 
Marsh was designated as a Key Rural Service Centre (Tier 4) within 
the Local Plan Settlement Hierarchy.  However, the application site 
was located well outside of the development boundary and within the 
countryside. 
 
Full planning permission was sought for the erection of 2 no. self-build 
dwellings, including demolition of the larger existing agricultural 
building which had the benefit of a current Class Q approval for 
conversion into 3 no. dwellings. 
 
The application had been referred to the Committee for determination 
at the request of the Planning Sifting Panel. 
 
The Committee noted the key issues for consideration when 
determining the application, as set out in the report. 
 
In accordance with the adopted public speaking protocol, Liam Lunn-
Towler (supporting) addressed the Committee in relation to the 
application. 
 
In response to comments made, Officers identified the site as remote, 
approximately 1.7 kilometres by road from Walpole and isolated from 
day-to-day services. They considered that the proposal failed the 
relevant flood-risk exception test, conflicted with policy H011 on 
isolated homes in the countryside, was not infill between existing 
clusters and lacked the legal agreement expected to secure the self-
build purpose. 
 
Officers cautioned that the H011 provision cited by supporters set a 
very high threshold for exceptional design and that a neglected existing 
building should not, by itself, justify new dwellings in the countryside. 
 
Councillor Devulapalli proposed that the application should be 
approved on the grounds of the claimed improvement to the existing 
buildings, the fallback position and that it would be a custom and self-
build scheme.  This was seconded by Councillor Ryves. 
 

12
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The Democratic Services Officer then carried out a roll call on the 
proposal to approve the application and, after having been put to the 
vote, was lost (4 votes for, 7 votes against). 
 
As the proposal was lost, the Democratic Services Officer then carried 
out a roll call on the recommendation to refuse the application and, 
after having been put to the vote, was carried (7 votes for, 4 votes 
against). 
 
RESOLVED: That the application be refused, as recommended. 
 

PC38:   QUARTERLY ENFORCEMENT REPORT  
 

Click here to view the recording of this item on You Tube 
 
The Committee received a report which provided an update on service 
performance for planning enforcement during the period from 19 March 
2026 to 11 August 2026. 
 
The Committee noted that 237 cases had been received; 205 cases 
had been closed; with 322 current live cases pending. 
 
Also, during the period a total of 9 notices had been served.  The 
Committee also noted the staff update. 
 
Councillors sought clearer information on case outcomes, proactive 
action on unauthorised traveller-site works and the age of unresolved 
cases.  Officers explained the reporting figures and agreed to assess a 
newly reported breach. 
 
RESOLVED: (1) That the report be noted. 
 
(2) That a breakdown of enforcement cases showing their start 
dates be circulated so Members could identify and address the oldest 
outstanding cases. 
 

PC39:   DELEGATED DECISIONS AND QUALITY OF DECISIONS  
 

The Committee received Schedules relating to the above, 
 
RESOLVED: That the reports be noted. 
 

 
The meeting closed at 11.40 am 
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            START 
 

          YES ←    → NO 
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 YES ←   

      

  NO ← 

 

                                                                                                                         ↙ 

                                                                                        NO TO BOTH           YES TO ONE ↓ 

  

 

Does the matter directly 

relate to one of your DPIs?  

DECLARING AN INTEREST AND MANAGING 

ANY CONFLICTS FLOWCHART 

Does the matter directly 

relate to the finances or 

wellbeing of one of your ERIs? 
Declare the interest. You have 

a conflict and cannot act or 

remain in the meeting *  
Declare the interest. You have 

a conflict and cannot act or 

remain in the meeting *  

 

Does it directly relate to the 

finances or wellbeing of you, 

a relative or a close associate? 
Declare the interest. You have 

a conflict and cannot act or 

remain in the meeting * 

Does it affect the finances or 

wellbeing of you, a relative, a 

close associate or one of my 

ERIs? 

Declare the interest. Are you 

or they affected to a greater 

extent than most people? And 

would  a reasonable person 

think you are biased because 

of the interest?  

Does it relate to a Council 

Company or outside body to 

which you are appointed by 

the Council? 

* without a dispensation 
 
Glossary: 
DPI: Disclosable Pecuniary 
Interest 
ERI: Extended Registrable 
Interest 

 

 

 

You have a conflict and 

cannot act or remain in 

the meeting * 

Take part 

as normal 

Does another interest make 

you that feel you cannot act 

in a fair, objective or open 

manner? Would a 

reasonable person knowing 

the same interest think you  

could not act in a fair, 

objective or open manner? 

Declare the 

interest. Do you, or 

would a reasonable 

person think there 

are competing 

interests between 

the Council and the 

company/outside 

body?  

Other actions to mitigate 
against identified conflicts: 
1. Don’t read the papers  
2. Tell relevant officers 
3. Ask to be removed from any 
email recipient chain/group 

 
 

You can remain the meeting if the Chair 

agrees, for you to speak in your external 

capacity only. Do not vote. 

You can take part in discussions but make 

clear which capacity you are speaking in. 

Do not vote.  

You have a 

conflict. Declare 

the interest. Do 

not participate and 

do not vote. 

Declare the interest for 

the sake of openness 

and transparency. Then 

take part as normal. 
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Planning Committee  
5th October 2026 

    

INDEX OF APPLICATIONS TO BE DETERMINED 
BY THE PLANNING COMMITTEE AT THE MEETING 

TO BE HELD ON MONDAY 5TH OCTOBER 2026 
 

 

Item 
No. 

 

Application No. 

Location and Description of Site 
Development 

 

PARISH Recommendation Page 
No. 

 
MAJOR DEVELOPMENTS  
 

   

 
9/1(a) 

 
25/01801/FM 
Land S of 22 Bridle Lane Downham 
Market Norfolk 
Full planning approval for the erection of 114 
dwellings with associated open space and 
infrastructure with vehicular access proposed 
from Lynn Road and an emergency vehicular 
access to Cinnamon Road 

 
WIMBOTSHAM 

 
APPROVE 

 
16 

 
OTHER APPLICATIONS/APPLICATIONS REQUIRIN REFERENCE TO THE COMMITTEE 
 

 

 
9/2(a) 

 
26/01142/F 
Melanna 25 Ryston End Downham Market 
Norfolk 
Householder: Part Retrospective: 
Conversion of first floor area of existing 
garage to annex and single storey rear 
extension to dwelling, new boundary 
treatment and retention of patio area 
 

 
DOWNHAM 
MARKET 

 
APPROVE 

 
49 
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25/01801/FM

9/23/2026, 2:09:07 PM
0 325 650162.5 ft

0 90 18045 m

1:3,500

Development Control
© Crown copyright and database rights 2026
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25/01801/FM

9/22/2026, 4:22:43 PM
0 690 1,380345 ft

0 210 420105 m

1:7,500

Development Control
© Crown copyright and database rights 2026
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  AGENDA ITEM NO. 9/1(a) 

25/01801/FM  Planning Committee 
  5th October 2026 
 

Parish: 
 

Downham Market 

Wimbotsham 
 

Proposal: 
 

Full planning approval for the erection of 114 dwellings with 
associated open space and infrastructure with vehicular access 
proposed from Lynn Road and an emergency vehicular access to 
Cinnamon Road 

Location: 
 

Land S of 22  Bridle Lane  Downham Market  Norfolk 

Applicant: 
 

Mrs Anne Dew 

Case  No: 
 

25/01801/FM  (Full Application - Major Development) 

Case Officer: Mr K Wilkinson 
 

Date for Determination: 
6 February 2026  

Extension of Time Expiry Date: 
20 August 2026  
 

 

Reason for Referral to Planning Committee – At the instruction of the Planning 

Committee Sifting Panel. 
 
 

 

Neighbourhood Plan:  No  
 

 

 
Case Summary 
 
The site is an irregular shaped parcel of land located to the north-east of Downham Market. It 
lies mostly within the parish of Downham Market, but the access road serving the site lies 
within the parish of Wimbotsham (boundary along bridleway BR13/Bridle Lane which runs 
generally east-west). 
 
Excluding the access, the site comprises approx. 6.4ha of an allocation site of 16.2ha of 
residential development for Downham Market under Policy F1.3 of the Local Plan, with the 
policy requiring at least 250 dwellings and associated facilities. 
 
Phase 1 of Allocation F1.3 already benefits from outline and reserved matters consent 
(21/00798/F and 21/01121/RMM) for 226 dwellings and the site is currently being built out and 
is know locally as ‘The Willows’. 
 
This is a full planning application for Phase 2 which proposes the construction of 114 dwellings 
with associated open space and infrastructure. Vehicular access is proposed from Lynn Road 
and an emergency vehicular access to Cinnamon Road. 
 
Key Issues 
 
Principle of development 
Form and character 
Highway safety 
Impact on neighbour amenity 
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25/01801/FM  Planning Committee 
  5th October 2026 
 

 
Impact upon Heritage Assets 
Affordable housing 
Landscaping and Public Open Space 
Ecology/Biodiversity Net Gain 
Impact on trees and wood 
Drainage issues 
Section 106 financial contributions 
Other material considerations 
 
Recommendation 
 
A. APPROVE - Subject to completion of a Section 106 agreement within 4 months of a 
resolution to APPROVE to cover affordable housing provision, provision and maintenance of 
the open space and play equipment, off-site reptile mitigation and management, payment of 
the GIRAMS tariff and financial contributions required by Norfolk County Council and NHS 
Norfolk & Suffolk, permission be granted subject to certain conditions. If the agreement is not 
completed within 4 months of the committee resolution, but reasonable progress has been 
made, delegated authority is granted to the Assistant Director/Planning Control Manger to 
continue negotiation and complete the agreement and issue the decision. 
 
B. If in the opinion of the Assistant Director/Planning Control Manager no reasonable progress 
is made to complete the legal agreement within 4 months of the date of the committee 
resolution, the application is REFUSED on the failure to secure affordable housing provision, 
maintenance of the open space and play equipment, off-site reptile mitigation and 
management, payment of the GIRAMS tariff and financial contributions required by Norfolk 
County Council and NHS Norfolk & Suffolk, contrary to Policies LP05, LP19, LP21, LP22, 
LP27, LP28 & F1.3 of the Local Plan. 
 

 
 
THE APPLICATION 
 
The application site forms part of Housing Allocation F1.3: Downham Market North-East which 
is allocated for a minimum of 250 dwellings in the King’s Lynn and West Norfolk Local Plan 
2025. 
 
Phase 1 of Allocation F1.3 already benefits from outline and reserved matters consent 
(21/00798/F and 21/01121/RMM) for 226 dwellings and the site is currently being built out and 
is know locally as ‘The Willows’. 
 
It was a requirement of Policy F1.3 that a Masterplan be produced for the whole allocated site 
which needs to demonstrate an integrated approach to delivery. A Development Framework 
Plan and a suite of Parameter Plans (Place Making Strategy, Green Strategy, Access and 
Movement Plan and Character Area Plan) were submitted for the whole allocation as part of 
the Phase 1 planning application.  
 
This is a full planning application for Phase 2 which proposes the construction of 114 dwellings 
with associated open space and infrastructure. Vehicular access is proposed from Lynn Road 
and an emergency vehicular access to Cinnamon Road. 
 
 
APPLICANT/AGENT SUPPORTING CASE 
 
The following statement has been submitted by the applicants in support of this application: 
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25/01801/FM  Planning Committee 
  5th October 2026 
 

 
“Stakeholder Engagement and Scheme Evolution 
 
Persimmon Homes has undertaken an extensive programme of engagement throughout the 
evolution of this proposal. Pre-application discussions were held with officers at King's Lynn 
and West Norfolk Borough Council, Norfolk County Council Highways, and Downham Market 
Town Council. A formal pre-application submission was made to both the Borough Council 
and Norfolk County Council in October 2024, with comments carefully considered and 
incorporated into subsequent revisions to the scheme. In April 2025, Persimmon Homes 
attended a meeting of Downham Market Town Council to discuss the proposals in further 
detail. 
 
A public consultation event was held in April 2025, with strong attendance from local residents 
and stakeholders. Feedback received during the event was fully considered as part of the 
design process. One of the principal concerns raised related to the proposed use of Cinnamon 
Road as a secondary vehicular access to the development. In response, Persimmon Homes 
worked closely with Norfolk County Council Highways to identify an alternative solution. As a 
result, the route has been amended to provide emergency access together with pedestrian 
and cycle connectivity only, directly addressing the concerns expressed by the local 
community. 
 
Collaborative Planning Process 
 
Since submission, Persimmon Homes has continued to work proactively and collaboratively 
with the case officer and statutory consultees throughout the planning application process. 
Comments and recommendations received have been actively considered and incorporated 
into the proposals, resulting in several iterations of the layout and design. This collaborative 
approach has included a reduction in the total number of dwellings from 116 to 114 homes. 
 
The positive engagement undertaken has resulted in support from all key technical consultees. 
Norfolk County Council Highways, Housing, Ecology, Arboriculture, Environmental Health and 
Minerals officers are all satisfied with the proposals. Downham Market Town Council has also 
confirmed its support for the scheme. 
 
Response to Outstanding Concerns 
 
Wimbotsham Parish Council has raised concerns regarding the potential impact of the 
development on highway safety and traffic movements. These matters have been 
comprehensively assessed within the Transport Assessment prepared by The Transport 
Consultancy. 
 
The assessment concludes that the site occupies a sustainable location, with convenient 
access to local facilities and services via attractive pedestrian and cycle routes. It further 
confirms that there are no existing highway safety issues that would be exacerbated by the 
proposed development. Norfolk County Council Highways has reviewed the evidence 
presented and concurs with these findings, confirming that the local highway network can 
safely accommodate the development and formally supporting the application. 
 
Comments have also been received from the County Public Rights of Way Officer regarding 
Wimbotsham Bridleway 13 and the associated crossing point. Persimmon Homes has 
confirmed that these matters were addressed through the planning permission granted for 
Phase 1 of the wider development. The crossing point has since been delivered and is 
operational in accordance with details approved by Norfolk County Council Highways. 
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Planning Balance and Conclusion 
 
The proposed development represents a policy-compliant and sustainable form of growth 
which accords with both local planning policy and the updated National Planning Policy 
Framework. The scheme has evolved through extensive consultation with officers, consultees, 
elected members and local residents, demonstrating a commitment to collaborative working 
and positive community engagement. 
 
The development will deliver 114 high-quality new homes, including 23 affordable homes, 
helping to address identified housing needs within the borough. The proposals have been 
designed to complement the character of the surrounding area, safeguard environmental 
interests and create a well-connected and sustainable extension to the existing community. 
 
On this basis, the application represents sustainable development and should be afforded 
significant weight in the planning balance.” 
 
 
PLANNING HISTORY (relevant) 
 
21/01121/RMM:  Application Permitted:  05/12/22 - Reserved Matters Application for layout, 
scale, appearance and landscaping for the erection of 226 dwellings and associated works 
and infrastructure (Committee decision) 
 
16/00610/OM:  Application Permitted:  06/09/18 - Outline Major Application: To include up to 
240 dwellings (use class C3), access onto Lynn Road, open space, sustainable drainage 
systems and associated ancillary works (Committee decision) 
 
 
RESPONSE TO CONSULTATION 
 
Downham Market Town Council: SUPPORT as the proposed alterations to the development 
plan would enhance the existing plans however, the committee still seek reassurance over the 
regulation of emergency vehicular access on Cinnamon Road. 
 
Wimbotsham Parish Council: OBJECTS on the following grounds: - 
 

• Highway safety. 

• Lynn Road (B1507) is unable to safely accommodate the additional traffic generated 
by the development without significant highway improvements.  

• Concerns that existing vehicle speeds and traffic levels already create safety issues 
for pedestrians, cyclists, residents, and other vulnerable road users. 

• Cumulative traffic impact. 

• The proposal would add to traffic pressures arising from existing and approved 
developments in Wimbotsham and the wider Downham Market area.  

• The application has not demonstrated compliance with NPPF paragraphs 115 and 116 
regarding highway safety and safe access for all users. 

• Lack of secured mitigation measures. 

• The cumulative impact of developments along the Lynn Road corridor should be 
assessed collectively.  

• Requests that the application be refused unless robust and enforceable highway 
mitigation measures are secured and operational prior to occupation. 

 
 
 
NCC Highways Authority: NO OBJECTION subject to conditions. 
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NCC PRoW: HOLDING OBJECTION - The Public Right of Way, known as Wimbotsham 
Bridleway 13 is aligned coincident with Bridle Lane which is proposed to be crossed by the 
access road. PRoW request the Applicant obtain a Highway Boundary plan for that section of 
Wimbotsham Bridleway 13 to ensure that the full legal alignment and extent (width) remains 
open and available.  
 
PRoW needs to determine whether or not the Public Bridleway will remain unaffected. 
Furthermore, they request details of the proposed crossing point of the access road with Bridle 
Lane, including proposed surfacing and infrastructure. This must be compatible with the legal 
users of the Public Right of Way including walkers, cyclists and horse riders. The full legal 
extent of this bridleway must remain open and accessible for the duration of the development 
and subsequent occupation. 
 
Environment Agency: NO COMMENTS  
 
Internal Drainage Board: NO OBJECTION - Phase 2 of the residential development is 
located on the northern outskirts of Downham Market. The site is located outside the Stoke 
Ferry IDB district but within its catchment.  
 
The surface water runoff from the site is proposed to be disposed of using infiltration 
techniques and therefore will have no impact on the operation of the IDB providing this 
principle is followed.  
 
Lead Local Flood Authority: NO OBJECTION subject to conditions relating to: - 
- Being in accordance with the FRA / Drainage Strategy plus 
- Construction Water Management Plan. 
 
Anglian Water: NO OBJECTION subject to informative and condition. 
 
The Downham Market Water Recycling Centre is within the acceptance parameters and can 
accommodate the flows from the proposed growth.  
 
Environmental Health & Housing – Environmental Quality: NO OBJECTION subject to 
conditions relating to contaminated land plus a Construction Environmental Management 
Plan.   
 
Environmental Health & Housing – CSNN: NO OBJECTION subject to conditions relating 
to: - 

• Outdoor lighting  

• Construction Management Scheme 

• Site hours 

• Air Source Heat Pump details. 
 
Historic Environment Service: NO OBJECTION subject to conditions relating to an 
Archaeological Written Scheme of Investigation.  
 
Norfolk Constabulary: NO OBJECTION - Advice offered regarding pursuit of Secured by 
Design Accreditation.  
 
Senior Ecologist: NO OBJECTION subject to conditions and S106 to secure mitigation and 
monitoring. 
 
Arboricultural Officer: NO OBJECTION subject to conditions relating to landscape 
implementation and tree protection. 
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Strategic Housing: NO OBJECTION 
 
Conservation Officer: NO OBJECTION (verbally) 
 
Active Travel England: NO OBJECTION subject to Standing Advice. 
 
NCC Minerals and Waste: NO OBJECTION subject to condition relating to the submitted 
Materials Management Plan to reuse on-site minerals, reduce the need for imported 
aggregates, lower transport emissions and avoid unnecessary sterilisation of mineral 
resources. 
 
NCC Community and Environmental Services: Makes the following comments: - 
 
The County Council would have concerns if funding for the infrastructure detailed below could 
not adequately be addressed/delivered through S106 and/or condition.  
 
Education – 

• Early Education £0.00  

• Primary School £0.00  

• High School £521,344.00  

• Sixth Form £0.00  

• Mainstream School Special Education Needs and Disabilities (SEND) (4-16) 
£63,078.00  

• Specialist School SEND (4-16) £96,806.00  
 
Passenger Transport – 

• Home to School Transport £88,578.00  
 

• Fire Hydrant required through condition - 1 fire hydrant per 50 dwellings  
 
Library – 

• Increasing the capacity of the library £21,090.00  
 
Monitoring Fee – 

• County Council Monitoring Fee £500 per trigger  
 
NHS Norfolk and Suffolk: Makes the following comments: - 
 

• The development is expected to generate 249 additional registered patients, 
increasing demand on local healthcare services.  

• Healthcare infrastructure in Downham Market is already under pressure, and this 
development would further worsen existing capacity constraints.  

• Combined with other proposed growth, including the Nightingale Lane development 
(25/00961/OM), there are concerns regarding the long-term sustainability of local 
healthcare provision.  

• To mitigate the impact, the NHS requests developer contributions through a Section 
106 agreement.  

• The required healthcare contribution totals £161,640, comprising:  
 * £124,641 for General Practice provision. 
 * £36,999 for East of England Ambulance Service (EEAST) infrastructure. 

• Further contributions will be sought from other developments to support future 
healthcare capacity across the town.  
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• As NHS organisations cannot access Community Infrastructure Levy (CIL) funding 
under local policy, the ICB considers S106 contributions essential to deliver the 
necessary infrastructure improvements.  

• Without appropriate contributions and expansion of healthcare facilities, the 
development's impact on local healthcare services would be unsustainable. 

 
 
REPRESENTATIONS 
 
KLWNBUG - Norfolk & Fens Cycling Campaign: SUPPORTS – making the following 
comments as summarised: - 
 

• Supports the inclusion of the all-weather paved link to Cinnamon Road. 

• Questions the technical details of the means of restriction – dimensions and number 
of bollards 

• Verify sought on the status and lighting of Bridle Road and the proposed usage. 
  
A total of TWENTY-SIX Third Party representations received under two rounds of 
consultations, TWENTY of which OBJECT; and SIX are NEUTRAL.   
 
The following comments have been made and summarised: - 
 
OBJECTIONS: - 
 

• Impact on local amenities, facilities and services  

• No contribution towards CIL  

• Highway safety  

• Concerns about proposed access for emergency services via Cinnamon Road. 

• Increased traffic  

• Conflict between car users and cyclists  

• Contrary to active Travel Standing Advice and Norfolk LTS Policy  

• Bridle Lane is a bridleway and as such safe foot, cycle and horse access must be 
maintained. 

• Overdevelopment of the area  

• Lack of green spaces  

• Impact on wildlife 

• Overlooking 

• Overbearing impact  

• Overshadowing  

• Noise and disturbance during construction  

• Reduce value of existing properties  

• Existing local residents have recently experienced ongoing water issues 
 
NEUTRAL: - 
 

• Queries a need for bollards or pedestrian gates to prevent unauthorised vehicular 
access from Bridle Lane to the Phase 2 development. 

• Revised plans address Third Party concerns regarding overlooking.  

• No boundary is shown adjacent to Third Party’s garden. 

• More trees and mature green spaces should be provided for wildlife.  

• Play areas for children are very basic 

• Should include a small shop. 
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KING’S LYNN AND WEST NORFOLK LOCAL PLAN 2021-2040 
 
LP01 - Spatial Strategy and Settlement Hierarchy Policy (Strategic Policy) 
 
LP03 - Neighbourhood Plans (Strategic Policy) 
 
LP04 - Presumption in Favour of Sustainable Development Policy (Strategic Policy) 
 
LP05 - Implementation (Strategic Policy) 
 
LP06 - Climate Change (Strategic Policy) 
 
LP13 - Transportation (Strategic Policy) 
 
LP14 - Parking Provision in New Development 
 
LP18 - Design & Sustainable Development (Strategic Policy) 
 
LP19 - Environmental Assets - Green Infrastructure, Landscape Character, Biodiversity and 
Geodiversity (Strategic Policy) 
 
LP20 - Environmental Assets- Historic Environment (Strategic Policy) 
 
LP21 - Environment, Design and Amenity (Strategic Policy) 
 
LP22 - Provision of Recreational Open Space for Residential Developments (Strategic Policy) 
 
LP23 - Green Infrastructure (Strategic Policy) 
 
LP27 - Habitats Regulations Assessment (HRA) (Strategic Policy) 
 
LP28 - Affordable Housing Policy (Strategic Policy) 
 
LP30 - Adaptable & Accessible Homes (Strategic Policy) 
 
LP41 - Downham Market (Strategic Policy) 
 
Policy F1.3 - Land North East of Downham Market 
 
 
NEIGHBOURHOOD PLAN POLICIES 
 
Neighbourhood Plan: Not Applicable  
 
 
NATIONAL PLANNING POLICY FRAMEWORK (NPPF) 
 
S4 - Principle of development within settlements 
 
CC2 - Mitigation of Climate Change 
 
CC3 - Adaptation to Climate Change 
 
HO8 - Providing Affordable Homes 

25



 
 

25/01801/FM  Planning Committee 
  5th October 2026 
 

 
H09 - Specialist Forms of Accommodation 
 
M6 - Safeguarding mineral resources and infrastructure through decision-making 
 
L3 - Achieving Appropriate Densities 
 
DP3 - Key Principles for Well-Designed Places 
 
TR3 - Locating development in sustainable locations 
 
TR4 - Street Design, access and parking 
 
TR6 - Assessing Transport Impacts 
 
TR8 - Public Rights of Way 
 
HC3 - Community facilities and public service infrastructure serving new development 
 
HC4 - Proposals for new and improved community facilities, public service infrastructure and 
development providing public health benefits 
 
P2 - Ground conditions 
 
P3 - Living conditions and pollution 
 
F4 - Assessing flood risk for decision-making 
 
F7 - Ensuring development is safe from flooding 
 
F8 - Sustainable drainage systems and watercourses 
 
N2 - Improving the natural environment 
 
N3 - Trees in new development 
 
N6 - Areas of particular importance for biodiversity and geodiversity 
 
HE5 - Assessing effects on heritage assets 
 
HE6 - Proposals affecting designated heritage assets 
 
HE9 - Conservation areas 
 
 
NATIONAL GUIDANCE  
Planning Practice Guidance (PPG) 
National Design Guide 2021 
 
 
PLANNING CONSIDERATIONS 
 
The main considerations in determining this application are as follows: 
 

• Principle of development 
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• Form and character 

• Highway safety 

• Impact on neighbour amenity 

• Impact upon Heritage Assets 

• Affordable housing 

• Landscaping and Public Open Space 

• Ecology/Biodiversity Net Gain 

• Impact on trees and wood 

• Drainage issues 

• Section 106 financial contributions 

• Other material considerations 
 
 
Principle of Development: 
 
The application site comprises the second phase of development affecting the allocated site 
under Policy F1.3 of the Local Plan (carried over from the SADMPP) which states as follows: 
 
“Policy F1.3 - Land north-east of Downham Market of around 16.2ha, as shown on the Policies 
Map, is allocated for a high quality, well landscaped development of at least 296 dwellings and 
associated facilities.  
 
Development is subject to the following:  
 
1. Inclusion with any planning application of:  
a. a masterplan for the whole allocated area showing how the various  
considerations and requirements (including those below) can be integrated  
and delivered.  
b. a transport assessment to demonstrate how adequate road access and  
improved walking and cycling facilities and connections would be  
satisfactorily achieved.  
c. an ecological study that establishes that either:  
i. there would be no negative impact on flora and fauna;   
ii. or, if any negative impacts are identified, establishes that these could be suitably mitigated.  
d. a heritage assets assessment to identify such assets (including archaeology) and measures 
to conserve these as appropriate.  
e. an assessment of any contamination of land on the site, and how this will be remediated if 
necessary.  
f. an assessment of the potential for extracting, either in advance of  
development or in the course of its development, any viable reserve of  
carrstone or silica sand on the site.  
 
2. Incorporation in the development of:  
a. design, layout and landscape planting to form an attractive and firm northern boundary, 
incorporating a landscape buffer;  
b. a road access to Lynn Road;  
c. roads and layout to facilitate potential future development to the south and east of the site;  
d. local highway improvements to fully integrate the development in to the surrounding 
network;  
e. pedestrian and cycle ways within and beyond the site, including links to Downham Market 
town centre;  
f. a network of roads, and cycle and pedestrian routes, which would facilitate potential future 
development beyond the eastern boundary of the site;  
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g. a landscape planting scheme to integrate the development within the local landscape, and 
provide visual amenity and biodiversity within the  
development;  
h. land for allotments, and path improvements, in line with the Borough's  
Green Infrastructure Strategy as it relates to Downham Market;  
i. a proportion of affordable housing provision in accordance with the  
Council’s current standards;  
j. upgrading of the water supply and sewerage infrastructure to service the site by agreement 
with Anglian Water;  
k. financial contributions towards the provision of infrastructure including;  
i. additional primary and secondary school places;  
ii. strategic infrastructure for Downham Market, as set out in the Council’s Infrastructure Study;  
l. outdoor play space of at least 1.4 hectares of (based on a population of 582, assuming 2.33 
persons per dwelling, and a requirement of 2.4 ha per 1,000 population);  
m. protection and enhancement of public rights of way within or adjacent to the site;  
n. retention of wooded area in the south-west corner of the site for its nature conservation and 
amenity value;  
o. sustainable drainage systems to address surface-water run-off (including attenuation), flood 
risk, biodiversity and the avoidance of groundwater pollution;  
 
3. Inclusion within the development of neighbourhood shops and/or community facilities would 
be welcomed. 
 
Criteria 1. a. and b. were addressed at the outline/reserved matters stage of Phase 1. Ecology, 
archaeology, contamination and mineral management are dealt with later in this report. 
 
Criteria 2. a. to h. were also dealt with at the Phase 1 approval stage. Consideration of criteria 
i. to o. takes place throughout the following report. 
 
There are no shops or community facilities proposed as part of this scheme, however, this 
was a desirable request rather than an essential requirement. 
 
Policy LP41 – Downham Market also applies which states inter alia: 
 
“The growth of Downham Market will be supported through the provision of land for housing 
and employment and through the development of services and facilities. This growth will be 
carefully balanced to meet the needs of the existing and future population… 
5. The growth of Downham Market will be supported through the provision of land for housing 
for at least 600 new homes across two allocations…” 
 
This allocated site is one of those mentioned at Point 5 above. 
 
Downham Market is a Tier 1 settlement. The site is well-positioned for access to facilities 
available within the town, being approx. 2km from the railway station and approx. 1.3km from 
the town centre. Whilst Downham Market is not a ‘well-connected’ station in terms of the NPPF 
definition (within a top 80 Travel to Work Area located partially or fully within England by Gross 
Value Added), it generally supports development of housing close to railway stations. 
 
So, the principle of the development of this remaining parcel of land has already been 
effectively established by the allocation and accords with Policies LP01, LP04, LP41 & F1.3 
of the Local Plan. 
 
 
 
 

28



 
 

25/01801/FM  Planning Committee 
  5th October 2026 
 

Form and Character: 
 
As stated above, the site lies to the immediate south of the properties on Bridle Lane, east of 
those fronting Lynn Road, north of houses on Saffron Close, Cinnamon Road and Parsley 
Way to the south and adjoining the development site of Phase 1 to the east. The site is 
therefore effectively surrounded by existing and proposed new residential development.  
 
The new dwellings comprise: 3 x 1 bedroomed units, 16 x 2 bedroomed units, 47 x 3 
bedroomed units, 46 x 4 bedroomed units and 2 x 5 bedroomed units; mostly 2 storeys in 
height with some single storey, 1½ and 2½ storey. There are approx. 30 differing dwelling 
types/designs. 
 
The proposal is considered to be in accordance with the Development Framework Plan 
submitted as part of the development agreed under Phase 1. The road layout joins that already 
implemented on the adjoining site which links up to the existing new roundabout on Lynn 
Road. There is a main spine road loop with a further loop to the west towards the wood and 
cul-de-sacs creating the road hierarchy. There is a link from the spine road onto Cinnamon 
Road to the south which is proposed to be an access for emergency purposes only and 
primarily a cycle and footpath route connecting to the existing network. 
 
The wood is proposed to be retained and there is a surface water balancing pond in the NW 
corner of the site. A line of public open space and equipped play areas diagonally bisects the 
eastern side of the site between proposed and committed housing. This alignment 
corresponds to that within Phase 1 and follows the Anglian Water main (hence exclusion from 
developing dwellings) and continues the green and blue infrastructure of the overall estate.  
 
The dwellings are mostly fronting onto the road with associated parking en-curtilage or 
allocated. Road frontages are broken up with structured tree planting. The introduction of trees 
on active road frontages is positively encouraged in the National Design Guide. 
 
There is good cycling and footpath connectivity provided within the site layout. 
 
The appearances of the dwellings are similar to those on Phase 1, comprising mainly simple 
gable roof structures, cottage style windows, pitched and lean-to bracketed porches, brick 
detailing to windows and coursing and the 2½ storey dwellings include a combination of flat 
and gabled roofed dormer windows in the front roof planes serving the second-floor bedrooms.  
 
The choice of facing materials is defined as: Lindum Cottage Red Multi, Oakthorpe Red Multi 
and Belgravia Gault Blend facing bricks under Anthracite plus Terracotta Seawave rooftiles, 
which match those on Phase 1 and the existing palette in this part of the town. 
 
There is a significant amount of landscaping included in the scheme for public open space, 
but also importantly within the built extent. This improves the quality of the environment as 
well as demarcating private space and also screens some of the parking to reduce the visual 
impact. The hard landscaping materials will also assist in establishing the character and 
hierarchy of streets/areas throughout the development. 
 
In terms of form and character, the proposal respects and enhances the locality and rates 
highly when judged against the criteria of the National Design Guide plus Building for Healthy 
Life assessment. 
 
Overall, the proposed design is considered acceptable in line with Policies LP18 and LP21 of 
the Local Plan, Policies DP3 & DP4 of the NPPF plus the National Design Guide. 
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Highway Safety: 
 
Access to this site is served via the existing Phase 1 development from the roundabout on 
Lynn Road. 
 
Wimbotsham Parish Council has raised concerns regarding the potential impact of the 
development on highway safety and traffic movements along Lynn Road. The application is 
accompanied by a Transport Assessment (TA) which comprehensively assesses these 
matters. 
 
The assessment concludes that the site lies in a sustainable location, with convenient access 
to local facilities and services via existing roads, pedestrian and cycle routes. It further 
confirms that there are no existing highway safety issues that would be exacerbated by the 
proposed development.  
 
The Local Highway Authority (LHA) has reviewed the TA and raises no concerns regarding 
this aspect of the proposal. The roundabout junction and off-site improvement works to 
footpath linkages were designed to accommodate the additional development of Phase 2 plus 
further development to the SE and have been implemented accordingly. 
 
Within the layout parking provision for each residence meets current standards and there are 
26no. visitor spaces spread across the site. 
 
Plans submitted illustrate both fire appliance and refuse vehicle tracking throughout the road 
layout. 
 
There is a circuitous footpath proposed around the balancing pond in the NW corner of the 
site and linkage up to Bridle Lane via an existing field access. Footpath linkage to the SE 
corner of the overall estate allows connection onto Wimbotsham BR14 to the east. 
 
Access for emergency vehicles is proposed via Cinnamon Road which will be used primarily 
as a cycle/pedestrian route connecting to the existing network. This ‘gateway’ would be 
restricted by bollards etc. to the specification of the LHA and controlled by NCC under Section 
38 adoption.  
 
Comments have been received from the County Public Rights of Way Officer regarding Bridle 
Lane/Wimbotsham Bridleway 13 and the associated crossing point at the eastern end. These 
matters were addressed through the planning permission granted for Phase 1 of the wider 
development. The crossing point has since been delivered and is operational in accordance 
with details approved by the Local Highway Authority. 
 
Whilst the concerns of Wimbotsham Parish Council are noted, the development would not 
result in an unacceptable impact on highway safety, or residual, cumulative impacts on the 
road network which would be ‘severe’ or ‘unacceptable impact upon highway safety’ in 
accordance with transport Policy LP13 and Policy TR6 of the NPPF.  
 
The proposed development could therefore be considered acceptable and would comply with 
Policies LP13, LP14 and LP21 plus criterion 2 e) of Policy LP02 of the Local Plan. 
 
Residential Amenity: 
 
Initial concerns regarding inter-relationships between existing dwellings on Bridle Lane and 
Parsley Way and proposed houses, have been addressed by re-designing the layout and 
house types. There are now single and 1½ storey dwellings to the rear/south of the set-back 
dwellings on Bridle Lane, and houses have rear gardens north of Parsley Way opposed to 
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being side-on. Indeed, the revisions resulted in a reduction in numbers by two units/dwellings. 
However, the density is maintained at a level which makes the most effective use of the land 
(approx. 36 dph net) similar to that on Phase 1. 
 
With regards to the common boundary between the dwellings on Bridle Lane and Plots 333 to 
340 inclusive, this is shown as 1.8m close-boarded fencing on the Boundaries plan. Whilst the 
separation distances are acceptable, given that the finished floor levels of the new dwellings 
would be up to approx. 1m higher than the neighbouring gardens, a higher treatment may be 
required (perhaps including trellis). This can be best assessed nearer completion, agreed prior 
to occupation and implementation secured via condition.   
 
Internal relationships between proposed dwellings are now sufficient to allow each dwelling a 
reasonable degree of privacy, with no direct overlooking. Close boarded fencing mostly 
provides privacy at ground floor level and between plots, with boundary walls and metal estate 
railings used to create improved street scenes to the public realm. 
 
Spaces for sheds and bin storage are afforded to every dwelling. Bin collection points to serve 
the properties off private drives have been provided and the layout is satisfactory in this 
respect. 
 
A Construction Management Plan plus external lighting scheme details may be secured via 
condition. 
 
With the proviso of the issues/details referred to above, the proposed impacts on residential 
amenity and neighbour amenity are considered acceptable in line with Policies LP18 and LP21 
of the Local Plan. 
 
Affordable Housing: 
 
The site area and number of dwellings proposed obviously trigger the thresholds of Policy 
LP28 of the Council's adopted Local Plan. 
 
At present a 20% provision is required on sites capable of accommodating 10 or more 
dwellings and/or 0.33ha in Downham Market. The affordable housing provision is split into 
70% of the affordable homes being made available for rent (2 x 1 bedroomed unit, 6 x 2 
bedroomed units, 6 x 3 bedroomed units and 2 x 4 bedroomed units = 16 no. in total) and 30% 
meeting the intermediate definition within NPPF (4 x 2 bedroomed units and 3 x 3 bedroomed 
units = 7no. in total), which meets an identified need in the Borough and is agreed by the 
Council.  
 
As indicated above, in this instance 23 units are required/proposed to meet the 20% required 
by Policy LP28. 
 
These are shown to be spread across the site with the high demand for bungalows and chalets 
resulting in the six units to the rear of the Bridle Lane properties mentioned above being 
allocated. Housing policy indicates clusters of up to 10 units whereas the groupings shown 
range between 2 and 7 units. This formation has the agreement of our Housing colleagues. 
 
Subject to this provision being secured via S.106 agreement, the proposal effectively complies 
with Policy LP28 and Policy 1.3 2i of the Local Plan, plus Policy HO8 of the NPPF. 
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Impact upon Heritage Assets 
 
The Council has a duty under the provisions of the Planning (Listed Buildings & Conservation 
Areas) Act 1990 to assess such impact. The application is accompanied by a Heritage 
Assessment. 
 
In approving Phase 1 it was concluded that the impact of the new estate development upon 
the nearby heritage assets consisting of Wimbotsham Conservation Area, Grade 2* St Mary’s 
Church and Grade 2 listed Hill House was ‘less than substantial’ and in the planning balance 
the public benefits of fulfilling the housing allocation would vastly outweigh any impact. 
 
Given the position of the current site for housing and topography of the land, it is low-set and 
further away (0.57km) from the aforementioned heritage assets with intervening development 
along Bridle Lane and established landscaping. There is therefore no impact created by this 
current scheme.  
 
There are thought to be no adverse implications relating to the former WW2 airfield. A scheme 
of archaeological investigation may be secured via a suite of conditions as recommended by 
Historic Environment Services. 
 
The proposal can therefore accord with the provisions of Policies HE4 & HE9 of the NPPF and 
Policy LP20 of the Local Plan. 
 
Landscaping and Public Open Space 
 
The following landscape design principles have informed the landscape proposals for the site: 
• Using the open space to link Phases 1 and 2 of the allocation together to provide for a 
comprehensive development 
• To promote an identifiable and legible green space network which provide for a range of 
functions and characters 
• Providing for the retention and enhancement of existing landscape features within the site, 
most notably the woodland and existing edge conditions with this established character 
informing landscape design for different parts of the site 
• Creation of over 10% biodiversity net gain within Phase 2. 
 
Restricted Open Space Access with Biodiversity Focus (including the SuDs Pond) - This area 
is located in the north-western corner of the site and borders the existing retained woodland 
to the south. 
 
This area will be planted with a woodland focus with public access restricted to a fence-lined 
footpath and also includes the SuDS pond which will be fenced off from public access. 
 
Central space - A central multi-functional green space with recreational focus is proposed, 
including a Local Equipped Area of Play (LEAP) and swale with planting chosen to maximise 
nature conservation and biodiversity. Careful consideration has been given in the design of 
the planting to avoid inappropriate invasive planting, other than wildflower grassland, in the 
Anglian Water easement which runs diagonally across the site. Landscaping to this area has 
been carefully designed to avoid the easement to the Anglian Water apparatus. 
 
SE corner area – Additional open space is proposed to be added to incorporate additional 
parcels of land omitted from the earlier outline and reserved matters approval on Phase 1. 
This completes this corner of the site and allows for a Local Area of Play to be accommodated.  
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Policy F1.3 2.l states that outdoor play space of at least 1.4 hectares of (based on a population 
of 582, assuming 2.33 persons per dwelling, and a requirement of 2.4 ha per 1,000 population) 
is required for this site.  
 
Policy LP22 also requires developments of over 100 dwellings to provide both ‘suitably 
equipped’ children’s play space and open amenity space. Applying the standard of 17m² of 
open space per dwelling results in a minimum requirement of approx. 2000m². 
 
The Phase 2 area has approx. 1.6ha of open space provision, however, the Phase 1 
development had an over-provision of some 0.5ha which means that the overall requirement 
for the estate is met. 
 
Estate development of between 200-500 dwellings should normally accommodate a Local 
Area of Play (LAP), Local Equipped Area of Play (LEAP) and Multi-Use Games Area (MUGA) 
in accordance with the Fields in Trust guidance. Phase 1 already has a LEAP and a LAP. A 
further LEAP is proposed on the central area and a LAP in the SE corner of Phase 2. Given 
the physical constraints of the site (AW infrastructure and woods) and emphasis on retention 
and embellishment of the woodland for ecological purposes, a MUGA (with its associated 
illumination and activity) would conflict with this design and biodiversity concept. Plus, there is 
an existing MUGA (Memorial Playing field, Mill Lane) within reasonable walking distance of 
the site (approx. 600m away). Two LEAPs and two LAPs are considered to be acceptable in 
this instance to serve the overall estate/allocation. 
 
Hard and soft landscaping details have been submitted as part of this application. Our 
Arboricultural Officer is content with these details, and the scheme may be implemented via 
condition. 
 
The provision, future management and maintenance of these areas of POS will once again 
be covered by S106 Agreement. These are expected to be dealt with via a Management 
Company as per the arrangements for Phase 1. 
 
The proposal is therefore considered to comply with the NPPF, National Design Guide and 
Local Plan Policies LP18, LP21, LP22 and F1.3 2.l. 
 
Ecology/Biodiversity Net Gain: 
 
An extensive ecological assessment has been undertaken in connection with this site 
comprising: Preliminary Ecological Appraisal, Breeding Bird Survey, Reptile Survey to Inform 
Preliminary Habitat Regulation Assessment Screening and Appropriate Assessment, BNG 
Statement, Statutory Biodiversity Metric Condition Assessment, Biodiversity Plan, Biodiversity 
Net Gain and Landscape and Ecology Management and Maintenance Plan. 
 
Impacts upon certain protected species are identified including badgers, birds and reptiles. 
 
A Reptile Mitigation Strategy has been produced to address the existence of Slow worms on 
site and allow for relocation off-site and enable reintroduction post-development in the 
extended woodland area and overall site. This may be secured via condition. 
 
The relocation site needs to be managed in accordance with the agreed scheme but given 
that this is off-site, it is required to be covered via Section 106 agreement. 
 
The commencement of development is to be undertaken outside the bird nesting season and 
may be secured via condition.  
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A pre-construction check and walkover survey for badgers is required and may once again be 
secured via condition. 
 
If the precautionary measures recommended for birds, badgers and hedgehogs are followed, 
it is considered that the development is able to proceed with minimal impact on the local 
conservation status of any protected, principally important or rare species within the area. 
 
It is also considered that with a sensitive landscape scheme, and by including the additional 
enhancements, the site could be improved for local wildlife post development. 
 
A Construction Environmental Management Plan, Landscape & Ecological Management Plan, 
Ecological Design Strategy can all be secured via conditions and be compliant with Policy 
LP19 of the Local Plan. 
 
Likewise, Biodiversity Net Gain (BNG) mitigation may also be secured via condition to accord 
with the BNG Metric. 
 
Impact on trees and wood: 
 
There is a wood (subject of a TPO) in the SW corner of the site which is to be retained (as per 
Policy F1.3 2n) and fenced off (using post and rail fencing) to secure and protect its 
ecological/biodiversity value. It also contains several veteran trees which require special 
consideration and protection. 
 
There are also some TPO oak trees (2/TPO/00529: 2015) alongside Bridle Lane adjoining the 
site. 
 
The application is accompanied by an Arboricultural Impact Assessment and Tree Protection 
Plan. 
 
These measures are now considered to be acceptable and can be secured by condition. The 
proposal complies with Policies LP18, LP19 & LP21 of the Local Plan plus Policy F1.3 2g&n 
and Policies N2 & N6 of the NPPF. 
 
Drainage issues: 
 
Surface water drainage is an issue in this area due to the topography with the land falling from 
SE to NW towards Lynn Road. 
 
This has been the subject of detailed assessment in liaison with the Lead Local Flood Authority 
(LLFA). 
 
The drainage scheme now demonstrates how surface water can be accommodated within the 
confines of the application site, stored in a balancing pond in the NE corner of the site.  
 
This drainage strategy now has the backing of the LLFA and no adverse comments from the 
IDB. 
 
With regards to foul water drainage, it is proposed to link the development to the existing mains 
drainage. Anglian Water raise no objection to this proposal as there is capacity in the 
Downham Market Water Recycling Centre. 
 
Overall, the drainage implications of the development are considered acceptable and comply 
with the requirements of the NPPF and Policies LP06, LP18, LP21 and LP25 of the Local Plan. 
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Section 106 financial contributions  
 
Section 70(2) of the Town and Country Planning Act 1990 provides that an LPA must have 
regard to a local finance consideration as far as it is material. The site does not attract 
Community Infrastructure Levy - The position on CIL was agreed by the Planning Inspector 
when the allocated site was dealt with as part of the adoption of the SADMPP (2016). The 
actual development to be delivered on the site is however substantially more than predicted 
in the allocation.  
 
Policy F1.3 2k covers contributions towards education and library books which amounts to 
£727,818 and, given that there is no CIL in this instance, NHS requirement for expansion of 
healthcare facilities of  £161,640 (outlined in the consultation section above) may secured via 
Section 106 agreement as agreed by the applicants.  
 
This meets the requirements of Policies LP05 & F1.3 2k. 
 
Other Material Considerations 
 
Safety – Members have previously raised concerns regarding the safety implications of having 
surface water attenuation ponds within residential estate developments. In this instance the 
main pond is proposed to be enclosed by 1.8m high deer fencing to prevent unauthorised 
access. The use of fencing also negates any potential overlooking implications for properties 
to the north on Bridle Lane from the top of the bunding. 
 
The smaller swales/depressions on the western side of the eastern area of Public Open Space 
are overlooked by dwellings but are not expected to hold water only in very extreme 
circumstances (draining very quickly) as excess water is directed into the main pond. 
 
These measures have been used within Phase 1, are considered to be appropriate in this 
instance and would satisfy Policy LP21 of the Local Plan. 
 
Lighting scheme – Details of a lighting scheme for the development including roads, footpaths, 
parking and circulation spaces may be dealt with via condition as recommended by both 
CSNN and our Senior Ecologist. 
 
Materials Management – A Materials Management Plan has been submitted at the request of 
NCC Minerals and Waste due to the site lying over silica deposits. This is considered to be 
acceptable and its implementation may be secured via condition. This complies with Policy 
M6 of the NPPF. 
 
Crime and Disorder – The Architectural Liaison Officer (ALO) has assessed the scheme 
against the principles of Secured by Design, and through the application process the 
applicants have sought to address any queries/concerns raised to ensure the scheme is where 
possible in accordance. The applicants have introduced windows in side/flank elevations 
(previously blank) plus 1.5m high fencing with 300mm of trellis used to create surveillance of 
parking areas in strategic locations as stated above. Whilst private parking courts are not 
preferred by the ALO, the scheme is now considered to be acceptable in terms of designing 
out crime. 
 
Flood risk - The application site lies within Flood Zone 1 of the SFRA plus EA mapping and is 
therefore in an area with the lowest probability of flooding. The NPPF directs development 
towards areas of lower risk and thus the site is in accordance with national guidance. 
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Emerging Downham Market Neighbourhood Plan - The draft (Regulation 14) Downham 
Market Neighbourhood Plan was consulted upon in Autumn 2021 but has not been submitted 
for examination. Little weight can be given to the draft policies in decision making at this stage, 
however it is important these are considered. 
 
The Neighbourhood Plan policies cover a range of issues relevant to the proposed 
development, and consideration has been given to the requirements of these (many of which 
are already included within the NPPF and adopted Local Plan). It is considered that the 
scheme is broadly in accordance with the policy requirements. Given the stage of the Plan 
however the scheme has been assessed against current policy requirements and standards. 
 
Contamination - The applicant has provided a Phase 1 report which generally characterises 
the site. Environmental Quality recommend a suite of conditions to ensure the site remains 
safe for its lifetime in regard to land contamination, in line with Local Plan Policy LP21. 
 
Fire hydrants – these are sought at 1 per 50 dwellings; this may be secured via condition as 
suggested by Norfolk CC. 
 
Air quality – Environmental Quality raise no objection subject to dust monitoring to be 
contained within a Construction Environmental Management Plan. The proposal is capable of 
complying with Policy LP21 of the Local Plan. 
 
Climate change - All dwellings proposed are from the ‘Eco Range’ and provide for the following 
benefits to reduce carbon emissions: 
• Solar PV 
• Electrical vehicle charging 
• Wastewater heat recovery 
• More thermally-efficient walls 
• Enhanced loft insulation 
• Energy efficient boilers and controls 
• More thermally-efficient floors 
• Panelised offsite manufacturing.  
 
As a whole, the proposal is considered to comply with the aims of Policy LP06 of the Local 
Plan. 
 
Adaptable and accessible homes – As required by Local Plan Policy LP30 ‘Adaptable and 
Accessible Homes’ and comments from the Council’s Housing Development Officer, 8.7% (2 
dwellings) of the proposed affordable houses meet the M4(3) standard with the inclusion of 
the two 2-bedroom Broxbourne bungalows. This level of provision significantly exceeds the 
requirements of policy LP30 which requires 5 % which would be the equivalent of one unit. 46 
other dwellings (40%) are proposed to meet the M4(2) standard. The proposal therefore 
complies with Policy LP30 of the Local Plan plus Policy HO9 of the NPPF.  
 
GIRAMS – The GIRAMS fee, mitigating against in-combination recreational disturbance 
impacts may be secured via S.106 legal agreement – currently £315.58 per dwelling. Impacts 
on the protected sites scoped into the strategy can therefore be ruled out in line with Policy 
LP27. 
 
Third party correspondence - In relation to third party comments not covered above, the LPA 
comments as follows: 
 

• Impact upon property values – implications either up or down on property values is not a 
planning consideration; 
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• Water pressure – will be dealt with by the appropriate bodies/authorities; it is unreasonable 
for the developers of this site to be expected to resolve these matters, and providing the 
site can cater for the drainage requirements of the new scheme without impacting upon 
existing development, this is acceptable. 

 
 
PLANNING BALANCE/CONCLUSION 
 
Section 38(6) of the Planning and Compulsory Purchase Act 2004 provides that an application 
must be determined in accordance with the development plan unless material considerations 
indicate otherwise.  
 
The application seeks consent for the construction of 114 new dwellings in a highly sustainable 
location allocated for housing development in the Local Plan. 
 
The site would provide dwellings with a housing mix ranging from one-bedroomed flats to five-
bedroomed houses with 20% as affordable units to be secured via S.106 legal agreement. 
That legal agreement would also secure the provision and maintenance of the open space 
and play equipment, off-site reptile mitigation and management, payment of the GIRAMS tariff 
and financial contributions required by Norfolk County Council and NHS Norfolk & Suffolk. 
 
This weighs heavily in favour of the proposed development. 
 
All other technical matters of planning importance may be secured via condition and there is 
nothing to weigh against this proposal in the planning balance. 
 
Overall, the proposal would comply with the National Design Guide, Policies LP01, LP03, 
LP04, LP05, LP06, LP13, LP14, LP18, LP19, LP20, LP21, LP22, LP27, LP28, LP30, LP41 & 
F1.3 of the Local Plan, plus guidance contained in Policies S4, CC2&3, HO8&9, M6, L3, DP3, 
TR3,4,6&8, HC3&4, P2&3, F4,7&8, N2,3&6 and HE5,6&9 of the NPPF (2026). 
 
Given the clear guidance in the NPPF (2026), the application should therefore be approved 
without delay. 
 
 
RECOMMENDATION 
 
A. APPROVE - subject to completion of a Section 106 agreement within 4 months of a 
resolution to APPROVE to cover affordable housing provision, provision and maintenance of 
the open space and play equipment, off-site reptile mitigation and management, payment of 
the GIRAMS tariff and financial contributions required by Norfolk County Council and NHS 
Norfolk & Suffolk, permission be granted subject to certain conditions. If the agreement is not 
completed within 4 months of the committee resolution, but reasonable progress has been 
made, delegated authority is granted to the Assistant Director/Planning Control Manger to 
continue negotiation and complete the agreement and issue the decision. 
 
1 Condition: The development hereby permitted shall be begun before the expiration of 

three years from the date of this permission. 
 

1 Reason: To comply with Section 91 of the Town and Country Planning Act, 1990, as 
amended by Section 51 of the Planning and Compulsory Purchase Act, 2004. 
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 2 Condition: The development hereby permitted shall be carried out in accordance with 
the following approved plans: 

 
· Drainage Appraisal, 1261-00-03 Rev F 

 
· Levels Appraisal, 1261-00-05 Rev E 

 
· Ecological Enhancement Plan, JBA 24/174-ECO01A 

 
· Ecological Enhancement Plan, JBA 24/174-O02A 

 
· Detailed Landscape Proposals for Plots and POS, JBA 24/174 01 J 

 
· Detailed Landscape Proposals for Plots and POS, JBA 24/174 02 J 

 
· Detailed Landscape Proposals for Plots and POS, JBA 24/174 03 J 

 
· Detailed Landscape Proposals for Plots and POS, JBA 24/174 04 J 

 
· Detailed Landscape Proposals for Plots and POS, JBA 24/174 05 J 

 
· Detailed Landscape Proposals for Plots and POS, JBA 24/174 06 J 

 
· Detailed Landscape Proposals for Plots and POS, JBA 24/174 07 J 

 
· Play Area Proposal LAP dated 11th March 2025 

 
· Play Area Proposal LEAP dated 14th March 2025 

 
· Boundary treatment Plan, DM/PH2/BT/01C 

 
· Charter Plan, DM/PH2/CP/01C 

 
· Planning Layout, DM/PH2/PL/001C 

 
· Part M Compliant Plan, RY/ML/PMCP/001B 

 
· Car Tracking, DM/PH2/CT/001B 

 
· Fire Appliance Tracking, DM/PH2/FAT/001B 

 
· Refuse Vehicle Tracking, DM/PH2/RVT/001B 

 
· Van Tracking Plan, DM/PH2/VT/001B 

 
· Location Plan, DM/PH2/LP001 

 
· Close Coupled Substation, GTC-E-SS-0012-R1-8_1 of 1 

 
· Pedestrian, Cycle and Emergency Access, 211100-01B 

 
· South East Access via Phase 1, 211100-02 

 
· South East Access via Phase 1, 211100-03 
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· North East Access Via Phase 1 Refuse Vehicle Tracking, 211100-05 
 

· North East Access via Phase 1 General Arrangement 
 

· Finished Levels Cross Sections, 1261-00-15 A 
 

· Finished Levels Cross Sections Sheet 2, 1261-00-16 
 

. Tree Protection Plan, JBA 24/174 TPP01D 
 

. Tree Protection Plan, JBA 24/174 TPP02D 
 

. Tree Protection Plan, JBA 24/174 TPP03D 
 

. Tree Protection Plan, JBA 24/174 TPP04D 
 

. Tree Removals Plan, JBA 24/174 TRP01C 
 

 
House Types: 

 
· Ashridge Floor Plans and Elevations, AD_End_R25-401 

 
· Alnmouth Floor Plans and Elevations, Al_FG_End_R25-401 

 
· Barndale Floor Plans Be_Det_R25 and Elevations, Be_Det_Det_R25-V009 

 
· Burnham Floor Plans and Elevations, Bu_Det_R25-401 

 
· Brightstone Floor Plans and Elevations, Bg_Det_R25-401 

 
· Dallington Floor Plans and Elevations, Dg_End_R25-401 

 
· Dallington Compliance Plan Dg_MA_Mid_R21E-902F 

 
· Greenwood Floor Plans and Elevations, Gw_Det_R25-401 

 
· Haldon Floor Plans and Elevations, Hd_End_R25-401 

 
· Haldon Compliance Plan Hd_MA_Trad_R21E-092C 

 
· Grizedale Floor Plans and Elevations, Gz_End_R25-401 

 
· Grizedale Compliance Plan Gz_MA_Mid_R21E-902B 

 
· Kingley Floor Plans and Elevations, Kg_End_R25-401 

 
· Knebworth Floor Plans and Elevations, Kn_End_R25-401 

 
· Kennet Floor Plans and Elevations, Ke_End_R25-401 

 
· Marston Floor Plans and Elevations, Ma_Det_R25-401 

 
· Redhill Floor Plans and Elevations, Rh_Det_R21-410 
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· Redhill Compliance Plan, Rh_MA_Det_R21E-902C 
 

· Rendlesham Floor Plans and Elevations, Re_End_R25-401 
 

· Rendlesham Compliance Plan, Re_MA_Mid_R21E-902C 
 

· Wareham Floor Plans and Elevations. Wa_Sem_R21-410 
 

· Warham Compliance Plan, Wa_MA_End_R21G-902C 
 

· Broxbourne Floor Plans and Elevations, Brx_End_R25-401 
 

· Broxbourne Compliance Plan, BxB_MA_End_R21G-902A 
 

· Audley Floor Plans and Elevations, Au_MA_End_R21G 
 

· Audley Compliance Plan, AU_MA_End_R21G-902 02 
 

· Thrunton Floor Plans and Elevations, Thr_MA_End_R25 
  

· Sherwood Plot 305 (Extra Side Window), Floor Plans and Elevations,     
Sh_MA_Det_R21G 

 
· Galloway Plot 307 (Extra Side Window), Floor Plans and Elevations, 

Ga_MA_End_R21G 
 

· Cambridge Floor Plans and Elevations, Cm_MA_Det_R21G 
 

· Galloway Floor Plans and Elevations, Ga_Sem_R25-401 
 

· Saunton Plot 259 (Extra Side Window), Sa_End_R25-401 
 

· Saunton Floor Plans and Elevations, Sa_End_R25-401 
 

· Sherwood, Floor Plans and Elevations, Sh_Dert_R25-401 
 

· Silverdale Floor Plans and Elevations, Sv_MA_End_R21G 
 

· Barndale Floor Plans and Elevations Plots 229, 270, 298, 331, Be_Det_R25 
 

· Burnham Floor Plans and Elevations Plots 248, 249, Bu_Det_R25-401 
 

· Hyde Floor Plans and Elevations, HyC_MA_Det_R21G 
 

· Kennet Plots 237, 238, 265, 266, Floor Plans and Elevations, Ke_MA_End_R25 
 

· Lambridge Plots 234, 235, 242, 254, 269, 292, 315, 321, 322, Floor Plans and 
Elevations LB_Det_R25_401. 

 
2 Reason: For the avoidance of doubt and in the interests of proper planning. 

 
 3 Condition: Prior to the commencement of groundworks, an investigation and risk 

assessment, in addition to any assessment provided with the planning application, must 
be completed in accordance with a scheme to assess the nature and extent of any 
contamination on the site, whether or not it originates on the site. The contents of the 
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scheme are subject to the approval in writing of the Local Planning Authority. The 
investigation and risk assessment must be undertaken by competent persons and a 
written report of the findings must be produced. The written report is subject to the 
approval in writing of the Local Planning Authority. The report of the findings must 
include: 

(i) a survey of the extent, scale and nature of  
contamination 

 
(ii) an assessment of the potential risks to: 
• human health, 
• property (existing or proposed) including buildings, crops, livestock, pets, woodland 
and service lines and pipes, 
• adjoining land, 
• groundwaters and surface waters, 
• ecological systems, 
• archaeological sites and ancient monuments; 

      
(iii) an appraisal of remedial options and proposal  
of the preferred option(s). 

 
This must be conducted in accordance with DEFRA and the Environment Agency’s 
‘Model Procedures for the Management of Land Contamination, CLR 11’. 

 
 3 Reason: To ensure that risks from land contamination to the future users of the land and 

neighbouring land are minimised, together with those to controlled waters, property and 
ecological systems, and to ensure that the development can be carried out safely without 
unacceptable risks to workers, neighbours and other offsite receptors.  This needs to be 
a pre-commencement condition given the need to ensure that contamination is fully dealt 
with at the outset of development. To comply with the provisions of Policy LP21 of the 
Local Plan (2021-2040) and Policy P3 of the NPPF (2026). 

 
4 Condition: Prior to the commencement of groundworks, a detailed remediation scheme to 

bring the site to a condition suitable for the intended use by removing unacceptable risks 
to human health, buildings and other property and the natural and historical environment 
must be prepared, and is subject to the approval in writing of the Local Planning Authority. 
The scheme must include all works to be undertaken, proposed remediation objectives 
and remediation criteria, timetable of works and site management procedures. The 
scheme must ensure that the site will not qualify as contaminated land under Part 2A of 
the Environmental Protection Act 1990 in relation to the intended use of land after 
remediation. 
 

4 Reason: To ensure that risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, property and 
ecological systems, and to ensure that the development can be carried out safely without 
unacceptable risks to workers, neighbours and other offsite receptors.  This needs to be 
a pre-commencement condition given the need to ensure that contamination is fully dealt 
with at the outset of development. To comply with the provisions of Policy LP21 of the 
Local Plan (2021-2040) and Policy P3 of the NPPF (2026). 
 

 5 Condition: The approved remediation scheme must be carried out in accordance with its 
terms prior to the commencement of groundworks, other than that required to carry out 
remediation, unless otherwise agreed in writing by the Local Planning Authority. The 
Local Planning Authority must be given two weeks written notification of commencement 
of the remediation scheme works.  
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Following completion of measures identified in the approved remediation scheme, a 
verification report that demonstrates the effectiveness of the remediation carried out 
must be produced, and is subject to the approval in writing of the Local Planning 
Authority. 

 
 5 Reason: To ensure that risks from land contamination to the future users of the land and 

neighbouring land are minimised, together with those to controlled waters, property and 
ecological systems, and to ensure that the development can be carried out safely without 
unacceptable risks to workers, neighbours and other offsite receptors. To comply with 
the provisions of Policy LP21 of the Local Plan (2021-2040) and Policy P3 of the NPPF 
(2026). 

  
6 Condition: In the event that contamination is found at any time when carrying out the 

approved development that was not previously identified it must be reported in writing 
immediately to the Local Planning Authority. An investigation and risk assessment must 
be undertaken in accordance with the requirements of condition number 3, and where 
remediation is necessary a remediation scheme must be prepared in accordance with 
the requirements of condition number 4, which is subject to the approval in writing of the 
Local Planning Authority.  

 
Following completion of measures identified in the approved remediation scheme a 
verification report must be prepared, which is subject to the approval in writing of the 
Local Planning Authority in accordance with condition number 5. 

 
 6 Reason: To ensure that risks from land contamination to the future users of the land and 

neighbouring land are minimised, together with those to controlled waters, property and 
ecological systems, and to ensure that the development can be carried out safely without 
unacceptable risks to workers, neighbours and other offsite receptors. To comply with 
the provisions of Policy LP21 of the Local Plan (2021-2040) and Policy P3 of the NPPF 
(2026). 

 
 7 Condition: No development shall take place until a Written Scheme of Investigation for a 

programme of archaeological works has been submitted to and approved by the local 
planning authority in writing. The scheme shall include: 

 
1. An assessment of the significance of heritage assets present 2. The programme and 
methodology of site investigation and recording 3. The programme for post investigation 
assessment of recovered material 4. Provision to be made for analysis of the site 
investigation and recording 5. Provision to be made for publication and dissemination of 
the analysis and records of the site investigation 6. Provision to be made for archive 
deposition of the analysis and records of the site investigation 7. Nomination of a 
competent person or persons/organization to undertake the works set out within the 
Written Scheme of Investigation. 

 
 7 Reason: To safeguard archaeological interests in accordance with Policy HE4 of the 

NPPF (2026) and Policy LP20 of the Local Plan (2021-2040). This needs to be a pre-
commencement condition given the potential impact upon archaeological assets during 
groundworks/construction. 

 
 8 Condition: No demolition/development shall take place other than in accordance with the 

Written Scheme of Investigation approved under condition 7. 
 
 8 Reason: To safeguard archaeological interests in accordance with Policy HE4 of the 

NPPF (2026) and Policy LP20 of the Local Plan (2021-2040). 
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 9 Condition: The development shall not be occupied or put into first use until the site 
investigation and post investigation assessment has been completed in accordance with 
the programme set out in the archaeological written scheme of investigation approved 
under condition 7 and the provision to be made for analysis, publication and 
dissemination of results and archive deposition has been secured. 

  
9 Reason: To safeguard archaeological interests in accordance with Policy HE4 of the 

NPPF (2026) and Policy LP20 of the Local Plan (2021-2040). 
 
10 Condition: The development shall be implemented in accordance with the Tree 

Protection Plans and Arboricultural Method Statement ref: JBA 24/174 AR02 dated 
08.09.26 produced by James Blake Associates and submitted as part of this application. 

 
10 Reason: In order to safeguard existing trees within and adjoining the site in accordance 

with Policy LP19 of the Local Plan (2021-2040) and Policies N2 & N6 of the NPPF 
(2026). 

 
11 Condition: The soft landscaping shall be implemented in accordance with the Measured 

Works Schedule Rev. H produced by James Blake Associates and Detailed soft 
landscape proposal plans. The works shall be carried out prior to the occupation or use 
of any part of the development or in accordance with a programme to be agreed in writing 
with the Local Planning Authority.  Any trees or plants that within a period of 5 years from 
the completion of the development die, are removed or become seriously damaged or 
diseased, shall be replaced in the next planting season with others of similar size and 
species as those originally planted, unless the Local Planning Authority gives written 
approval to any variation. 

 
11 Reason: In order to assimilate the development into its setting and to accord with the 

provisions of Policies LP18 & LP21 of the Local Plan (2021-2040) and Policies N2 & N3 
of the NPPF (2026). 

 
12 Condition: With the exception of the rear boundaries of Plots 333 – 340 inclusive, the 

boundary treatments shall be installed as per the approved plan (Dwg no. 
DM/PH2/BT/01 Revision C) prior to the occupation of the associated dwelling, or in 
accordance with a timetable to be approved in writing by the Local Planning Authority.  
The development shall be carried out in accordance with the approved details and 
maintained as such unless otherwise agreed in writing by the Local Planning Authority. 

 
12 Reason: In the interests of achieving appropriate levels of residential amenity to both 

proposed and neighbouring dwellings and to accord with Policy LP21 of the Local Plan 
(2021-2040). 

 
13 Condition: Prior to completion of Plots 333-340 inclusive, details of the rear boundary 

treatments shall have been submitted to, and agreed in writing by, the Local Planning 
Authority. Those boundary treatments shall be implemented as agreed prior to 
occupation of each relative dwelling and maintained as such thereafter. 

 
13 Reason: In the interests of achieving appropriate levels of residential amenity to both 

proposed and neighbouring dwellings and to accord with Policy LP21 of the Local Plan 
(2021-2040). 
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14 Condition: The development shall be built in accordance with the submitted Flood Risk 
Assessment (Flood Risk Assessment | Bridle Lane, Downham Market – Phase 2 | Amazi 
Consulting Ltd | Ref: AMA974 | Rev: 0 | Dated: 30 April 2025) and Drainage Strategy 
(Drainage Strategy Report | Persimmon Homes East Midlands – Site at Downham 
Market Phase 2 | Infrastructure Design Ltd | Ref: 1261/00/01 | Rev: P01 | Dated: 03 April 
2025), as supported and/or updated by the following additional documents:  

 
• Drainage Strategy LLFA Response | Persimmon Homes East Midlands – Site at 
Downham Market Phase 2 | Infrastructure Design Ltd | Ref: 1261/00/02 | Rev: P01 | 
Dated: 10 April 2026; and  
• Drainage Strategy LLFA Response | Persimmon Homes East Midlands – Site at 
Downham Market Phase 2 | Infrastructure Design Ltd | Ref: N/A | Rev: N/A | Dated: June 
2026.  

 
The schematic drainage layout adopted must be that demonstrated in the final submitted 
drainage strategy drawing (Drainage Appraisal | Downham Market Phase 2 | 
Infrastructure Design Ltd | Drawing No.: 1261-00-03 | Rev: E | Dated: March 2025). The 
approved scheme will be implemented prior to the first use of the development. 

 
14 Reason: To prevent flooding in accordance with National Planning Policy Framework 

paragraphs 181, 182 and 187 and Policy LP21 of the Local Plan, by ensuring the 
satisfactory management of local flood risk, surface water flow paths, storage and 
disposal of surface water from the site in a range of rainfall events and ensuring the 
SuDS proposed operates as designed for the lifetime of the development. 

 
15 Condition: Prior to commencement of development, a Construction Water Management 

Plan (CWMP) detailing how surface water and other forms of flood risk will be managed 
on the site from start of construction (including demolition and site clearance operations) 
to handover of the development shall be submitted to and agreed in writing by the Local 
Planning Authority. 

 
15 Reason: To prevent flooding in accordance with Policies F7 & F8 of the National 

Planning Policy Framework (2026) plus Policy LP21 of the Local Plan (2021-2040) by 
ensuring the satisfactory management of local flood risk, surface water flow paths, 
storage and disposal of surface water from the site in a range of rainfall events and 
ensuring the SuDS proposed operates as designed for the lifetime of the development. 

 
16 Condition: The development hereby approved, shall be carried out in accordance with 

the approved Materials Management Plan - Minerals (26-2858-MMP_M) by Ergo Ltd, 
dated July 2026.  A record of the amounts of material obtained from on-site resources 
which are used on site and the amount of material returned to an aggregate processing 
plant shall be kept and an annual return of these amounts provided to the Local Planning 
Authority upon request. 

 
16 Reason: To ensure that needless sterilisation of safeguarded mineral resources does 

not take place in accordance with the NPPF and Policy MP11 of the Norfolk Minerals 
and Waste Local Plan 2023-2038. 

 
17 Condition: Prior to commencement of demolition or development a detailed construction 

management scheme must be submitted to and approved by the Local Planning 
Authority. This must include the following information: 

• proposed timescales of the demolition and construction phases, and any piling. 

• full details of the techniques, noise and vibration data, and location of any piling 
which is due to take place. 

• a description and location of any fixed machinery and the sound power levels. 
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• the location and layout of the contractor compound, the location of contractor 
parking 

• the location and layout of the materials storage area, machinery storage area and 
waste & recycling storage area. 

• full details of the proposed attenuation and mitigation methods to protect residents 
from noise and vibration, dust and litter (including proactive monitoring to identify 
issues) 

• details of how complaints from members of the public will be investigated and 
resolved 

• communication methods to the wider community regarding the construction phases 
and likely disruptions. 

 
The scheme shall be implemented as approved. 

 
17 Reason: To safeguard the amenity of the locality in accordance with Policy LP21 of the 

Local Plan (2021-2040). 
 
18 Condition: Demolition, construction or development work, along with collections and 

deliveries of waste products, material and equipment, shall only be carried out between 
0800hrs and 1800hrs weekdays, and 0900hrs and 1300hrs on Saturdays, with no work 
allowed on Sundays and Bank/Public Holidays. 

 
18 Reason: To safeguard the amenity of the locality in accordance with Policy LP21 of the 

Local Plan (2021-2040). 
 
19 Condition: Prior to the occupation of any dwelling served off a private driveway, the 

associated bin collection point shall be provided in accordance with the approved plans 
and maintained thereafter for that use. 

 
19 Reason: To ensure that the amenities of future occupants are safeguarded in 

accordance with Policy LP21 of the Local Plan (2021-2040). 
 
20 Condition: No external lighting shall be erected unless full details of its design, location, 

orientation and level of illuminance have first been submitted to, and agreed in writing 
with, the Local Planning Authority. External lighting must be designed in accordance with 
Bat Conservation Trust (2018) guidelines. These include requirements such as: LED 
luminaires to be used where possible; luminaires to be mounted on the horizontal, i.e. 
no upward tilt; any external lighting should be set on motion-sensors and short (1min) 
timers, and no lighting of boundary features. The development shall be carried out with 
the approved details and shall be retained as such thereafter. 

 
20 Reason: In order to safeguard the ecological interests of the site in accordance with 

Policy LP19 of the Local Plan (2021-2040) and Policy P3 (b) of the NPPF (2026). 
 
21 Condition: The Biodiversity Gain Plan shall be prepared in accordance with the Statutory 

Metric [Rev E] dated 21/05/2026 and prepared by Metric Alex Ward/Elzbieta 
Zebrowska/Sam Wanner [JBA]. 

 
21 Reason: To ensure the development delivers a Biodiversity Net Gain on site in 

accordance with Paragraph 13 of Schedule 7A of the Town and Country Planning Act 
1990 and Policy LP19 of the Local Plan (2021-2040). 

 
22 Condition: The development shall not commence until a Habitat Management and 

Monitoring Plan (the HMMP), prepared in accordance with the approved Biodiversity 
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Gain Plan has been submitted to, and approved in writing by, the local planning authority 
and including: 
a) non-technical summary; 
b) the roles and responsibilities of the people or organisation(s) delivering the HMMP; 
c) the planned habitat creation and enhancement works to create or improve habitat to 
achieve the biodiversity net gain in accordance with the approved Biodiversity Gain Plan; 
d) the management measures to maintain habitat in accordance with the approved 
Biodiversity Gain Plan for a period of 30 years from the completion  of development; and 
e) the monitoring methodology and frequency in respect of the created or enhanced 
habitat to be submitted to the Local Planning Authority. 

 
The created and/or enhanced habitat specified in the approved HMMP shall be managed 
and maintained in accordance with the approved HMMP and thereafter retained in the 
conditions specified to serve the intended purpose. Monitoring reports shall be submitted 
to local planning authority in writing in accordance with the methodology and frequency 
specified in the approved HMMP. 

 
No occupation shall take place until: 
(a) the habitat creation and enhancement works set out in the approved HMMP have 
been completed; and 
(b) a completion report, evidencing the completed habitat enhancements, has been 
submitted to, and approved in writing by, the Local Planning Authority. 

 
22 Reason: To ensure the development delivers a Biodiversity Net Gain on site in 

accordance with Paragraph 13 of Schedule 7A of the Town and Country Planning Act 
1990 and Policy LP19 of the Local Plan (2021-2040). 

 
23 Condition: The development hereby approved shall be carried out in strict accordance 

with the mitigation and enhancement strategy outlined in the Ecological Enhancement 
Plans [Drawing: JBA 24/174 - ECO02] prepared by JBA, April 2026 and Ecological 
Mitigation and Enhancement Strategy Rev C prepared by JBA, June 2026. Photographic 
evidence of installation prior to occupation of the associated dwelling must be provided 
to the Local Planning Authority prior to occupation. Measures shall be implemented in 
full and the habitats maintained thereafter. 

 
23 Reason: In order to ensure the development does not result in the loss of habitat for 

protected species and to enhance biodiversity on the site in accordance with Policy LP19 
of the Local Plan (2021-2040) and Policy N2 of the NPPF. 

 
24 Condition: No removal of hedgerows, trees, shrubs or brambles shall take place between 

1st March and 31st August inclusive, unless a competent ecologist has undertaken a 
careful, detailed check of vegetation for active birds’ nests no more than 48 hours prior 
to the commencement of vegetation clearance and provided written confirmation that no 
birds will be harmed and/or that there are appropriate measures in place to protect 
nesting bird interest on site. Any such written confirmation should be submitted to the 
Local Planning Authority. 

 
In the event that any bird nests or actively breeding pairs are encountered, works will not 
commence on site until a further survey has been submitted in writing and approved by 
the LPA confirming that any nesting attempts are concluded and any chicks in nests 
have fledged. 

 
24 Reason: All British birds, their nests and eggs (with certain limited exceptions) are 

protected by Section 1 of the Wildlife and Countryside Act 1981. The potential presence 
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of breeding birds has been established by the ecological documents submitted in support 
of this application. In accordance with Policy LP19 of the Local Plan (2021-2040). 

 
25 Condition: A preconstruction check for badgers will be undertaken 6 months and then 3 

weeks prior works commencing. This will involve an update walkover survey of the site 
to determine any change as to the occupancy of the site by badger. A record of the 
survey must be submitted to the Local Planning Authority prior to commencement. 

 
25 Reason: This condition must be a pre-commencement condition to safeguard badgers 

from the outset of the development, to comply with the Protection of Badgers Act 1992 
and Policy LP19 of the Local Plan (2021-2040). 

 
26 Condition: All ecological measures and/or construction works shall be carried out in 

accordance with the details of the Reptile Mitigation Strategy Rev C (JBA consulting, 
06/2026) and undertaken under the supervision of a competent Ecologist. Any habitat 
enhancement required within the approved strategy must be in place and functional 
before clearance of any vegetation on site is undertaken. 

 
A ‘statement of good practice’ shall be signed upon completion of the development by 
the competent Ecologist, and be submitted to the Local Planning Authority, confirming 
that the actions specified strategy have been implemented in accordance with the 
method outlined. The management must continue for the 30 year lifetime of the approved 
strategy. 

 
26 Reason: All common reptile species in England i.e. grass snake Natrix helvetica are 

partially protected under Schedule 5 (Sections 9 (1) and 9 (5)) of the Wildlife and 
Countryside Act 1981 (as amended). This legislation protects these animals from 
intentional killing and/or injury. 

 
Reptiles are also recognised as being of ‘principle importance’ for conservation of 
biodiversity under Section 41 of the Natural Environment and Rural Communities Act 
(NERC) 2006. It is therefore considered best practice to also employ suitable 
precautions to ensure that these species are protected. In accordance with Policy LP19 
of the Local Plan (2021-2040). 

 
27 Condition: The dwellings shown on the Part M Compliant Plan, RY/ML/PMCP/001B  

shall be built in full accordance with Requirements of M4(2) & M4(3) respectively of Part 
M of the Building Regulations: Category 2 Accessible and Adaptable Dwellings, or any 
equivalent replacement standard, in accordance with the approved plans. The dwellings 
shall thereafter be retained in accordance with that standard. 

 
27 Reason: To define the terms of this permission in order to comply with Policy LP30 of 

the Local Plan (2021-2040). 
 
28 Condition: No works shall commence on the site until such time as detailed plans of the 

roads, footways, cycleways, street lighting, foul and surface water drainage have been 
submitted to, and approved in writing by, the Local Planning Authority. All construction 
works shall be carried out in accordance with the approved plans. 

 
28 Reason: To provide suitable infrastructure to serve the development in accordance with 

Policies LP13 & LP21 of the Local Plan (2021-2040). This needs to be a pre-
commencement condition to ensure fundamental elements of the development that 
cannot be retrospectively designed and built are planned for at the earliest possible stage 
in the development and therefore will not lead to expensive remedial action and 
adversely impact on the viability of the development. 
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29 Condition: Prior to the construction of the final dwelling all works shall be carried out on 

roads/footways/cycleways/street lighting/foul and surface water sewers in accordance 
with the approved specification to the satisfaction of the Local Planning Authority. 

 
29 Reason: To ensure satisfactory development of the site and to ensure estate roads are 

constructed to a standard suitable for adoption as public highway. In accordance with 
Policies LP13 & LP21 of the Local Plan (2021-2040). 

 
30 Condition: Before any dwelling is first occupied the roads, footways and cycleways shall 

be constructed to binder course surfacing level from the dwelling to the adjoining County 
road in accordance with the details to be approved in writing by the Local Planning 
Authority. 

 
30 Reason: To ensure satisfactory development of the site in accordance with Policies LP13 

& LP21 of the Local Plan (2021-2040). 
 
 
Or B. If in the opinion of the Assistant Director/Planning Control Manager no reasonable 
progress is made to complete the legal agreement within 4 months of the date of the committee 
resolution, the application is REFUSED on the failure to secure affordable housing provision, 
maintenance of the open space and play equipment, off-site reptile mitigation and 
management, payment of the GIRAMS tariff and financial contributions required by Norfolk 
County Council and NHS Norfolk & Suffolk, contrary to Policies LP05, LP19, LP21, LP22, 
LP27, LP28 & F1.3 of the Local Plan. 
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Parish: 
 

Downham Market 

 

Proposal: 
 

Householder: Part Retrospective: Conversion of first floor area of 
existing garage to annexe and single story rear extension to dwelling, 
new boundary treatment and retention of patio area 

Location: 
 

Melanna   25 Ryston End  Downham Market  Norfolk 

Applicant: 
 

Mr Dick Cavill 

Case  No: 
 

26/01142/F  (Full Application) 

Case Officer: Tom Ellis-Daish 
 

Date for Determination: 
4 September 2026  

Extension of Time Expiry Date: 
9 October 2026  
 

 

Reason for Referral to Planning Committee – Called in by Cllr Osbourne. 

  
 

 

Neighbourhood Plan:  No  
 

 

 
Case Summary 
 
This application seeks the conversion of an existing garage to an annexe, a single storey rear 
extension to an existing dwelling, a new boundary treatment and the retention of a patio area, 
which is attached to the garage.  
 
Members may recall that permission was granted by the Planning Committee on 11th May 
2026 for the retention of a detached garage under application 26/00414/F, subject to 
conditions. 
 
Key Issues 
 
Principle of Development 
Planning History 
Impact on Neighbour Amenity  
Other matters requiring consideration prior to the determination of the application  
 
Recommendation 
 
APPROVE  
 

 
 
THE APPLICATION  
 
This application seeks permission for the conversion of the first-floor area of an existing garage 
to an annexe, a single-storey rear extension to the existing dwelling, new boundary treatment 
and the retention of a patio area.  
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The existing garage has approximate dimensions of 6m in height, with a height of 3.1m to the 
eaves, 7m in width and 9m in depth. 
 
The proposed extension to the main dwelling would be to its rear, with approximate 
dimensions of 3.9m in height, measuring 2.6m to the eaves, 7.3m in width and 4.5m in depth. 
The extension would have a dual pitched roof and be finished in render to the sides and 
cladding to the rear, with triple-pane windows to either side and a door to the rear.  
 
The new boundary treatment would be closed boarded at 2.15m in height, extending along 
the rear boundary before turning toward the dwelling’s proposed extension.  
 
The patio area has a height of approx. 0.3m and has a footprint of approx. 26.3 square metres. 
The patio is edged in a dark grey brick, with a slate-coloured infill. 
 
 
APPLICANT/AGENT SUPPORTING CASE 
 
The agent has indicated that they intend to submit a supporting statement, but this has not 
been received at the time of writing this report.  
 
 
PLANNING HISTORY 
 
26/00414/F:  Application Permitted:  11/05/26 - Householder: Retrospective: Erection of 
Detached Garage- Committee Decision 
 
25/01624/F:  Application Permitted:  17/11/25 - Erection of a porch to the front of the house, 
alteration of the house exterior, erection of free standing garage to the side of the house- 
Delegated Decision 
 
 
RESPONSE TO CONSULTATION 
 
Reconsultation on revised plans has not closed at the time of writing this report and all 
comments below are in response to the initial consultation. Any further comments will be 
addressed in the Correspondence Received After the Publication of The Report document.  
 
Town Council: OBJECTS.  
 

• The proposed works do not comply with previous instructions regarding its 
construction,  

• The works display no consideration with regard to incompatible or unacceptable use, 
and 

• The building is a garage in name only.   
 
 
REPRESENTATIONS 
 
FOUR letters of OBJECTION have been received at the time of writing this report. Their 
comments are summarised as follows:  
 

• The window above the door overlooks a bedroom and other windows, as well as the 
driveway and part of a back garden,  

• Conditions imposed under 26/00414/F have not been complied with (these conditions 
limited the use of the garage to being a garage and store area, required the upper 

52



 
 

26/01142/F  Planning Committee 
  5th October 2026 

 

window above the door to be blocked up, and that obscure glazing be fitted to the rear 
window),  

• Concern over impacts if the garage were to be used as an Air B&B or similar, making 
specific reference to a lack of turning and parking space,  

• This is overdevelopment, 
 

• This is a new two-storey, self-contained dwelling built without permission, 

• The building has never been used as a garage and the entry is blocked to vehicles,  

• The application form is not filled out correctly,  

• All services necessary to make the building a dwelling were installed before the 
building was erected,  

• The applicant has deceived at every stage,  

• The supporting statement states that the annexe will not become a separate dwelling, 
but it already is being used as such and has been for the last 3 months, with numerous 
loud events taking place late into the evening, causing disturbance, and 

• Previous applications approved despite strong local opposition.  
 
 
KING’S LYNN AND WEST NORFOLK LOCAL PLAN 2021-2040 
 
LP06 - Climate Change (Strategic Policy) 
 
LP18 - Design & Sustainable Development (Strategic Policy) 
 
LP21 - Environment, Design and Amenity (Strategic Policy) 
 
LP14 - Parking Provision in New Development 
 
LP41 - Downham Market (Strategic Policy) 
 
NEIGHBOURHOOD PLAN POLICIES 
 
Neighbourhood Plan: Not Applicable  
 
NATIONAL PLANNING POLICY FRAMEWORK (NPPF) 
 
DM326 - Determining Development Proposals 
 
DM826 - Unauthorised Development and Enforcement 
 
DP3 - Key Principles for Well-Designed Places 
 
CC2 - Mitigation of Climate Change 
 
CC3 - Adaptation to Climate Change 
 
TR4 - Street Design, access and parking 
 
S4 - Principle of development within settlements 
 
 
NATIONAL GUIDANCE 
  
Planning Practice Guidance (PPG) 
National Design Guide 2021 
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PLANNING CONSIDERATIONS 
 
The main considerations are:  
 

• Principle of Development  

• Planning History 

• Impact on Neighbour Amenity  

• Other Matters Requiring Consideration Prior to the Determination of the Application 
 
Principle of Development: 
 
Paragraph 3 and Policy DM3(1)(f) of the National Planning Policy Framework (2026) reiterate 
the requirements of planning law which is that applications for planning permission be 
determined in accordance with the development plan, unless material considerations indicate 
otherwise. It further clarifies that the National Planning Policy Framework is a material 
consideration.  
 
In this instance, the Development Plan comprises the Local Plan (2021-2040). The National 
Planning Policy Framework (2026) (heron after referred to as the NPPF) is a strong material 
consideration in the determination of this application.  
 
Policy DM3 of the NPPF states that when considering development proposals, the LPA should 
work with the applicant in a proactive manner to seek solutions to problems arising from initial 
proposals and take a proportionate approach to consideration of the planning matters raised 
by proposals in a way that reflects their scale, complexity and potential impacts.  
 
Policy LP37 of the Local Plan relates specifically to annexes and states that development of 
annexes will only be approved subject to conditions requiring that  
a. they remain in the same ownership as, and are occupied in conjunction with, the principal 
dwelling,  
b. it is ancillary and subordinate in scale to the principal dwelling, and 
c. its occupant(s) share the existing access, garden and parking of the main dwelling.  
 
It is recommended that such conditions are attached.  
 
Policy S4 of the NPPF states that development proposals within settlements should be 
approved unless the benefits of doing so would be substantially outweighed by any adverse 
effects, when assessed the National Decision-Making Policies of the Framework.  
 
The proposal is located within the development boundary for Downham Market, within the 
curtilage of an existing dwelling, and well located to the services and transport links that 
available there.  
 
The principle of development is therefore acceptable, subject to compliance with relevant 
Local and National Planning Policies and guidance.  
 
Planning History:  
 
The garage itself was approved after its construction under application 26/00414/F, but this 
was prior to the introduction of the current iteration of the NPPF at a time when seeking 
permission retrospectively was a legitimate route to permission. This consent was subject to 
conditions requested by the committee relating to the blocking up of an upper gable window 
and a ground floor rear window, in addition to a recommended condition preventing the garage 
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from being used as an annexe. For clarity, this application is a separate application for 
planning permission, rather than being for the variation or removal of these conditions.  
 
It is noted however that the applicant has failed to comply with Condition 4 of that permission, 
which required that the ground floor window to the rear of the garage be fitted with obscure 
glazing within two months of the permission being granted. The Officer has made two site 
visits under this application. During the first site visit (23 July, unaccompanied) no obscure 
glazing had been fitted to this window. During a second site visit, the Officer was accompanied 
by the applicant so that they could access the interior of the structure and was shown that a 
film had been fitted to the clear window, but the glazing itself had not been replaced. The 
condition has therefore not been satisfied.  
 
Condition 3 of 26/00414/F stated that “prior to first use of the garage and storeroom hereby 
permitted, the upper gable window to the front (northern) elevation shall be blocked up 
permanently and retained in accordance with the approved plans thereafter”. The Officer did 
not observe the garage and store being used as such during their site visits, and this would 
suggest that the condition has not been breached at the time of the site visits. However, a 
third-party comment suggests that the building is in use for accommodation. The Officer did 
not observe anything to suggest accommodation at the time of their site visit, with the gable 
window not being glazed and there being no stairwell to the upper floor.  
 
Policy DM8 of the NPPF states that where consideration is being given to an application for 
retrospective permission, if it is concluded based on evidence that the unauthorised 
development was intentional, that fact should be given substantial weight in considering 
whether to grant planning permission.  
 
A patio area has been constructed since the committee last considered this site, for which 
permission is now retrospectively sought. There had been no discussion of such a patio under 
the previous applications here and there is no evidence to suggest that this element was an 
intentional breach of planning control. Therefore, no weight should be assigned to Policy DM8. 
It is further noted (as explored further below) that the patio is extremely close, if not within, the 
limitations prescribed under permitted development rights for patios.   
 
Form and Character: 
 
Policies LP18, LP21 and LP41 of the Local Plan requires that development respond to its 
context and conserve the amenity of the wider environment. This is consistent with the 
requirements of Policy DP3 of the NPPF.  
 
The alterations to the garage in order to make it a habitable space would consist of fitting 
obscure glazing to an existing opening in the gable end above the garage door, fitting obscure 
glazing to an existing rear ground floor window and the introduction of two roof lights to the 
western elevation.  
 
The proposed fitting of obscure glazing to both the front gable and rear ground floor window 
and proposed roof lights would not be detrimental to the appearance of the building and are 
therefore acceptable.  
 
The proposed extension to the main dwelling would be to its rear, with approximate 
dimensions of 3.9m in height, measuring 2.6m to the eaves, 7.3m in width and 4.5m in depth. 
The extension would have a dual pitched roof and be finished in render to the sides and 
cladding to the rear, with triple-pane windows to either side and a door to the rear.  
 
The extension is of an appropriate design and scale to the existing dwelling and plot.  
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The proposed boundary fence would be closed boarded at 2.15m in height, extending along 
the rear boundary before turning toward the dwelling’s proposed extension. Such fencing is 
considered appropriate to a residential dwelling, and it is further noted that it would be only 
0.15m over fencing which would otherwise be allowed by permitted development.  
 
The patio area, for which permission is sought retrospectively, is attached to the side of the 
garage/store building, between the garage/store and the dwellinghouse. The patio area is at 
a height of approx. 0.3m and has a footprint of approx. 26.3 square metres. The patio is edged 
in a dark grey brick, with a slate-coloured infill. Whilst such a patio area would typically be 
attached to the dwellinghouse, rather than an outbuilding, its presence is not detrimental to 
the character of the site such that would warrant a refusal of this application. It is further noted 
that patio areas can often be permitted development. The Permitted Development Rights for 
Householders: Technical Guidance clarifies that a platform is not considered a raised platform 
up to a height of 0.3m, meaning that permission would only be required when they exceed this 
height.  
 
Taken as a whole, the development would not significantly impact the character and 
appearance of the dwelling as a whole and would accord with the requirements of Policies 
LP18, LP21 and LP41 of the Local Plan and Policy DP3 of the NPPF.  
 
Impact on Neighbour Amenity: 
 
Policy LP21 of the Local Plan requires development to be assessed against their impact on 
neighbour amenity and the amenity of their occupants. Policy P3 of the NPPF is consistent 
with the requirements of the Local Plan.  
 
The gable end window above the garage door would be fitted with obscure glazing. Whilst 
previously a condition had been attached at the request of the committee requiring this window 
be blocked up prior to the first use of the garage/store. This has not yet been undertaken.  
 
The window would contribute to the provision of adequate natural light for the occupiers of the 
annexe, whilst obscured glazing would mitigate potential impacts on neighbour amenity as a 
result of overlooking.  
 
A condition is recommended requiring the obscure glazing be fitted prior to first occupation/use 
of the annexe. 
 
The window to the rear of the garage/store at ground floor level would be fitted with obscure 
glazing (as conditioned under the previous approval). This window would serve a toilet/shower 
room, and its obscuring will be conditioned. The window would therefore not result in adverse 
impacts on neighbour amenity or the amenity of future occupiers.  
 
The proposed rooflights: Previously, a single rooflight was permitted to serve the storage area 
above the garage. As this application relates to an annexe, concern was raised around the 
provision of adequate natural light to the occupiers, as required by Policy P3 of the NPPF. 
Following these comments, an additional rooflight is proposed, resulting in two rooflights facing 
to the southwest. There would be an element of overlooking from these rooflights toward the 
southwest, however toward no.19 Ryston Close this would be at an oblique angle. A further 
element of overlooking would occur toward 18 Ryston Close, but this mitigation is present in 
the form of the boundary treatment (approx. 1.8m hedge and the proposed 2.15m closed 
boarded fence).   
 
The proposed rear extension would not lead to adverse impacts on neighbour amenity owing 
to its limited scale and siting in relation to neighbouring properties and the path of the sun. 
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Given the windows of this extension would be at ground floor level it is not considered that the 
proposal would result in adverse overlooking impacts.  
 
The proposed boundary fencing is sufficient as to mitigate potential overlooking from the 
raised patio area toward no.19 Ryston Close. The fencing would be a height of approx. 2.15m 
and as such is not considered to be overbearing. Given the path of the sun, the majority of the 
shadow of the fencing would be cast into the host property’s garden, except in the early 
morning and late evening. It is further noted that part of the shadow of the fencing would be 
within the shadow of the existing hedge. Additionally, the proposed fencing is only 0.15m 
above that which would be allowed under permitted development rights.  
 
The patio area: Whilst this patio area is close to the boundary with properties along Ryston 
Close, it must be acknowledged that seating and barbecue facilities (which were on the patio 
area at the time of the Officer’s site visit) could generally be placed anywhere in the property’s 
curtilage. Given the relatively shallow depth of the site, the impact of having a fixed point here 
is not materially greater than the impact which would arise from such facilities elsewhere in 
the garden of the host dwelling, as such facilities could be sited anywhere. Whilst at current 
there is a degree of overlooking from the patio toward properties to the south, particularly 
when standing, this would be mitigated by the proposed fencing. It is recommended that a 
condition be attached requiring the installation of the fencing to be carried out within a two 
month time limit, to eliminate the element of overlooking which is currently occurring.   
 
Taken as a whole, the proposal would not pose adverse impacts on neighbour amenity, in 
accordance with the requirements of Policy LP21 of the Local Plan and Policy P3 of the NPPF.  
 
Other Matters requiring consideration prior to the determination of the application:  
 
Climate Change:  
 
Policy LP06 requires that development be located sustainably, conserve energy and take 
advantage of opportunities to re-use existing buildings. This approach is supported by Policies 
CC2 and CC3 of the NPPF. 
 
The proposal would make use of an existing building, rather than requiring a completely new 
construction. However, as the proposal for the garage/store was only recently approved, and 
has not yet been fully completed, this should not be assigned weight in the determination of 
this application.  
 
The development would be well located within an existing settlement, which itself provides 
sustainable transport options and services, reducing the need to travel by private motor 
vehicle. It is further noted that the site is located within Flood Zone 1.  
 
The extension to the main dwelling would also be to a modern building standard.  
 
Taking a proportionate approach, with regard to the scale and type of development as required 
by Policy DM3 of the NPPF, the proposal is considered to accord with the requirements of 
Policy LP06 of the Local Plan and Policies CC2 and CC3 of the NPPF.  
 
Highway Impacts: 
 
Policy LP14 of the Local Plan states that for developments other than new dwellings, parking 
provision will be negotiated having regard to the current parking standards published by 
Norfolk County Council.  
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Policy TR4 of the NPPF requires that transport considerations be integral to the design of a 
development, giving priority to walking and cycling and providing a suitable number of parking 
spaces.  
 
Norfolk County Council Parking Guidelines state that a two- or three-bedroom dwelling is 
required to provide at least two parking spaces.  
 
It should be noted that the proposed plans show alterations to the main dwellinghouse already 
approved under application 25/01624/F, which remains extant, but have not yet been carried 
out. These alterations include the conversion of an existing attached garage to a bedroom and 
dresser/walk in wardrobe. The loss of the garage shown on the plans is therefore already 
approved and effectively does not account for a loss of parking in the determination of this 
application.  
 
The garage space retained under this proposal would measure approx. 6.3m wide and have 
a depth of 6m. This is below the NCC Parking Guidelines threshold to be considered a garage 
providing a parking space, which requires a width of 3m and a depth of 7m.  
 
The dwelling as-existing has three bedrooms. With the alterations already approved under 
application 25/01624/F, the dwelling would have two bedrooms, plus an annexe. The addition 
of an annexe would therefore not result in an a materially different parking demand and would 
not alter the requirement under the Norfolk County Council Parking Guidelines for two parking 
spaces or put a materially increased strain upon the highway. Regardless, it is apparent that 
the required two vehicles could reasonably be parked at the front of the dwelling.  
 
The proposal therefore accords with Policy LP14 of the Local Plan and Policy TR4 of the 
NPPF.  
 
Flood Risk:  
 
The site is located within Flood Zone 1 and the sleeping accommodation of the annexe would 
be located at an upper floor level.  
 
Specific comments or issues:  
 
Comments which have not been addressed throughout this report and raise material planning 
considerations are addressed below:  
 
* If the building were to be used as an Air B and B or similar, the impact would not be materially 
different to its use as an annexe, given the limited space within the building, and 
* This is an application for an annexe, not a new separate dwelling. 
 
 
CONCLUSION: 
 
This proposal is for the conversion of first floor area of existing garage/store to an annex, with 
a single-story rear extension to an existing dwelling, new boundary treatment and the retention 
of a patio area. 
 
Whilst permission is sought retrospectively for the patio area it must be acknowledged that it 
is extremely close to, if not within, the provisions allowed by permitted development rights. 
There is no evidence to suggest that the applicant would have been aware that permission 
may be required for this patio area prior to the Officer’s site visit and there is no evidence of 
intention. As such, no weight should be assigned to Policy DM8 of the NPPF.  
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The measures to mitigate against the potential amenity impacts of the proposal, namely the 
obscure glazing to be fitted to the upper gable and ground floor rear window, as well as the 
proposed fencing, are sufficient as to prevent the impact of the proposal being adverse, and 
the design of the proposal is acceptable.  
 
The proposal would accord with Policies LP06, LP14, LP18, LP21, LP37 and LP41 of the 
Local Plan and Policies DP3, CC2, CC3, TR4 and S4 of the NPPF. There are no other material 
considerations to outweigh the compliance with the above policies and the development 
should be approved without delay.  
 
It is therefore recommended that the application be approved subject to the implementation of 
the following conditions: 
 
 
RECOMMENDATION: 
 
APPROVE subject to the imposition of the following condition(s): 
 
1 Condition: The development hereby permitted shall be carried out in accordance with 

the following approved plans drawing nos:  
 

Location Plan shown on drawing 7281/PL01, 
With the exception of the Proposed Site Plan, drawing 7281/PL02: Proposed Elevations, 
Floor Plan and Roof Plan of Dwelling, and  
7281/PL04-A: Proposed Elevations, Section, Floor Plans and Roof Plan of Garage and 
Proposed Site Plan.  
 

1 Reason: For the avoidance of doubt and in the interests of proper planning. 
 
2 Condition: The annexe hereby approved shall remain in the same ownership as, and be 

occupied in conjunction with, the principal dwelling at all times sharing the same access, 
garden and parking of the principal dwelling and shall at no time be subdivided by 
fences, walls or other means of enclosure, or let or used as an independent unit of 
residential accommodation. 

 
2         Reason: To ensure that the annexe remains in use in conjunction with the main dwelling, 

in accordance with Policy LP37 of the Local Plan. 
 
3       Condition: The proposed fencing shown on drawing 7281/PL04-A shall be installed within              

two months of the date of this permission. 
 
3 Reason: In the interests of neighbour amenity, in accordance with the requirements of 

Policy P3 of the NPPF and Policy LP21 of the Local Plan. 
 
4 Condition: Prior to first use of the annexe hereby permitted, obscure glazing shall be 

fitted to the ground floor rear window and front upper gable window of the garage, as 
shown on drawing 7281/PL04-A. 

 
4 Reason: In the interests of neighbour amenity, in accordance with the requirements of 

Policy LP21 of the Local Plan and Policy P3 of the NPPF. 
 
 
 

59



Planning Committee  -  5 October 2026

07/09/2026

APPLICATIONS DETERMINED UNDER DELEGATED POWERS 05/10/2026

PURPOSE OF REPORT

RECOMMENDATION

That the reports be noted

Number of decisions issued between 26 August 2026 and 22 September 2026.

Approved Refused

Major 0 0 0 0 - 60% 0 0

Minor 0 0 0 0 - 80% 0 0

Other 0 0 0 0 - 80% 0 0

Total 0 0 0 0 0 0 0

Planning Committee made - of the - decisions

Previous Committee:

Upcoming Committee:

ApprovedTotal

(1) To inform Members of the number of decisions issued between the production of the 7 September 2026 Planning Committee Agenda and the 5 
October 2026 agenda. There were 0 total decisions issued with 0 issued under delegated powers and 0 decided by the Planning Committee.

(2) To inform Members of those applications which have been determined under the officer delegation scheme since your last meeting. These decisions 
are made in accordance with the Authority's powers contained in the Town and Country Planning Act 1990 and have no financial implications.

(3) This report does not include the following applications - Prior Notifications, Discharge of Conditions, Pre Applications, County Matters, TPO and 
Works to Trees in a Conservation Area.

(4) Major applications are assessed against a national target of 60%. Failure to meet this target could result in applications being dealt with by Pins who 
will also receive any associated planning fee.

Planning Committee 
DecisionNational 

Target
Performance %

Under 13 
Weeks

Under 8 WeeksRefused

60

A
genda Item

 10
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