
 
       www.broadland.gov.uk        

 

  
 

Application Number 
20180421 

 
 
Edgeplan Ltd   

FAO: Steve Edgeller 
Barnett House 
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Date Of Decision :  08 May 2018 
Development : Demolition of Garage/Depot & Erection of Convenience Store (A1 

Use) with Associated Parking & First Floor Staff & Storage Areas 
(Revised Scheme) 

Location :  Reepham Motors, 31 School Road, Reepham, NR10 4JP 
Applicant :  Northhold Group 
Application Type: Full Planning 
 
Town & Country Planning Act 1990 
 
The Council in pursuance of powers under this Act REFUSES PLANNING PERMISSION 
for the development referred to above for the following reasons:- 
 
This application has been considered against the Development Plan for the area, this 
being the Joint Core Strategy (JCS) for Broadland, Norwich and South Norfolk (2011) as 
amended (2014) and The Development Management DPD (2015).  Other material 
considerations include The National Planning Policy Framework (NPPF) (2012), The 
Planning Practice Guidance (2014) and the Planning (Listed Buildings and Conservation 
Areas) Act 1990. 
 
The policies particularly relevant to the determination of this application are Policies 1, 2, 5 
and 14 of the JCS and Policies GC1, GC2, GC4, EN2, EN4, TS3, TS4 and CSU1 of the 
Development Management DPD. 
 
The application seeks full planning permission for the demolition of a garage/depot and the 
erection of a convenience store (A1 use) with first floor staff and storage areas and 
associated parking.  The application is a revised scheme following application 20171974, 
which was withdrawn following concerns raised from the Local Planning Authority. 
 
The application only proposes for six parking spaces to be provided at the site which, even 
allowing for the adjacent town centre location, is considered to be insufficient.  The lack of 
parking at the site is likely to lead to further pressure on parking in the centre of Reepham 
which is already limited.  At least two of the six parking spaces which have been provided 
are also of an insufficient size which would result in cars overhanging the highway 
carriageway whilst the parking spaces would also have restricted visibility due to the 
proximity of third party boundary treatments. 
 
Vehicles using the car park would be required to either reverse to, or from, the parking 
area, across the pavement and into the carriageway of School Road which is a busy road.  
The site is also close to a junction, opposite a Fire Station with two schools in close 



proximity to the south of the site.  Furthermore there is a lack of dedicated delivery area for 
HGV/large vehicles.  The plans show the delivery vehicle having to use all six parking 
spaces whilst unloading which would mean that there are no spaces available for 
customers during these times.  The site has no continuous near-side footway provision to 
the centre of Reepham or to the south.  Pedestrians in accessing the proposal would 
therefore either have to walk in the carriageway of School Road or have to cross (and re-
cross) this busy road. 
 
In commenting on the previous 20171974 application the Highway Authority objected to 
the application stating that 'the proposal will intensify the vehicular use of the site 
significantly; this without providing adequate on-site parking or servicing facilities resulting 
in parking and manoeuvring, at an unacceptable location, on the busy School Road and 
without having satisfactory pedestrian links.'  The Highway Authority has stated that the 
same issues remain in the case of this present application.  Overall it is therefore 
considered that the application will have a detrimental impact upon highway safety and 
does not provide adequate on-site vehicular parking contrary to Policies TS3 and TS4 of 
the Development Management DPD. 
 
The convenience store is proposed to be set back from the current building line and its 
scale and mass is considered to be excessive for this tight plot.  The fenestration proposed 
doesn't complement the adjoining buildings and the proposal is not considered to accord 
with the established character and appearance of the street scene.  The site is located 
within the Reepham Conservation area and is within close proximity to a number of nearby 
listed buildings.  Regard therefore has to be given to sections 66(1) and 72(1) of the 
Planning (Listed Buildings and Conservation Areas) Act.  The Council's Historic 
Environment Officer has stated that 'the proposals scale, mass and appearance in the 
street scene would have a negative impact upon the character and appearance of the 
conservation area'.  They have also added that 'the impact on the settings of nearby listed 
buildings would also be adversely affected.  This would cause harm to the significance of 
the buildings which would not be offset by public benefit.'  Overall it is therefore considered 
that the design, scale and appearance of the proposal is unacceptable and the application 
will fail to accord with Policies 1 and 2 of the JCS, Policies GC4 and EN2 of the 
Development Management DPD and sections 66(1) and 72(1) of the Planning (Listed 
Buildings and Conservation Areas) Act. 
 
The site is within an established residential area close to a number of neighbouring 
properties and the proposed opening hours of 07:00 until 23:00 means that there is likely 
to be regular traffic movements and noise and disturbance for long periods of the day.  
The external staircase on the north side of the building will be within very close proximity to 
the rooflights which serve the flats (The Old Maltings) to the north and is likely to result in 
unacceptable overlooking and disturbance to the occupiers of these properties.  Metal 
Louvres and windows are also proposed to the rear elevation which has the potential to 
result in overlooking and noise pollution for the neighbouring properties and their amenity 
space (No's 1 and 2 Nelson Cottages) to the east of the site. 
  
The building is also proposed to be higher than the existing building on the site and is on 
higher ground than the ground level of the properties to the rear.  It is considered that the 
proposal will result in a loss of light and appear dominating and overbearing for the 
neighbours to the north and east of the site.  Overall it is considered that the proposals will 
result in a significantly detrimental impact upon the amenity of neighbouring residential 
properties and would therefore fail to accord with Policy GC4 of the Development 
Management DPD. 
  
Overall it is considered that the proposals would result in a detrimental impact upon 
highway safety, the general character and appearance of the area, the Reepham 
Conservation area, the setting of several listed buildings and neighbour amenity.  The 



application therefore fails to comply with Policies 1 and 2 of the JCS and Policies GC4, 
EN2, TS3 and TS4 of the Development Management DPD.  The proposal would be 
located within the defined settlement limit for Reepham and would create further 
employment opportunities for the area; however it is not considered that these benefits 
outweigh the harms that have been stated above. 
 
The Local Planning Authority has taken a proactive and positive approach to decision 
taking in accordance with the requirements of paragraphs 186 - 187 of the National 
Planning Policy Framework.  The Authority will, where appropriate, discuss amendments 
to applications to secure an acceptable form of development however it has not been 
possible to overcome the issues set out above and therefore the application has been 
refused. 
 
Signed 
 
 
 
 
 

Mr P Courtier 
Head of Planning 
Broadland District Council, Thorpe Lodge, 1 Yarmouth Road, Thorpe St Andrew, Norwich, 
NR7 0DU 
 
 
 
 



Information relating to appeals against the decision of the Local Planning 
Authority. 
 
If you are aggrieved by this decision to refuse permission for the proposed 
development or to grant it subject to conditions, then you can appeal to the Secretary 
of State under section 78 of the Town and Country Planning Act 1990. 
 
Any appeal must be made within 6 months of the date of this notice unless the 
proposed development is for minor commercial development (shop fronts and similar) 
in which case any appeal must be made within 12 weeks of the date of this notice.  
 
However if an enforcement notice has been served for the same or substantially the 
same development within the period of two years before this application was made, or 
subsequently, then the period within which an appeal can be lodged is reduced to 28 
days from the date of this decision or 28 days from the serving of the enforcement 
notice, whichever is the later.  
 
The Secretary of State can allow a longer period for giving notice of an appeal, but he 
will not normally be prepared to use this power unless there are special circumstances 
which excuse the delay in giving notice of appeal. 
 
Appeals must be made using a form which you can get from the Planning Inspectorate 
at Temple Quay House, 2 The Square, Temple Quay, Bristol BS1 6PN, Tel: 0303 444 
00 00 or via the Planning Portal at https://www.gov.uk/appeal-planning-inspectorate 

 
The Secretary of State need not consider an appeal if it seems to him that the local 
planning authority could not have granted planning permission for the proposed 
development or could not have granted it without the conditions they imposed, having 
regard to the statutory requirements, to the provisions of any development order and to 
any directions given under a development order. 
 
In practice, the Secretary of State does not refuse to consider appeals solely because 
the local planning authority based their decision on a direction given by him. 

 
Purchase Notices 
 
If either the local planning authority or the Secretary of State refuses permission to 
develop land or grants it subject to conditions, the owner may claim that he can neither 
put the land to a reasonably beneficial use in its existing state nor render the land 
capable of a reasonably beneficial use by the carrying out of any development which 
has been or would be permitted. 
 
In these circumstances, the owner may serve a purchase notice on the District Council 
in whose area the land is situated. This notice will require the Council to purchase his 
interest in the land in accordance with the provisions of Part VI of the Town and 
Country Planning Act 1990. 

https://www.gov.uk/appeal-planning-inspectorate

