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Schedule of Planning Applications       Committee Date: 7 February 2018 
 
Reference: 06/17/0387/F 

Parish: Filby 
 Officer: Mr G Clarke 

        Expiry Date: 09-02-2018 
Applicant: Charles Wharton Limited 
 
Proposal: Demolition of redundant cattle building and erection of three poultry 

buildings and manager’s dwelling 
 
Site:  Manor Farm 
  Filby 
 
 
REPORT 
 
1 Background / History :- 
 
1.1 The planning application, as originally submitted, was for the demolition of a 

redundant cattle building that stands within agricultural land to the south of Filby 
Church and its replacement with three poultry sheds and a manager’s house 
with vehicular access from Church Lane.  Following objections from local 
residents and Highways the application was amended by siting the poultry 
buildings and house in a field to the south of the cattle shed and the creation of 
a new farm road across the fields to the east with access onto Mautby Lane 
and this is the proposal that is now before the committee. 

 
1.2 The application site is surrounded by fields on all sides, there is a bridleway to 

the west of the site that runs between Church Lane to the north and Mill Road 
to the south.  The bridleway also links with other nearby footpaths to the east 
and west.  Filby church is on slightly higher ground just over 300 metres to the 
north of the site, there are mature trees surrounding the church and only the 
tower is visible from the site.  The nearest dwellings are on Church Lane to the 
north of the church with the closest property to the poultry buildings being 
approximately 350 metres from the northern boundary of the site.  The new 
access road will run along existing field boundaries and will be approximately 
170 metres from the nearest dwellings to the north on Poplar Drive and Grange 
Farm Close.  The road will join Mautby Lane in an area where there is an 
existing field access, there is a pair of semi-detached houses on the opposite 
side of the road to the access (3 & 4 Mautby Lane).  The occupiers of these 
dwellings were consulted on the revised proposal, no response was received 
from no. 4, the occupiers of no. 3 responded to say that they had no objection 
to the application but could consideration be given to reducing the speed limit 
on the road. 
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2 Consultations :- 
 
2.1 Highways - As you will be aware there is presently a right of access to the 

applicant's land off Church Lane which is a matter of fact and taking that into 
account, the Highway Authority's objections to the initial proposals were on the 
grounds of intensification of use of the junction with Main Road, limited visibility 
at the said junction and suitability of Church Lane with respect to any 
intensification of use.  I have reviewed the traffic figures put forward and I have 
no further comment in respect of the information supplied.  The revised access 
route certainly addresses the Highway Authority's concerns in terms of the 
traffic/highway safety impact in respect to this application and I have noted that 
the manager's dwelling is also accessed off the proposed access road with no 
direct vehicular link onto Church Lane.  Whilst not shown I would have no 
objection to a pedestrian and cycle link onto Church Lane as this would 
encourage sustainable trips to local services within the village. 

 
The Highway Authority appreciates the cost implication to the applicant in 
addressing their concerns and certainly the revised access provides significant 
benefits in highway terms over the original submission.  I am also minded that 
longer term it may also provide benefits to the applicant in terms of access to 
his existing holdings. 

 
It is noted that the access track is proposed at 4.0m wide, however, I would 
request this is widened to 5.0m at the proposed access with Mautby Lane at 
least for the first 15m from the highway to ensure sufficient width for vehicle to 
pass.  It is noted that the drawings are annotated 'to be built to NCC 
specification' and I am therefore prepared to deal with this by condition if 
acceptable to the LPA. 

 
Therefore subject to conditions and an informative note Highways has no 
objections to the revised proposal. 

 
2.2 Parish Council – Objects on the following grounds: 
 

i) These very large buildings where there is no proposed screening will be 
visually intrusive in an environmentally sensitive area.  This proposed 
development in an area of high landscape value appears to conflict with 
Local Plan Policies, especially in relation to the nearby church and 
surrounding views. 

ii) The proposal which will include the smells and noise activities from poultry 
waste is unacceptable in this location and will have a detrimental 
environment effect especially if it is stored on site.  The NFU rules 
governing these types of buildings state that they should be located at 
least 400 metres from residential dwellings but in this case the three 
poultry houses are only 220 metres from the nearest dwelling. 

iii) In addition there is concern at the relative proximity to residential buildings 
and the impact of an unacceptable increase in heavy articulated traffic on 
Church Lane which is positively sub-standard in width and construction, 
this together with the increase in slowing, stopping and turning 
movements on the main road generated from the managers dwelling will 
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be detrimental to the free flow of traffic on the adjacent busy main road 
where visibility existing Church Lane is extremely dangerous to the east of 
the junction.  To avoid this activity a gated access to the site from Church 
Lane should be incorporated into any future plans. 

iv) The proposed new access from Mautby Lane is substandard in 
construction to cater for the heavy articulated vehicles using it as access 
to the site and it would also inevitability result in the access being a ‘rat 
run’ to the well known unsavoury users of the church car park. 

v) The manager’s 2-storey dwelling with access from the new access road 
would be better constructed as a single storey dwelling to avoid interfering 
with the unspoilt views from both Church Lane and the Main Road. 

 
2.3 Environment Agency - This is an application for three poultry units containing 

7,000 birds each.  We are a statutory consultee for intensive farming, defined 
as development of intensive animal farming (such as pig or poultry) that may 
require an Environmental Permit.  An environmental permit is required for the 
development of or expanding of an existing facility with more than 750 sows or 
2,000 production pigs over 30kg or 40,000 poultry.  As the total number of 
poultry on site will be 21,000, this development does not require an 
environmental permit, so we will not be providing a formal response.  If the 
development is expanded in the future to exceed 40,000 birds, we should then 
be consulted. 

 
2.4 Strategic Planning - The proposal seeks the demolition of a redundant cattle 

building and the erection of three poultry buildings containing a maximum of 
21,000 birds and a 3 bed on-site managers dwelling. 

 
The site is related to, but outside of, the village of Filby.  Filby has been 
designated as a Secondary Village in the Core Strategy settlement hierarchy.  
Policy CS2 indicates that approximately 5% of new housing development 
should take place in the Secondary and Tertiary villages.  Policy CS3 sets out 
the Borough’s housing provision for the plan period as at least 7,140 new 
homes, supporting those areas with the most capacity to accommodate new 
homes in accordance with policy CS2.  

 
The applicant makes a case for onsite accommodation and we would support 
this in line with Policy CS6 part i) which supports the provision of development 
essential to sustain the rural workforce, including agricultural workers’ 
dwellings.  Policy CS6 Supporting the Local Economy, primarily applies to 
urban areas, but recognises the need to address the Boroughs economic 
needs as a whole.  As such, small scale employment proposals that seek to 
strengthen the rural economy will be encouraged and supported in principle in 
accordance with other national and local policies. 

 
Policy CS10 seeks to safeguard local heritage assets.  Approximately 82m 
north of the site of the proposed poultry sheds is Filby Church of All saints 
which is a Grade II* listed building with surrounding designated Open Amenity 
Space.  It should be noted that the setting is equally as important as the 
heritage asset itself.  The applicant must consider how any impacts will be 
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accounted for and how this will impact the building and the community.  A 
public right of way also runs to the east of the site.  

 
Policy CS11 seeks to enhance the natural environment and to safeguard and 
enhance the wider landscape character of both the Borough and the Broads.  
This policy ensures that all new development takes measures to avoid or 
reduce adverse impacts on existing biodiversity and geodiversity.  The site is in 
close proximity to the Broads (situated to its west) and drainage and landscape 
impacts of this proposal must be taken into consideration and accounted for, 
and consulted by the Broads Authority and Natural England.  The potential for 
significant effects of airborne pollutants, odour and noise on existing and future 
residents must be considered. 

 
2.5 Environmental Health – When fully operational the site could potentially 

attract odour nuisance complaints from nearby residents as odours from the 
site could be carried in the prevailing winds.  It is advised that all animal waste 
including soiled animal bedding is not bulk stored on site and is transported off 
site at regular intervals for lawful disposal.  There is to be no burning of animal 
bedding or other waste generated on site unless specifically authorised by the 
Environment Agency as a permitted activity. 

 
When fully operational the business operator is advised to put in place 
measures to help prevent a flying insect infestation becoming a problem for 
nearby residents.  Such measures should include, but should not be limited to, 
larvacidal treatments to prevent adult insect development and insectidal 
applications to kill off adult insects during clean down/restocking periods.  With 
the correct measures in place flying insects should not pose a nuisance to 
nearby residential dwellings. 

 
2.6 Lead Local Flood Authority - We have reviewed the application as submitted 

and note that no Drainage Strategy report has been submitted relating to the 
drainage scheme for the proposed site.  There is currently no available 
information to demonstrate that surface water arising from the development 
would not result in flooding of the proposed building or by discharging it to a 
location which would lead to the increased risk of flooding elsewhere.  We 
object to this planning application in the absence of a Drainage Strategy that 
will demonstrate that surface water can be managed on the site without 
resulting in an increase in the risk of flooding elsewhere. 

 
2.7 Historic England – On the basis of the information available to date, Historic 

England do not wish to offer substantial comments on the proposals.  However, 
there is a potential here for the application proposals to have visual impact on 
the setting of the grade I listed Church of All Saints and we would suggest that 
you seek the views of your planning officers, conservation and archaeological 
advisers and take account of their views when reaching a decision. 

 
2.8 Residents – 30 objections have been received to the revised application, the 

main reasons for objection are smell, noise, effect on the landscape, traffic 
using the new access road and adverse effect on the church.  Sample copies of 
the objections are attached. 
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There are four comments with no objection to the buildings but one person 
raises concerns about drainage and another would like conditions about the 
number of birds, the access route and the site being used for breeding poultry 
only.  One letter suggests that the writer would have no objection if the building 
were to be re-sited further to the east. 

 
3 Policy :- 
 
3.2 NATIONAL PLANNING POLICY FRAMEWORK 
 

Paragraph 28. 
 

Planning policies should support economic growth in rural areas in order to 
create jobs and prosperity by taking a positive approach to sustainable new 
development. To promote a strong rural economy, local and neighbourhood 
plans should: 

●  support the sustainable growth and expansion of all types of business 
and enterprise in rural areas, both through conversion of existing 
buildings and well designed new buildings; 

● promote the development and diversification of agricultural and other 
land-based rural businesses; 

●  support sustainable rural tourism and leisure developments that benefit 
businesses in rural areas, communities and visitors, and which respect 
thecharacter of the countryside. This should include supporting the 
provision and expansion of tourist and visitor facilities in appropriate 
locations where identified needs are not met by existing facilities in rural 
service centres; 
and 

●  promote the retention and development of local services and community 
facilities in villages, such as local shops, meeting places, sports venues, 

 cultural buildings, public houses and places of worship.  
 

GREAT YARMOUTH LOCAL PLAN: CORE STRATEGY 
 
3.3 Policy CS6 – Supporting the local economy 
 

The Borough of Great Yarmouth has a diverse local economy.  It is the main 
service base in England for the offshore energy industry and has a thriving 
seasonal visitor economy.  To ensure that the conditions are right for new and 
existing businesses to thrive and grow, there is a need to continue to 
strengthen the local economy and make it less seasonally dependent.  This will 
be achieved by:  
 
a) Encouraging the redevelopment and intensification of existing employment 

sites, particularly those sites with good access by a variety of transport 
modes  

 
b) Safeguarding existing local employment areas identified in Table 10 and 

future local employment areas allocated in other Local Plan Documents for 
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employment use.  Alternative uses will only be allowed where it can be 
demonstrated that:  

 
• There is a satisfactory relationship between the proposed use and any 

pre-existing neighbouring uses, without significant detriment to the 
continuation and amenity of existing or proposed uses  

• There is no commercial interest in the re-use of the site for 
employment, demonstrated by suitable marketing at an appropriate 
price for at least 18 months  

• A sequential viability test has been applied following the unsuccessful 
marketing of the site, based on the following sequence of testing: mixed 
use of the site that incorporates an employment-generating use, then 
non-employment use  

 
c) Allocating approximately 10-15 hectares of new employment land at Beacon 

Park Extension, South Bradwell, through Policy CS18  
 
d) Exploring the potential for up to 22 hectares of land reclamation to the north 

of the Outer Harbour at South Denes  
 
e) Supporting port-related development proposals relating to the Outer Harbour 

and existing river port, in particular encouraging cargo handling and other 
port-reliant activities  

 
f) Encouraging a greater presence of higher value technology and energy-

based industries, including offshore renewable energy companies, in the 
borough  

 
g) Supporting the local visitor and retail economies in accordance with Policies 

CS7 and CS8  
 
h) Encouraging the development of small scale business units, including those 

that support the rural economy and rural diversification  
 
i)  Supporting the provision of development essential to sustain a rural 

workforce, including agricultural workers’ dwellings and rural community 
facilities  

 
j)  Minimising the potential loss of the best and most versatile agricultural land 

by ensuring that development on such land is only permitted if it can be 
demonstrated that there is an overriding sustainability benefit from the 
development and there are no realistic opportunities for accommodating the 
development elsewhere 

 
k) Supporting the delivery of high speed broadband and communications 

technology to all parts of the borough  
 
l)  Encouraging flexible working by:  
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• Allowing home-working where there is no adverse impact on residential 
amenities  

• Allowing the development of live-work units on residential and mixed-
use sites, subject to the retention of the employment element and 
safeguarding of residential amenity  

• Allowing the development of relevant ancillary facilities, such as 
childcare facilities and eateries, in local employment areas, where 
appropriate  

 
m) Improving workforce skills by:  

 
• Working with local education and skills agencies and local business 

organisations to establish training facilities to enhance workforce skills  
• Encouraging the provision of new training facilities on employment sites  

 
 

3.4 Policy CS11 – Enhancing the natural environment 
 

The Council will work with other partner authorities and agencies to improve the 
borough’s natural environment and avoid any harmful impacts of development 
on its biodiversity, geodiversity, landscape assets, priority habitats and species. 
This will be achieved by:  

 
a) Conserving and enhancing designated nature conservation sites, including 

Sites of Special Scientific Interest (SSSIs), Special Protected Areas (SPAs), 
Marine SPAs, Special Areas of Conservation (SAC), RAMSAR sites, 
National Nature Reserves, Local Nature Reserves Norfolk County Wildlife 
Sites and Norfolk County Geodiversity Sites  

 
b) Working in partnership with relevant nature conservation organisations to 

ensure that protected species, such as Little Terns, are adequately protected 
from any adverse effects of new development.  This includes the preparation 
of the Natura 2000 Sites Monitoring and Mitigation Strategy and ensuring 
assessment of development proposals in the vicinity of the colonies  

 
c) Relevant development will be required to deliver the mitigation measures 

identified in the Natura 2000 Sites Monitoring and Mitigation Strategy.  This 
document is being prepared and will secure the measures identified in the 
Habitat Regulations Assessment which are necessary to prevent adverse 
effects on European wildlife sites vulnerable to impacts from visitors  

 
d) Ensuring that the Norfolk Coast Area of Outstanding Natural Beauty (AONB), 

the Broads and their settings are protected and enhanced  
 
e) Safeguarding and where possible enhancing the borough’s wider landscape 

character, in accordance with the findings of the borough’s and the Broads 
Authority’s Landscape Character Assessment  

 
f)  Improving the borough’s ecological network and protecting habitats from 

fragmentation by working with our partners to:  
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• create coastal habitats, including those along developed stretches  
• enhance and protect the quality of the habitats, including buffering from 

adverse impacts  
 
g) Ensuring that all new development takes measures to avoid or reduce 

adverse impacts on existing biodiversity and geodiversity assets.  Where 
adverse impacts are unavoidable, suitable measures will be required to 
mitigate any adverse impacts.  Where mitigation is not possible, the Council 
will require that full compensatory provision be made  

 
h) Ensuring that all new development appropriately contributes to the creation 

of biodiversity and/or geodiversity features through the use of landscaping, 
building and construction features, sustainable drainage systems and 
geological exposures  

 
i)  Further developing public understanding of biodiversity and geodiversity and 

where appropriate, enabling greater public access to any notable biodiversity 
and/or geodiversity assets  

 
j)  Protecting and where possible enhancing the quality of the borough’s 

resources, including inland and coastal water resources and high quality 
agricultural land, in accordance with Policy CS12  

 
k) Working with developers and landowners to ensure land management 

practices protect and enhance landscapes and to restore landscapes where 
valued features and habitats have been degraded or lost 

  
l) Identifying and where appropriate reassessing the locations of strategic gaps 

to help retain the separate identity and character of settlements in close 
proximity to each other  

 
m) Identifying and where appropriate reassessing the locations of local green 

spaces to help protect open spaces that are demonstrably special to a local 
community and hold a particular local significance. 

 
4 Assessment :- 
 
4.1 The application in its revised form is for three poultry buildings and a manager’s 

house located on land to the south of the existing cattle building, each poultry 
building will have a floor area of 1,666 sq.m and will hold 7,000 birds.  The total 
floor area will be 4,998 sq.m and the maximum number of birds will be 21,000.  
The buildings will be 4.633m high to the ridge and 2.486m to the eaves, the 
existing cattle building is 6.6m to the ridge and 4.5m to the eaves with a floor 
area of 1,148 sq.m.  The floor area of the new buildings will be just over four 
times that of the cattle shed but they will be two metres lower than that building 
to the eaves and ridge.  There will be three feed hoppers to the north end of the 
buildings which measure 7.5m to the highest point.  There will be 13 ventilation 
fans set into the roofs of each shed which will project 685mm above the ridge, 
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the fans will switch on and off depending on the temperature within the 
buildings so not all of the fans will be running all of the time. 

 
4.2 The nearest dwelling to the site is on Church Lane and is 350m from the 

northern edge of the site, the church is 300m to the north, dwellings on Main 
Road, Mulberry Tree Close, Filby Close, Paddock Farm Drive and Poplar Drive 
are between 500m and 600m from the site.  The comments from Strategic 
Planning and Historic England regarding distance to the church are based on 
the original proposal for locating the units on the site of the cattle shed which is 
closer to the church. 

 
4.3 In considering whether to grant planning permission for development which 

affects a listed building or its setting, the local planning authority must have 
regard to Sections 16 and 66 of the Planning (Listed Buildings and 
Conservation Areas) Act 1990 which require the Council to have special regard 
to the desirability of features of special architectural or historic interest, 
preserving listed buildings and their settings in exercise of planning functions.  
Filby church is a Grade II* listed building and therefore the Council should 
ensure that the development dose not adversely affect the setting of the listed 
building.  The church is surrounded by mature trees and hedges so the 
proposed buildings will not be visible from the church or the graveyard, from the 
application site the church tower can be seen above the trees.  The poultry 
units will be sited to the east of the bridleway and will not be directly in line with 
the view of the church from the path to the south, the existing unsightly cattle 
building which is closer to the church will be removed as part of the 
development.  Following a meeting of the Parish Council the applicant has 
agreed to plant trees to screen the buildings from the west and south and raise 
an earth bund to the east and north.  These measures together with the 
removal of the old building will help to reduce the effect of the buildings on the 
landscape.  Taking into account the existing tree screening around the church, 
the proposed tree planting around the site and the distance from the buildings 
to the church it is unlikely that the proposal will have any adverse on the setting 
or users of the church. 

 
4.4 The major concerns of residents are the possible adverse effect of smell and 

noise from the buildings and the effect this will have on their homes and the 
village in general.  This is a legitimate concern however it should be noted that 
there are two existing poultry farms in Filby, both of which are closer to 
dwellings than the proposed site and Environmental Health have not received 
any complaints about noise or smell from these sites.  One of the sites is a 
small unit north of the Main Road opposite the Post Office where there are 17 
dwellings within 150 metres and the other is a larger unit of eight poultry 
houses on Market Lane where the nearest dwellings are approximately 260 
metres away.  The applicant has also recently built four poultry sheds in 
Stokesby of a similar design to the proposed that are 250 metres from his own 
house.  Taking into account the fact that there is no record of complaints about 
the existing units, which are of an older form of design and construction, and 
the distance to the nearest dwellings from the application site, it is unlikely that 
the units will cause any significant adverse effect by noise and smell. 
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4.5 The application site is currently accessed via a farm road off Church Lane, this 
was originally proposed to be the access to the new units but Highways 
objected to this due to the narrowness of the road and the visibility at the 
junction of Church Lane with Main Road.  The revised proposal is now to 
construct a new farm road from Mautby Lane to the east, this will be 
approximately 170 metres from the nearest dwellings to the north and will be 
separated from those dwellings by a field.  The Highways Officer has no 
objections to the new access road subject to standard conditions regarding the 
access construction and the width of the road near to the access onto Mautby 
Lane.  He has also asked for a condition limiting access to the development 
from Mautby Lane only.  Some residents have suggested that the new road will 
open up land for new housing development but this will not be the case as the 
road will not be of a standard to serve new housing and also none of the land in 
this area has been considered for development in the Local Plan. 

 
4.6 A Traffic Flow and Movement Table has been submitted with the application 

which shows that over a 45 week cycle there will be a delivery of birds in week 
1 using two articulated lorries and in week 40 the birds will be collected by the 
same amount of vehicles.  During weeks 1 to 40 there will be a weekly delivery 
of feed by articulated lorry and during weeks 7 to 40 there will be two egg 
collections per week by a smaller non-articulated lorry.  There will be other 
movements of lighter vehicles for servicing the units and cars from the 
manager’s house but apart from at the beginning and end of the 40 week cycle 
there will not be a significant number of traffic movements along the new road. 

 
4.7 The Lead Local Flood Authority (LLFA) has requested the submission of a 

Drainage Strategy that will demonstrate that surface water can be managed on 
the site without resulting in an increase in the risk of flooding elsewhere.  The 
revised application shows that surface water will be collected and directed by a 
pipe to an existing drainage ditch, the applicant has also offered to construct an 
attenuation pond to hold water away from the buildings before discharge into 
the drainage system.  This proposal has been sent to the LLFA and their 
response is awaited.  If they are not satisfied with this proposal the requirement 
for a drainage strategy can be imposed as a condition if the application is 
approved. 

 
4.8 The application also includes a manager’s house which will be sited to the north 

of the poultry buildings, a dwelling is necessary on site for security and welfare 
purposes.  The site is outside an area where dwellings would normally be 
permitted but there is an exception within the Local Plan that allows dwellings in 
rural areas where they are required for the purposes of agriculture and, if 
approved, the dwelling would be subject to an agricultural occupancy condition.  
The erection of a dwelling under these circumstances does not set a precedent 
for further dwellings in the area. 

 
4.8 Taking all of the above into account the recommendation is to approve the 

application but, as this is a controversial proposal with strong local objections, 
Members may feel that it would be appropriate to visit the Stokesby site and the 
application site before making a decision. 
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5 RECOMMENDATION :- Approve subject to the requirements of the LLFA – the 

proposal complies with the aims of Policies CS6 and CS11 of the Great 
Yarmouth Local Plan: Core Strategy and paragraph 28 of the National Planning 
Policy Framework. 

 
 Approval should be subject to conditions requiring submission of a detailed 

landscaping scheme, drainage details including the proposed pond, security 
gates, lighting and agricultural occupancy of the manager’s dwelling. 
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