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Summary – This report concerns proposals to redevelop the existing Snetterton 
Sunday Market site.  The proposal raises issues relating to planning policy and 
impacts on the character and appearance of the area.  It is recommended that 
planning permission is granted, subject to conditions and a legal agreement. 

 
1.   INTRODUCTION 
This report concerns two applications for the redevelopment of the Snetterton 
Sunday Market site (known as Snetterton Park).  As a whole, the proposed 
developments would effectively replace the existing outdoor market. 
 
Firstly, full planning permission is sought for the development of a Model & Toy Expo 
(5,700 sq.m), a tank museum (2,400 sq.m), a garden centre (2,300 sq.m) and a 
covered market (2,375 sq.m).   The Model & Toy Expo would compromise two linked 
exhibition halls housing large displays from major toy manufacturers, and is intended 
to provide a visitor attraction for families, collectors and enthusiasts, as well as 
facilities for trade events and product launches.  The Expo would include ancillary 
retail areas, a café and an outdoor play area.  The proposed Expo uses are similar to 
those carried out in the established model shop, albeit on a different scale.   
 
The proposed tank museum would be operated by the East England Military 
Museum, a registered charity, and would include indoor and outdoor displays of 
extensive collections of military vehicles and equipment.  Much of the Museum’s 
collection has been stored temporarily on the application site, following its relocation 
from its original base in Suffolk last year.   
 
The proposed garden centre would be accommodated in new buildings located 
adjacent to existing retail and cafeteria buildings forming part of the Sunday Market.   
Two new buildings are also proposed to form an enclosed market to replace the 
existing outdoor market operation.  
 
The second application seeks outline permission for the development of 4 B1 
business units (5,757 sq.m) on other parcels of land which form part of the market 
site. The outline application was submitted in 2007, but has been held in abeyance 
pending the submission of comprehensive proposals for the remainder of the market 
site.  The application has recently been amended to take account of the larger 
proposals, and previously proposed car sales dealerships have been deleted.   
 
The applications are supported by a number of technical reports, including a Design 
& Access Statement, Planning Report, Transport Assessment, Travel Plan, Flood 
Risk Assessment, Ecological/Protected Species Report, Sustainable Energy 



Appraisal and a Contamination Desk Study.  A section 106 legal agreement has 
been drafted which provides for the phased clearance of the site and cessation of the 
existing outdoor market use.    
 
The application site is located at Snetterton Heath, between the A11 trunk road and 
the Snetterton Motor Racing Circuit.  The market site extends in total to over 28 
hectares, and includes space for up to 300 market stalls, various permanent 
buildings (model shop/café/restaurant/retail units/toilets), several residential caravans 
and extensive parking areas (for approximately 3,000 cars).   
 
2.  KEY DECISION 
This is not a key decision.   
 
3.  COUNCIL PRIORITIES 
The following Council priorities are relevant to this report: 

• A safe and healthy environment 

• A well planned place to live and work 
 
4. CONSULTATIONS 
Snetterton Parish Council has made a number of detailed comments on the 
proposals.   
 
Quidenham Parish Council supports the planning application, observing that the 
scheme would provide a major leisure/tourism attraction for the area. 
 
The Highway Authority has requested a number of detailed to the layout and design 
of access roads and parking areas. 
 
The Highways Agency has raised no objection to the applications. 
 
The East of England Regional Assembly has indicated that the application is in 
general conformity with the East of England Plan. 
 
Norfolk Landscape Archaeology has raised no objection to the application. 
 
The Environment Agency has raised no objection to the applications subject to 
conditions relating to foul/surface water drainage and nature conservation measures. 
 
Natural England has raised no objection to the application subject to the mitigation 
measures proposed in the submitted Ecological Report. 
 
Norfolk Police have raised no objection to the application, noting that attention has 
been paid to designing out crime.  
 
The Tree & Countryside Officer has raised no objection to the application subject to 
the mitigation measures proposed in the submitted Ecological Report. 
 
The Senior Planning Policy Officer has raised objections to the application on the 
grounds that elements of the scheme would conflict with planning policies on retail 
and tourism development.  Particular concerns are raised about the potential impact 
of proposed retail activities on nearby centres.   
 
The Council’s Environmental Health Officer has raised no objection to the 
application. 
 



The Council’s Contaminated Land Officer has requested further information.   
 
Objections were raised to the outline application for business units at the time of its 
original submission on grounds of conflict with policy, insufficient supporting 
information and inadequate access.  At the time of writing, no further comments have 
been received from third parties. 
 
5.  POLICY 
Relevant national planning policy can be found in PPS 1 ‘Delivering Sustainable 
Development’, PPS 4 ‘Planning for Sustainable Economic Growth’, PPS 9 
‘Biodiversity and Geological Conservation’, and PPG 13 ‘Transport’.   
 
At a local level, the following policies contained in the Core Strategy & Development 
Control Policies DPD are relevant: CP3 (Employment), CP10 (Natural Environment) 
CP11 (Protection of Landscapes) DC6 (General Employment Areas), DC7 
(Employment Development Outside General Employment Areas), Policy DC8 
(Tourism Related Development), Policy DC9 (Town Centre Uses), Policy DC14 
(Energy Efficiency) and Policy DC16 (Design). 
 
6.  ASSESSMENT 
The principal issues raised by the applications relate to planning policy matters and 
the impact of the development on the character of the surrounding area.   
 
Planning policy 
Snetterton Heath has for some considerable time been identified as strategic location 
for employment development, related principally warehousing/distribution and 
advanced engineering associated with the motor racing circuit.  This was reflected in 
previous Local Plan policies and the saved Snetterton Heath Employment Area land 
allocation.  The promotion of business opportunities along the A11 corridor continues 
to a major plank of planning policy for employment.  As well as significant allocations 
at Thetford and Attleborough, the Council’s Core Strategy proposes the allocation of 
around 20 hectares of additional employment land at Snetterton, the detail of which is 
to be determined through the Attleborough and Snetterton Area Action Plan.   
 
The proposed development comprises a mixture of retail, leisure/tourism, and 
employment uses. A number of different strands of policy are therefore relevant here.  
Whilst parts of the application sites fall within the defined Snetterton Heath 
Employment Area, as saved from the previous Local Plan, the majority of the land is 
not currently allocated for development.  Ahead of any further designations through 
the LDF, the proposals therefore fall to be considered principally against policies 
which deal with development outside built up areas and designated employment 
sites.   
 
Local and national policies relating to tourism and business uses in rural areas seek 
generally to balance the potential economic benefits of new development against the 
environmental and sustainability constraints associated with development outside 
established settlements.  To this end, development is only permitted where certain 
criteria are addressed including expansion of existing enterprises, need for 
development, environmental impact, transport.   
 
The proposed Model & Toy Expo and Tank Museum would comprise the largest 
elements of the proposal.  The concepts behind both uses have developed in out of 
existing uses at the site and in response to calls to improve the image of the site. The 
Model & Toy Expo is essentially an expansion (albeit a significant one) of the existing 
Model Shop, which has developed into a successful retail and internet business 



based on its specialist nature and large display areas.  Both the Tank Museum and 
the Expo (which would contain a permanent display relating to the USAAF 96th Bomb 
Group) would build on the WWII heritage of former Snetterton Airfield.  It is generally 
accepted that visitor attractions benefit from close linkages with other similar 
activities, and to this extent the Expo, Museum and Circuit can be seen as 
complementary uses, particularly given that the Expo is likely to feature significant 
motor sport and military related toy and model displays.  On a practical level, both 
uses require relatively large sites and good access to the principal road network, both 
of which are available at Snetterton.  It is considered that, taken in combination, 
these factors provide a reasonable justification for the location of the development in 
policy terms.   As set out below, the proposals would not adversely affect the 
character of the surrounding rural landscapes or result in traffic problems.   
 
Retail development is proposed in form of garden centre and indoor market.  Both 
national and local policies generally seek to direct retail developments to town 
centres and to limit out of town retailing where this would adversely affect viability of 
existing centres.  The retail elements of the proposed development therefore require 
special justification and close consideration.  In support of proposals applicant refers 
to a number of factors.  These include:  
i. the overall reduction proposed in retail space (from around 9,550m2 to 

5,150m2 (although the existing limited to weekends/bank holidays)),  
ii. the general lack of suitable sites for a garden centre within town centres,   
iii. the effects of disaggregating elements of the proposed retail offer on the 

business model on which the overall proposals are based,  
iv. the fact that existing Sunday market includes already sales areas for plants, 

garden tools, garden buildings and other related items, and  
v. the potential with linked trips with the Expo and Tank Museum strengthening 

the overall attraction of the development to visitors.   
Whilst the evidence presented in support of the scheme falls short of a full retail 
impact or sequential site assessment, the established retail use of site as a Sunday 
market is clearly a factor which should be given significant weight in the 
consideration of proposals against policy.  Provided that the proposed retail uses 
contained within the proposed garden centre and enclosed markets are carefully 
controlled and limited by planning condition, it is considered that the development 
would not be likely to result in significant harm to nearby town centres.  It is also 
considered that the benefits of securing the comprehensive redevelopment of the 
site, both in terms of making productive use of site and in removing a potential 
obstacle to future investment, are such that wider objectives of planning policy would 
generally be assisted by the proposals.    
 
Three of the four proposed B1 business units would fall just outside the currently 
defined Employment Area.  To that extent the developments would conflict with 
policy.  However, all of the units would occupy prominent sites adjacent to the A11 or 
the entrances to the market and circuit, where appropriate development offers an 
opportunity to enhance significantly the appearance of the area and act as a catalyst 
for further employment development.  It is considered that this element of the 
proposals would therefore be considered with the wider aims of policy to encourage 
the development of Snetterton Heath as a strategic employment area.   
 
Core Strategy Policy DC14 requires new major developments to secure at least 10% 
of their energy requirements from on-site renewables.  The Energy & Sustainability 
Appraisal submitted in support of the proposal identifies a number of technologies 
that could be employed including biomass heating, ground and air source heat 
systems, solar and wind energy.  These would be subject further appraisal and 
agreement through a planning condition.  Other features of sustainable construction 



proposed include the use of extensive green roofs to the garden centre, low energy 
lighting, sustainable drainage, highly insulated buildings, and use of mechanical 
ventilation rather than air conditioning.   
 
Local character/amenity 
The Snetterton Heath Employment Area occupies a relatively elevated position set 
within a gently undulating rural landscape.  The site falls within the Snetterton Heath 
Plateau landscape area as defined in the Breckland Landscape Character 
Assessment, key characteristics of which include strong sense of openness, large 
scale arable fields, with the generally flat and elevated terrain providing long distance 
panoramic views and prominent skylines.  The proposed development would not 
generally be prominent in long or medium distance views, due to the surrounding 
landform, existing development and established landscaping/bunding adjacent to the 
A11 and the Circuit.   
 
The proposed development would, however, be prominent in some near views, with 
parts of the scheme occupying prominent ‘gateway’ locations on the edge of the 
employment area.  The proposals present an opportunity to enhance significantly the 
appearance of the area by removing existing unsightly buildings and ephemera 
associated with the market.   Considerable attention focussed on design of new 
buildings with aim of creating distinctive and high quality architecture.  It is 
considered that this aim has been successfully achieved.  The proposed buildings 
would be of contemporary design, using a simple industrial aesthetic which reflects 
the character of the area.  Visual interest would be created by the use of a variety of 
cladding materials, exposed structural elements, variations in roof levels, and 
sculptural entrance features and canopies.  The overall form and layout of the 
development would reflect that proposed indicatively for the adjacent Snetterton 
Circuit Business Park.   
 
There are few residential properties in the immediate vicinity of the site.  It is not 
considered that levels of general activity or traffic likely to be generated by the 
development would have any noticeable effect on local amenity given the scale and 
nature of existing uses.   
 
Other matters 
In relation to transport matters, it should be noted that objections have not been 
raised by either the NCC Highways or the Highways Agency.  The existing use of the 
site as a Sunday market has capacity to generate high volumes of traffic, and this 
provides starting point for any assessment of traffic effects of the proposed 
redevelopment.  Whilst the proposals are also likely to generate significant volumes 
of traffic, it is considered that the Snetterton A11 interchange, which provides direct 
access to the site, has sufficient capacity to cater for anticipated traffic levels.  The 
nature of the proposed uses is such that concentration of traffic flows associated with 
the existing use would be lessened.     
 
7.  RECOMMENDATION   
It is recommended that planning permission is granted for the proposed Model & Toy 
Expo, Tank Museum, garden centre, enclosed market subject to conditions and the 
completion of the proposed legal agreement.  It is also recommended that outline 
planning permission s granted from the proposed B1 business units.  Recommended 
conditions would include the following: external materials, landscaping, ecological 
mitigation, access and parking, site investigations, drainage, construction 
management, floorspace and use limitations, sustainable construction, external 
lighting and travel plan. 


