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BRECKLAND COUNCIL 
 
POLICY DEVELOPMENT AND REVIEW PANEL 1 - 18 SEPTEMBER 2007 
 
REPORT OF THE OPERATIONS MANAGER - COMMERCIAL SERVICES 
(Author: Ralph Burton) 

 
SNETTERTON UTILITIES PROJECT PHASE 1 & 2 

 

Summary:  This paper provides a summary of the Snetterton Utilities Project.  Breckland 
Council has been leading on this project since October 2006. Snetterton is recognised as a key 
employment site for the District and indeed the region. Development of the site is constrained at 
present by an inadequate utility (gas and electricity) supply which falls far short of that required 
to realise the full potential of the area.  To release the employment site and achieve optimum 
commercial development, ensuring quality job opportunities in Breckland, a best value energy 
solution must be identified. 

 
1. BACKGROUND 
 
1.1 Snetterton Heath is recognised as a key employment site for Breckland Council and the County. It 

has excellent road and rail access, links to the motorsport and performance engineering sectors 
which are growing up along the A11 corridor, including the Rural Enterprise Valley (Rev) Project 
and the motor racing circuit owned by MotorSport Vision.  Landowners are keen to see a 
comprehensive development take place and many have aspirations to see their own land come 
forward in Breckland Council’s Local Development Framework.  The location also has open space 
away from residential areas. 

 
1.2 However, development of the site is constrained at present by inadequate utility infrastructure, 

specifically gas and electricity. Whilst there is an adequate utility supply to service the existing 
development at Snetterton, this falls far short of that required to realise the full potential of the area. 
To release the site and achieve optimum commercial development, ensuring quality job 
opportunities in Breckland, a best value energy solution must be identified. 

 
1.3 The Snetterton Utilities Project has been delivered in 2 phases. Phase 1 commenced in October 

2006 following approval by the Executive Board of an investment of £20,000. Phase 1 was 
concerned with researching the long term needs for an adequate gas and electricity supply enabling 
the Snetterton employment site to develop and in building relationships with the Snetterton 
landowners. Phase 1 concluded in April 2007 with the production of a Final Report which was 
presented to Executive Board.  

 
1.4 Phase 2 commenced in July following approval by the Executive Board of a further £11,000 

investment match funded by Norfolk County Council and the Snetterton Landowners, who are 
acting as a collective for the purposes of this project.  The total cost of the project is £36,000. Phase 
2 is due for completion in January 2008. It is focused on confirming a final energy solution, or 
combination of solutions, for Snetterton. The primary tool for delivering Phase 2 will be procurement 
of a feasibility study to be undertaken by utility / renewable energy consultants. Who will provide a 
detailed design and assessment of a solution to overcome the power shortage problem. 
 

2. SNETTERTON UTILITIES PROJECT – PHASE 1 
 
2.1 KEY ACTIVITIES: Investigations to inform the Snetterton Utilities Project, Phase 1 focused on: 

• Identifying landownership in the area and understanding the landowners’ aspirations and 
concerns  
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• Examining the existing power capabilities in the area and projecting future requirements 

• Exploring energy technologies, fossil fuel and renewable, including possibilities for power 
generation on site and for reinforcing the existing infrastructure at the site 

• Testing information and proposals with energy experts and other advisors 
 

2.2 SUMMARISED KEY FINDINGS: 

• The most recent position statement is that only a very limited power supply remains available at 
Snetterton. This will currently support incremental growth of business as ad hoc premises are 
built and connected to the mains supply. However, this situation is not sustainable. In the 
foreseeable future a request for connection, by a new customer, will be met with the response 
from EDF Energy that capacity is exhausted and major reinforcement work on the network is 
required in order to connect them to the grid. The cost of this work will be £600,000 and the 
customer would be charged part of this. The actual amount charged would be proportional to 
the amount of Kilo Watts their business will use. This charging mechanism would be applied by 
EDF Energy to all subsequent customers connecting to the mains, until their £600,000 
investment was recouped. This reinforcement work will, however, only generate a further 1 to 3 
Mega Watts of electricity which still falls far short of that required for the vision for Snetterton. 

• In order to protect the consumer, regulations do not encourage utility businesses to be 
entrepreneurial and prevents them from making speculative developments. EDF Energy has 
confirmed that whilst it is obliged to provide a customer with a connection it is not obliged to 
finance connections to new developments. Energy Watch, the independent gas and electricity 
watchdog, has advised Breckland Council that “with respect to the proposed development at 
Snetterton, EDF Energy has no statutory obligations”. 

• Landowners in and around Snetterton are keen to see coordinated commercial development 
take place and have indicated they are happy to work in partnership with Breckland Council and 
others to achieve this.   

• Only two energy technology options (see Appendix A) have been identified for providing 
additional power to Snetterton using a reliable source of fuel, producing a 100% reliable supply 
of power and offering a range of power outputs and upgrades. Whilst these technologies still 
pose some significant risks, in particular financial, these risks are tolerable in light of the final 
outcomes and are likely to be surmountable subject to a final business case.  

For a full description of all the findings of this project a copy of the Final Report can be provided on 
request. 

 
2.3 ECONOMIC DEVELOPMENT: Phase 1 identified the following opportunities as being at risk if the 

power constraint at Snetterton could not be overcome: 

• The Regional Core Spatial Strategy indicates that in Norfolk, between 2001 and 2021, 
there will be 72,600 new dwellings. 15,200 of these will be in Breckland of which 5,500 
are planned for Thetford. A sustainable community requires an employment base. 
Snetterton can provide a significant employment base for Thetford and other local 
market town populations. 

• The Regional Core Spatial strategy indicates that in Norfolk, between 2001 and 2021, 
there will be 56,000 new jobs. 6,000 (highest district figure outside of the Norwich area) 
will be in Breckland of which the majority will be accommodated by Thetford. It is 
planned that a significant proportion of these jobs will be created at Snetterton. 

• As part of its Local Development Framework, Breckland Council intends to develop a 
Snetterton Area Action Plan to focus on a managed approach to the future development 
of the Snetterton employment area. In particular, suitable land for employment allocation 
and appropriate types of employment use will be determined. Land allocated through 
this process must be deliverable to achieve core strategy targets. The SAAP will need to 
reflect the final power supply which will determine optimum allocation size and 
employment type. A lack of power will render land around Snetterton undeliverable and 
therefore may exclude it from the planning process. 
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• Snetterton is strategically linked to the Rural Enterprise Valley (Rev) Project and the 
Hethel Engineering Centre (HEC) and will support motorsport and advanced engineering 
growth in the region. Specifically, the project meets the long term vision of Rev Phase II 
which is to secure additional employment land, along the A11 corridor, to help grow and 
foster the motorsport and advanced engineering cluster in Norfolk. 

• The Breckland Employment Land Review, Final Report was issued in October 2006. 
This study examined employment land across the district, including that at Snetterton. 
The report recommends: “Allocate 20 hectares of land at Snetterton Heath, specifically 
for motorsport and advanced engineering uses. This cannot come forward until existing 
allocation has been taken up”. 

• The Highways Agency has confirmed that the overhead cross over and slip roads, 
constructed at the Snetterton A11 interchange, were designed to such a scale to take 
account of future traffic which would be generated by development areas on each side of 
the junction. The interchange was designed to accommodate this future traffic growth, to 
ease congestion and improve safety. It cost in the region of £7.5m. 

• Since 2004 Motorsport Vision, owner of the Snetterton race circuit, has been developing 
investment proposals for its 40 acre site adjacent to the circuit. The investment is 
anticipated to be around £10m with mixed activity ranging from a racing school to a 
hotel. This development would be a significant boost to the region’s business and 
tourism economy. Significant power will be required to support this development.  

• Landowners keen to see comprehensive development take place at Snetterton and keen 
to work in partnership with a co-ordinated approach taken by Breckland Council. 

 
3 SNETTERTON UTILITIES PROJECT - PHASE 2 
 
3.1 In April 2007 Executive Board agreed to investigate further the provision of combined heat 

and power at Snetterton because early indications suggest that CHP is an appropriate and 
flexible solution for overcoming the power shortage at Snetterton offering a sustainable, low 
carbon footprint and it is potentially a significantly lower cost option than those 
recommended by EDF Energy. This approval was subject to match funding being secured 
from both Norfolk County Council and the Snetterton landowners. Match funding was 
secured in June 2007. 

  
3.2        PROJECT DELIVERABLES: 

Tender for design and assessment works for a CHP solution: Production of tender 
documentation identifying all requirements for the successful delivery of design and 
assessment works for a solution to fit Snetterton. Advice from CHP experts and civil 
engineers will be sought to ensure the appropriateness and accuracy of the tender 
documents. Deadlines for completion of works will be stated within the documentation. 
Criteria will be set for scoring the responses to tender. (COMPLETED) 
Design and assessment works for a CHP solution: This will include the design 
framework (identification of all civil works, of the distribution ring layout, energy centre 
requirements and location and location of CHP kits), timescales for construction, fully 
itemised costings, all contractual requirements, planned power output and scheduled 
connection of customers. This work will be undertaken by the CHP experts engaged through 
the tender process and monitored by Breckland Council. Regular review meetings will be 
held. (CONSULTANTS ENGAGED 7 SEPT 07) 
Engage National Grid Plc (Gas) to design a connection to the gas mains: An 
application for connection to the gas mains, running adjacent to the A11, will be made. This 
will be to deliver adequate gas to the site to fuel a CHP installation. Advice from energy 
experts will be sought to ensure an accurate application is submitted. This process may be 
carried out as part of the CHP design and assessment works described in work package 2. 
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Investigation of best practice CHP solutions: Case studies of CHP developments around 
the country will be examined for lessons learnt and in order to identify best practice which 
can then be applied to the project at Snetterton. Where appropriate CHP solutions for larger 
developments will be visited and CHP experts / customers of CHP solutions will be invited to 
comment on the Snetterton development. 
Investigation of complimentary energy from waste / biofuel energy sources: 
Exploration, through meetings with appropriate energy solution providers, design works and 
best practice policy, to incorporate a green energy source into the overall design for the final 
CHP solution. This may be integral to the final CHP design or an additional and separate 
design specifically for waste / biofuel materials. 
To develop a Business Case for the proposed solution: This will comprise all of the 
above and will be the key document forming the basis of any external funding applications 
and, or investment proposals. It will include a project plan for the implementation of the 
proposed solution. 
To identify capital expenditure opportunities for the implementation of the proposed 
solution: This will be a piece of work to establish agencies e.g. EEDA, C&LG and English 
Partnerships, best placed to receive and process an application for funding to facilitate the 
proposed solution should public intervention be required. This will involve identification of 
possible funding streams and discussion with appropriate agencies to understand their 
strategic objectives and whether the proposed solution meets these. It will also include the 
development and encouragement of private investment(s), depending on the solution 
requirements. Opportunities for the establishment of an energy company will be explored 
along with any other opportunities for generating a return on capital investment. 
 

4 CONCLUSION 
 
4.1 Snetterton Utilities Project is key to delivering long term economic growth within the district. 

It is an innovative project involving renewable options for supply of electricity to businesses. 
Its success, or otherwise, will provide valuable lessons and best practice for green 
infrastructure developments elsewhere in the district. 
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Appendix A – Suitable Energy Technologies 
 

Technology Companies Approached Advantages Risks Costs 

     

Electric Company EDF Energy – host electric 
company 
 
 

• Can deliver a range of  
power requirements to 
the site 

o 3MVA  
o 4.6MVA  
o 13MVA  
o Up to 30MVA  

• Is a 100% reliable fuel 
source 

• Inset connections 
(installed by other 
Regional Electric 
Companies) may 
promote competition 

• Private network 
connections may 
promote competition 

 

• Cost of upgrading 
distribution network to 
deliver power – is it 
viable 

• EDF Energy do not 
guarantee the long 
term availability of the 
power sourced from 
the upgrade 

• EDF Energy do not 
finance speculative 
developments 

• Assessment and 
design costs 

o 3MVA - £7,708 
o 4.6MVA - 

£11,708 
o 13MVA – 

minimum 
£20,000 

o 30MVA – 
approx 45k  

• Indicative costs for 
capital works, 
exclusive of VAT 

o 3MVA – £600k 
o 4.6MVA – 

£1.6m 
o 13MVA – 

£6.6m 
o 30MVA – 

£12.8m 

• Reservation charge to 
secure unused 
electricity is approx 
£0.50 per kva per 
month 
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Technology Companies Approached Advantages Risks Costs 

     

Combined Heat 
& Power 
The use of a power plant 
to simultaneously 
generate both heat and 
electricity. Large power 
stations operate using 
natural gas fuelled 
turbines 
 

ConocoPhillips 
Dalkia 
Global Olivine UK 
Peter Brotherhood Ltd 
Siemens 
 
 

• Offers a flexible, 
modular approach 

• Power can be 
exclusively distributed 
to local customers 

• CHP output can be 
matched to demand so 
a grid connection is 
not necessary 

• Power production is 
100% reliable  

 

• Connection to the high 
pressure gas mains is 
required 

• Contract with the end 
user required 

• Require a source for 
the heat to make 
process economically 
viable 

• 10% of power 
requirement must be 
available through the 
grid in case of failure 

• An Energy Supply 
Company would need 
to be established to 
produce and distribute 
power and heat 

• National Grid Gas plc 
design works approx 
7k  

• National Grid Gas plc 
indicative cost to 
connect to the high 
pressure gas mains is 
£0.7m 

• CHP design works 
approx £20,000 

• Cost of civil works 
charged to the 
developer 

• Peter Brotherhood Ltd 
advised they would 
cover the cost of the 
kit 

 

 


