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DEFERRED ITEM REPORT 
 
This report concerns a planning application which seeks full planning permission for 
recreation and agricultural facilities with visitor centre.  
 
The original proposal was deferred at the Planning Committee meeting held on the 
14th April 2014 for a site visit.  Members also requested clarification with regard to the 
implications of an application determined under 3AG/2012/0030/AG for a portal 
frame structure with two access doors for storage of machinery to be used in 
connection with a proposed agricultural enterprise.  This was approved on the 16th 
October 2012.   
 
With regard to this application, the applicant applied under the provisions of the 
General Permitted Development Order for the erection of a general purpose 
agricultural storage building.  The steel frame building was to measure 30.9 m by 6.6 
m in height and 15.1 m in depth and was proposed to be finished in Olive Green 
Plastisol wall cladding and Goosewing Grey sheeting to the roof.  The applicant 
stated the building was intended for the storage of agricultural machinery required in 
connection with the servicing of the site.  The external area of the building fell below 
the 465 square metre threshold.  The application was assessed against the criterion 
set out in the Town and Country Planning (General Permitted Development) Order 
1995 (as amended) and it was considered that planning permission was not required.  
Consequently, the determination of No Prior Approval entitled the applicant to carry 
out the development in accordance with the details submitted provided that the 
development took place within five years from the date of approval.  A letter was sent 
to the applicant with the decision notice reiterating that prior approval was not 
required for the proposal subject to the following criteria being met; no livestock 
(including fish) should be kept, reared or stored within the building, the land should 
be used for agricultural purposes prior to the commencement of the construction of 
the building, to the satisfaction of the Local Planning Authority and that any relevant 
licences were to be obtained and the requirements implemented prior to the 
commencement of any fish farming enterprise on the site.   
 
Whilst being erected the building was extended to the form currently being 
considered.  The whole development was, therefore, considered to be unauthorised 
and is now the subject of an appeal. 
 
If a proposal is received in similar terms to the application considered under 
3AG/2012/0030/AG then it would have to be considered in the light of site 
circumstances at the time of the new application.  However, in legal terms, it cannot 
be argued that the actual building which has been erected has approval for part of it.   
 



In addition, the following additional consultee responses/comments have been 
received since the last Planning Committee Meeting.   
 
HELLESDON PARISH COUNCIL - In relation to amendments to the proposal 
(already brought to the attention of Members) their previous concerns are reiterated. 
 
RYBURGH PARISH COUNCIL – River Wensum is a conservation area and should 
not be blighted with such large scale developments; unnecessary development; 
potential pollution of the river; impact on wildlife; highway safety. 
 
HOE AND WORTHING PARISH COUNCIL – Further comments made reiterating 
concerns regarding replacement east/west track without permission of the fishing 
club who do not agree with this change; clarification requested in relation to the area 
shown as an recreation area which is immediately adjacent to the River Wensum and 
includes a large body of water which drains to the river; lack of car parking provision 
with no provision near to the two camping areas; car park not large enough to cater 
for all of the residential provisions in cabins, pods and camping and impractical for 
campers to carry their equipment for a mile after parking; the applicant has previously 
advertised access to an inland beach with barbeque, picnic area, sand dunes and 
refreshments for sale which would require access from Worthing Road; not clear how 
prevention of pollution to river from groups in vehicles and litter will be achieved; the 
applicant has created a raised bund along an extensive stretch of the river edge 
without seeking consent or making reference to that work in his application; the 
applicant is continuing to advertise site to include hovercrafting.   
 
NATURAL ENGLAND - In relation to amendments (already brought to the attention 
of Members) the advice previously provided applies equally to the amendments.   
 
NORTH NORFOLK DISTRICT COUNCIL – With regard to amendments no 
additional comments to make. 
 
CONTAMINATED LAND OFFICER - No objections are raised subject to conditions 
and an informative requiring a Desk Study/Site Investigation and in relation to 
unexpected contamination being found and in relation to extensions.  
 
ENVIRONMENT AGENCY – With respect to Protected Species Survey submitted in 
March 2014 the report does not satisfy the requirements of our recommended 
landscape management plan.  Comments are made as to the information lacking 
within the submitted report.  The applicant's ecologist has confirmed that the 
information submitted was never intended to be a Landscape/Ecological 
Management Plan but was intended to provide an additional and updated ecological 
report.  As previously reported officers consider that conditions requiring landscape 
and ecology management plans to be submitted to and agreed in writing by the Local 
Planning Authority prior to the development first being brought into use would be 
appropriate.    
 
REPRESENTATIONS: 
 
DEREHAM AND DISTRICT ANGLING CLUB – Wish to highlight their previously 
raised concerns with regard to site security for health and safety reasons; secure 
boundary fencing.  In addition, they state that the two versions of ecological reports 
submitted with the application both fail to state the presence of badgers on the site.  
It is recommended that conditions are attached requiring the applicant to erect robust 
security wire fencing between his property and Swanton Morley fishery, to be later 
screened by natural hedging.   



 
FURTHER REPRESENTATIONS AGAINST THE PROPOSAL have been made 
raising the following issues; amendments do not make any fundamental difference, 
reassurances should be given that no motorised recreational vehicles will be used, 
there is a digger positioned on site visible from Swanton Morley Road; references to 
previous conduct of the applicant; visual impact; noise impact; highways impact; lack 
of economic benefit;  
 
FURTHER REPRESENTATION IN SUPPORT OF THE PROPOSAL on the grounds 
that the site has been for the most part sympathetically managed in the interests of 
wildlife, conservation and access.  The site is a haven for wildlife and a beautiful site 
for bird watchers, walkers and wildlife enthusiasts; improving access to nature for 
children and leisure activities can surely only be a good thing; given the vast area of 
the site cannot see how low impact activities such as fishing, camping and 
educational activities can have a negative impact on the environment.  The site has 
to be viewed in the wider context of having been formerly a barren aggregate 
extraction site and so cannot be argued to be a natural environment in any case. 
 
A LETTER FROM THE APPLICANT'S REPRESENTATIVE raises concerns 
regarding comments made about his client.  It is highlighted that the applicant has 
provided clarification and confirmation of a number of points raised during 
consideration of the scheme reflecting his commitment to the scheme.  The applicant 
undertook discussion with various parties to include officers prior to purchase of the 
site. 
Since acquiring the site the applicant is said to have undertaken significant works of 
maintenance and restoration.  
The letter states that a planning permission is not personal to an applicant but relates 
to land.  As such, matters relating to the applicant rather than the application are not 
material planning considerations.  
In respect of existing buildings on the site, the application brings the elements within 
the control of the Planning Authority to ensure a comprehensive solution. 
The representative highlights the employment opportunities which could be 
generated by the scheme. 
In terms of visual impact it is noted that an agricultural building was given permission 
under the prior notification procedure which considered the siting to be acceptable.   
The open roofed areas are in excess of the permitted development order limits but 
are on the far side of the building and any impact is considered to be insignificant.  
Landscaping will further screen the building. 
Reference is made to breach of planning control and suggests that the fact that 
works have already been carried out should not prejudice the consideration of the 
application. 
Opponents' comments that the site should be left untouched and open for all are 
matters of private land ownership and not considered to be relevant to planning 
decisions. 
Support for the scheme has been highlighted, based on a public consultation meeting 
and interest expressed by local groups and individuals to use the facilities  
 
RECOMMENDATION:  The recommendation remains for approval as the previous 
Committee report 


