
 

 

 

 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2019/0831/F CASE OFFICER Mark Simmonds

LOCATION: NARBOROUGH APPNTYPE: Full
Land at Meadow Lane POLICY: Out Settlemnt Bndry
Meadow Road Narborough

CONS AREA: N

APPLICANT: Mr & Mrs  Edwards
Appletons Yard Rope Walk

LB GRADE: N

AGENT: Mr Anthony Evans
First House Quebec Street

TPO: N

PROPOSAL: Use of land as a "plot" for travelling showpeople to include storage of fairground
rides/equipment, touring caravan parking, standing of a mobile home and erection of a
general purpose storage building

REASON FOR COMMITTEE CONSIDERATION

The application is referred to Planning Committee as it is a departure from Development Plan Policy.

KEY ISSUES

Principle of development
Planning Policy for Travellers sites
Impact on character and appearance
Design and appearance
Impact on amenity
Impact on Ecology
Highway safety
Impact on trees and hedgerow
Flood risk
Other matters

DESCRIPTION OF DEVELOPMENT

The proposal seeks the use of land as a "plot" for travelling showpeople to include storage of fairground
rides/equipment, touring caravan parking, standing of a mobile home and erection of a general purpose
storage building.

The applicants travel during the summer months to various locations including Norfolk, Suffolk, Lincolnshire,
Cambridgeshire and Northamptonshire and would return to their base for the winter months. They currently
occupy rented accommodation and their fairground rides/equipment are stored on site, however, they have
been given notice to leave and in seeking alternative sites identified the land at Narborough as being suitable
for their needs, providing a base for their business and family, and where the children can go to school with
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the help of relatives who live locally.

SITE AND LOCATION

The application site was previously agricultural use and is on land at Meadow Lane, Meadow Road,
Narborough. The site is west of the main settlement of Narborough, it is approximately 300 metres from the
settlement boundary. The site is 0.45 hectares.

EIA REQUIRED

No

RELEVANT SITE HISTORY

3PL/2017/1115/O - Erection of a cottage, refused and appealed- Dismissed.

POLICY CONSIDERATIONS

The following policies of the Breckland Local Plan, including the Proposals Maps, have been taken into
consideration in the determination of this application. The provisions of the National Planning Policy
Framework and National Planning Policy Guidance have also been taken into account, where appropriate

COM01 Design
COM03 Protection of Amenity
ENV02 Biodiversity protection and enhancement
ENV03 The Brecks Protected Habitats & Species
ENV05 Protection and Enhancement of the Landscape
ENV06 Trees, Hedgerows and Development
ENV09 Flood Risk & Surface Water Drainage
GEN01 Sustainable Development in Breckland
GEN02 Promoting High Quality Design
GEN03 Settlement Hierarchy
GEN05 Settlement Boundaries
HOU03 Development Outside of the Boundaries of Local Service Centres
HOU08 Provision for Travellers and Travelling Showpeople
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance
TR01 Sustainable Transport Network
TR02 Transport Requirements

OBLIGATIONS/CIL

Not applicable
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CONSULTATIONS

NARBOROUGH P C
The proposed dwelling is outside the village development envelope. Granting of permission is likely to
encourage ribboning. The proposal would introduce a new development in an unsustainable location. The
proposal would result in an encroachment and unwarranted intrusion into the rural landscape. The
unclassified road serving the site is inadequate to serve the development. Precedent for refusal has been set
by failed application 3PL/2017/115/O for an adjacent site along Meadow Road.

The updated plans for a passing area do not alter our objections to this application.
NORFOLK COUNTY COUNCIL HIGHWAYS
The proposal seeks to utilise an area of agricultural land as a base and store for a
travelling show family.
We are advised that the equipment to be stored there, when not in use, will be:-
1 Roundabout
1 Helter Skelter
1 Trampoline
2 Caravans ( lived in at fairs only).
1 Mobile home to be lived in by the family when at the base.
The vehicles associated with the use are a single HGV and car.
The applicant usually travels from fair to fair, rather than continually returning to base, and typically generates
14 annual HGV movements. By comparison a single dwelling in this location would be expected to generate
around 2,190 movement per annum.
Meadow Road currently provides access to a number of dwellings , a farm and an AW sewerage works. The
publicly maintained section of Meadow Road only achieves an average width of 3m other than at its junction
with Dennys Walk where it allows a two way flow of traffic.

However its straight alignment allows a good level of forward visibility between drivers travelling in opposing
directions.

In order to mitigate against the effects of the additional traffic generated by the use, the applicant has agreed
to provide an HGV size passing place on Meadow Road. Based on the information supplied I consider it
would be difficult to substantiate a highway objection subject to conditions being imposed to:-
- Restrict the use of the land to solely accommodate 1 Roundabout,1 Helter Skelter,1 trampoline,2 caravans
(to be lived in at fairs only)1 mobile home (to be lived in by the applicant and his family only).
- Restrict the vehicles associated with the use to a single HGV and single car/van
- Prevent access and egress to and from the site by HGV or towing vehicles during school opening and
closing times. I would suggest such access and egress be prevented weekdays in term time during the hours
of 08:15-09:15 and 14:45 and 15:45
- Make any permission for the personal benefit of the applicant to ensure that the site continues to operate in
the manner advised.
TREE AND COUNTRYSIDE CONSULTANT
Aerial pictures show trees close to proposed structures which are likely to be implicated. Please request a
tree survey which should be undertaken by a suitably qualified arboriculturalist in accordance with
BS5837:2012.
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ECOLOGICAL AND BIODIVERSITY CONSULTANT No Comments Received

REPRESENTATIONS

The site notice was displayed from 22-08-2019 to 13-09-2019.
65 Neighbours have been directly notified. 58 objections have been received and 6 supporting the
application.

Comments received have been summarised below:

- One only has to visit the site to feel straight away any storage facility would look out of place, there would
be no way to disguise it. A house in keeping with the local surrounding properties would be much more
suitable for the site.
- The number of showground rides and vehicles as shown in the photos would indeed standout, as the road
is adjacent to the site. I feel the site is not big enough to support all these rides etc. The applicant has also
requested parking spaces for 4 cars and a lorry.
- In the local area there are many storage facilities more suited for the over wintering of the traveller's units.
- Butler's Barn, a property adjacent to the site offers holiday accommodation, which is of benefit to the village
and if this site is developed will destroy their business and drive tourists from the village.
- The services in the village are limited, the main limitation being no local shop.
- How can we in this modern age allow for a static home without taking into account the need for basic
amenities. How is the mobile home supported with regards to electricity, running water household and
human waste? I fear the local stream may be contaminated and household rubbish left in public areas.
- The application states 'there is ample room on site for rubbish and recyclables'. This surly is unacceptable
for a family of two adults and three children.
- The area south of the stream had been stripped of vegetation and possibility eliminating any evidence of
protected wildlife.
- The application states there are no trees, it appears there is a major oak tree, which is very important to
wildlife.
- The area outside the site has large quantities of rubbish and disposed white goods. It always looks unkept
and lowers the visitors' impression of the town. Quite often there is a fire burning rubbish, tyres etc, against
their outside fence causing lots of smoke.
- On three occasions I have observed multiple police cars at the site in Swaffham and on one occasion,
police dealing with an incident in the area blocked the road. I don't travel this route often, so on average;
there must be many incidents.
- I also feel there are enough traveller sites in the area,
* Mile Cross, Norwich
* Roundwell, Costessey
* Splashes, Swaffham
* Saddlebow, Kings Lynn
* Fakenham

- The proposed area will become untidy and a dumping ground for rubbish and the possibility of an increase
in crime.
- The site is much too small to hold the many vehicles and rides and there will be over spill onto the public
road.
- It is not in keeping with the surroundings.
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- Even with the changes on the planning application the road leading to the proposed site is still not wide
enough for lorries to go down, and there is also no pavement so there would be an increased risk for dog
walkers and their dogs who often use this track.
- Even with the changes for the vehicles to access the site they will have to pass the village primary school
which is already busy enough, with cars parked both sides of the road making it hard for ANY vehicle to pass
through. This would also bring risks to the children who walk to school by themselves or even children just
getting out of cars. The school has an outdoor area for the early years children which is right in line with the
road and having lorries with higher pollution fumes going past will create an unpleasant environment for
these young children. The school also has its own plot at the allotment where groups of children are often
walked to for them to tend to their plants, there is no path on the narrow track so will make it difficult for
children to get to the allotment safely.
- The road going past the school has only just been made safer with 4 speedbumps and a lower speed limit
of 20mph, by having big lorries towing trailers and fairground equipment going past it would undo the efforts
to make this road safer for children and residents.
- Planning on this site was refused before, one of the reasons stated on the application was that it would "Fail
to adequately respect the character and appearance of the existing rural location and as a result the
proposed development would cause significant demonstrable harm to the character and appearance of the
countryside".
- The storage building itself will be an eyesore and will not hide the mobile home or caravans.
-  Even if hedging is grown this would need to be approximately 10 - 12 feet height to completely hide all
buildings and therefore the hedge itself will have an adverse impact on the character and appearance and
character or the surrounding landscape.
- The majority of comments to support the plan are from the applicants family and should therefore be
removed and discounted.
-  The applicant has told the press that he only intends to store 2 rides on the site however the plan and the
photographs of their rides clearly show that there are significantly more than 2 rides.
-  At the recent local meeting which the applicant attended he first stated that he wanted the site to be a
home for his wife whilst he is travelling but later stated that she tows the other caravan with their children,
following him when they travel. This completely contradicts his initial point.
- Water and electricity are connected through private, self funded pipes and cables which would mean the
applicants would have to illegally tap into these systems to take off feeds for their site.
- Meadow Lane provides the villages access to our two public footpaths, one of which is a bridleway, and
walks.
- This narrow lane is frequently used by retired people, walkers trying to stay healthy by exercising away from
traffic,dog walkers, mobility scooters users, horses and occasionally cyclists, there is regular foot traffic
during the day most days.
-  Large lorries and caravans would be a safety hazard and would further damage the lane which is not in a
good state of repair.
- Concerns about pollution from diesel lorries etc on the site itself since there is a brook which feeds into the
River Nar on the site.
- Denny's walk is the only access to and from Old Vicarage Park and any blocking caused by the
combination of bad parking and HGVs getting stuck would result in blocked access for all residents of Old
Vicarage Park and the danger of emergency vehicles being blocked.
-  The proposed site is still not wide enough for lorries to go down, and there is also no pavement so there
would be an increased risk for dog walkers and their dogs who often use this track.
-  There was no biodiversity on the development site at the time of the survey as the plot had been scrapped
clean and levelled using heavy plant only a few weeks before the biodiversity survey was carried out. This
can be seen in one of the
photos, only grass has grown since the levelling has taken place. Thus the report results show no /little
biodiversity. One has to assume that the owner of the land sanctioned the levelling of the land prior to the
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survey being carried out.
- Trade Effluent - As the "storage shed " will also be used to carry out maintenance of the owners fairground
rides in order to keep them safe for use by the paying customers during the travelling season, there will be
trade effluent produced in the form of lubrication oils and solvents. There are regulations as to the use,
storage and disposal of such items and compliance has not been addressed in this application. This also
applies to the maintenance of all forms of transport used by the applicant in his business.
- The land under question is adjacent to a stream that feeds the River Nar ( known for its clarity of water and
the diverse plants and animals it supports).
-  There should be mention of the industrial maintenance of fairground rides and transport as both these
groups of machinery have to be serviced to a specified standard. Activities like bench fitting and welding will
be typical of those carried out within the workshop. Although this application only mentions storage, when
consulting the "Travelling Showmen's Guild" defines a Plot as sufficient to contain a storage/workshop
building as well as permanent dwellings.
-  Hazardous substances - I would expect that there will be a storage of fuel for the lorries/cars etc as well as
fuel for the electrical generators required to run the  entertainment equipment. Safe storage and prevention of
pollution are tightly regulated.
- The area of natural beauty would be ruined by the scene of lorries, storage shed, fairground equipment and
touring caravan parking. During storage no doubt the fairground equipment etc would have to be maintained
on the land in question. I believe these would be better stored in an industrial location.
- Meadow Road and Meadow Lane as mentioned in this application are the lungs of our community, used
daily by dog walkers, families with pushchairs and small children on bikes,mobility scooter users, classes of
children from our local school and as such unsuitable for large LGV (as a retired HGV driver myself) and as
touring caravans are to be included this would become a residential site with potential for contamination of
the nearby watercourse, this also applies to the storage building.
- Concerns about the impact it will have on the stream adjacent to the property which flows into the river Nar,
if large vehicles are being washed and serviced, detergent, oil and diesel will be running somewhere, there is
a potential risk of pollution. Also a possible danger for those who have dogs which like to splash around and
swim in the stream.
- If this stream is blocked up at anytime there is also the potential for flooding to occur.
- A 'storage' shed, 6 metres high, erected in open farmland and bordered by residential properties will be
completely out of character with its surroundings. This eyesore will be visible from all directions, to the
detriment of villagers and visitors alike.
- Meadow Road is at a junction that forms part of the Nar Valley Way footpath, and bridle path and is
considered a site of outstanding natural beauty and is popular with ramblers, holiday makers and is one of a
few accessible green spaces remaining for the village dog walkers and forms a social meeting place for
many otherwise isolated pensioners.
- The planning application also only mentions parking for four cars and one lorry there is no mention of
touring caravans having allotted parking.
- We are regular visitors to Narborough staying at self catering accommodation in the village. The reasons
we have chosen to stay in the village is for the peace and quiet and unspoilt countryside. We often walk
along Meadow Road with our dog, this is a single track unadopted road which is not suitable for heavy
vehicles, it would be impossible to walk along there safely with large fairground rides being transported along
it. The proposal for storing large fairground rides is completely out of character with both the surrounding
area and the village, the only buildings in the vicinity are two very unobtrusive dwellings, huge fairground
rides would completely spoil the open nature of the countryside. The likely hood of large vehicles coming and
going will cause disturbance to a a very quiet peaceful holiday retreat.
- An application for a dwelling was previously refused and also dismissed on appeal.
- Permission would be rejected for applicants with non-travelling showperson status.
- The updated plans are now involving removal of further natural plant and trees on areas which do not
belong to the applicant and will further negatively effect both the feel and view of the current site of natural
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beauty. A single passing place will also not prevent damage to the lane caused by the large vehicles and
vehicles being allowed to pass one another next to a field in which horses are kept will undoubtably also
negatively impact upon the animals.

Supporting comments:

- I have worked for and been friends with their extended family for many years and have had the privilege of
knowing them as well. I have always thought them to be kind, considerate, hard working people and truly
believe they will be a benefit to the village. I believe they shouldn't be the denied the chance to give their
children a safe and nice home.
- I have known their family for many years now and know them all to be good,hard working, well presented
people who take great pride in their home and their industry. I can foresee them being the cause of no
trouble for Narborough, certainly not in the ways the objectors are claiming they will be. As for the many
comments about the school road, their entire industry is based around children, I am very positive they know
how to look out for children's safety better than most!
- The family have supplied us with fairground rides for numerous years at our events. I fully support their
application, they are a very professional, tidy, polite and reliable people to deal with. Very considerate to the
surroundings and people they work with . You could not with to meet a nicer family. As a lifelong resident of
Swaffham, with a family heritage that stretches back well over a hundred years in the town, I can attest our
own site has caused no disruption to the make up and overall feel of the town. Indeed a cursory Google
search of 'Disruption caused by showmen site' will yield you with very few, if any, negative examples. Whilst
the opposite search does provide many positive benefits that Showmen bring to their local community. My
own father, being a good example for having supported many community projects and charities throughout
the years. For those that claim a showmen's site will cause pollution its feels too easy of a response to point
out the village is situated between an active air base and a main road that has hundreds of HGV's and farm
vehicles passing by daily. If one small families handful of vehicles is enough to bring pollution to a worrying
level then Narborough must be an environmental disaster zone!
- Be assured we are lawabiding, tax paying, hard-working citizens who only want to go about our lives in a
peaceful manner whilst upholding the principals and virtues handed down to us by our family traditions.
-  have lived in Swindon all my life and for some years I lived on Ferndale Rd and extremely close to the
applicants yard. As far as the impact on the local area I can say it is minimal when I say impact can I just
clarify that when it came to vehicle movements I did not notice anything even though there is only one
entrance to their ground. As far as people I can say I knew that I could always turn to them when I needed
help with something. I know the applicant personally and he has time and again put himself out to help me.
He is a kind and quiet person that has always be willing to do what he can for his local community. I can
assure people from the local community that there will be very little impact into there lives and their village.
- A lovely hard working family who are looking to find stability and a place to call their home. Always working
with and helping the community.
- As a traveling showman a member of the Showmans Guild of great Britain a life long resident of Swaffham
a member of Swaffham Town Council past deputy mayor owner of my own showman winter quarters/
parkhome site fully licenced for the past 40 years owner of heathside cafe and several businesses in the
town, it grieves me to read such comments regarding a planning application, from a small minority of so
called good people. I have staff past and present who live in Narborough who would explain to these "good
people" that i am not a itinerant but a hard working businessman and the same applies to the applicant who
only want to raise there family in a happy environment.

ASSESSMENT NOTES

1.0  Principle of development
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1.1 This application seeks planning permission for a the use of land as a "plot" for travelling showpeople to
include storage of fairground rides/equipment, touring caravan parking, standing of a mobile home and
erection of a general purpose storage building. The site lies outside of the defined Settlement Boundary of
Narborough.

1.2 Section 38 (6) of the Planning and Compulsory Purchase Act 2004 requires that planning applications
are determined in accordance with the development plan unless material considerations indicate otherwise.
The Development Plan comprises of the Breckland Local Plan (adopted); and any made Neighbourhood
Plans. The Government's National Planning Policy Framework (NPPF) is a significant material consideration.

1.3 The Council does have a published 5 year housing land supply as required by the National Planning
Policy Framework, which provides national planning guidance for local planning authorities and is a strong
material consideration in the determination of planning applications.

1.4 Policy GEN 01 of the Breckland Local Plan (adopted) (Sustainable Development in Breckland) seeks to
enable development that improves the economic, social and environmental objectives of Breckland through
the application of the following national and locally distinctive sustainable development principles.

1.5  Policy HOU 03 of the Breckland Local Plan (adopted) states that any development outside of the
boundaries of the Local Service Centres will normally be resisted where the Local Plan housing target (as set
in Policy HOU 02) is provided for unless supported by other policies within the Local Plan. Where the Local
Plan does not identify sufficient sites to achieve the housing target, then further development will be allowed
subject to being supported by relevant policies within the Development Plan and meeting all of the following
criteria:

1. It is immediately adjacent to the settlement boundary;
2. It would not lead to the number of dwellings in the settlement significantly exceeding the identified housing
target;
3. the design contributes to conserving, and where possible enhancing, the historic nature and connectivity of
communities; and
4. the development avoids coalescence of settlements.

1.6 The proposed site is located west of the main settlement of Narborough, approximately 300 metres from
the site to the settlement boundary. It is approximately 420 metres to the local school.

1.7 The proposal is located outside of the settlement Boundary of Narborough and Policy HOU 02 states that
there is a need for an additional 160 dwellings. Initial monitoring indicates a figure in the region of 224 of
commitments and completions within the village, the village has therefore already met and exceeded its
housing target.  Furthermore, the application site is located outside but close to the Narborough Settlement
Boundary as designated by the Breckland Local Plan (adopted) (Policy GEN 05). However, it is not
immediately adjacent to it as required by Policy HOU 03. Policy GEN 03 sets out the settlement hierarchy
within Breckland and Narborough is identified as a Local Service Centre through the locational strategy. As
such, the proposal does not comply with Policy HOU 02.

1.8  In light of the above, the principle of development is not accepted and conflicts with Policy GEN 03, GEN
05, HOU 02 and HOU 03 of the Breckland Local Plan (adopted).

2.0  Provision for Travellers and Travelling Showpeople
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2.1 Policy HOU 08  of The Local Plan supports the provision of the following:

4 additional pitches for Gypsy and Traveller households, of which 1 should be provided in the first five years
of the plan;
2 additional plots for Travelling Showpeople, to be delivered in years 11-15 and years 16 - 20 of the Local
Plan.

These additional pitches / plots (and any additional requirements associated with newly confirmed need from
unknown households) will be secured via:
- Support for the expansion of existing sites; and / or
- The provision of new sites where the criteria below are met.

The Local Plan supports the expansion of the following Gypsy and Traveller sites each for 1 additional pitch,
subject to a planning application:
Fayrehaven Caravan Site, Beetley (See Policies Map)
Summer Meadow Mill Road, Mattishall (See Policies Map)

The provision of pitches and plots on new sites will be supported, having regard to Gypsy and Traveller
Accommodation Needs Assessment, where:

1. The site is otherwise suitable for residential development and the associated necessary infrastructure
requirements will be made available as part of the development proposal;
2. The site will have safe access to the highway and will not result in any unacceptable impact on the
capacity and environment of the highway network;
3. The site is in a sustainable location in reasonable proximity to relevant services and facilities including but
not limited to transport, education, healthcare and other community infrastructure provision;
4. The ability to achieve neighbourliness can be demonstrated in relation to the living conditions of current or
future residents of the site and interaction with immediate neighbours and the wider settled community
neighbourhood; and
5. The site is sensitive to local character and does not have an adverse visual impact on the character and
appearance of the surrounding landscape.

Preference will be given to brownfield locations and those that can readily be serviced. Transit sites should
be in close proximity to the main established travelling routes in the area.

Sites that have unrestricted planning permission for Gypsy and Traveller or Travelling Showpeople use are
safeguarded for this use. Planning permission for alternative development or changes of use will not be
permitted, unless it can be robustly evidenced that there is no longer a need for Gypsy and Traveller
provision.

Non-Travelling Gypsy and Travellers
The provision of pitches and plots for non-travelling gypsy, travellers and showpeople will be supported,
having regard to the need identified in the Gypsy and Traveller Accommodation Needs Assessment.
Proposals will be considered in accordance with the criteria of this policy.

2.2 The NPPF (2019) states that The Planning Policy for Travellers Sites sets out how travellers housing
needs should be assessed.

2.3 The NPPF (2019) also states that for the avoidance of doubt, a five year supply of deliverable sites for
travellers - as defined in Annex 1 to Planning Policy for Traveller Sites - should be assessed separately, in
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line with the policy in that document. Unless these strategic policies have been reviewed and found not to
require updating. Where local housing need is used as the basis for assessing whether a five year supply of
specific deliverable sites exists, it should be calculated using the standard method set out in national
planning guidance.

2.4 The Planning Policy for Travellers sites:

2.5 Planning law requires that applications for planning permission must be determined in accordance with
the development plan, unless material considerations indicate otherwise. This policy must be taken into
account in the preparation of development plans, and is a material consideration in planning decisions. Local
planning authorities preparing plans for and taking decisions on traveller sites should also have regard to the
policies in the National Planning Policy Framework so far as relevant.

The Government's overarching aim is to ensure fair and equal treatment for travellers, in a way that facilitates
the traditional and nomadic way of life of travellers while respecting the interests of the settled community.

To help achieve this, Government's aims in respect of traveller sites are:

a. that local planning authorities should make their own assessment of need for the purposes of planning
b. to ensure that local planning authorities, working collaboratively, develop fair and effective strategies to
meet need through the identification of land for sites
c. to encourage local planning authorities to plan for sites over a reasonable timescale
d. that plan-making and decision-taking should protect Green Belt from inappropriate development
e. to promote more private traveller site provision while recognising that there will always be those travellers
who cannot provide their own sites
f. that plan-making and decision-taking should aim to reduce the number of unauthorised developments and
encampments and make enforcement more effective
g. for local planning authorities to ensure that their Local Plan includes fair, realistic and inclusive policies
h. to increase the number of traveller sites in appropriate locations with planning permission, to address
under provision and maintain an appropriate level of supply
i. to reduce tensions between settled and traveller communities in plan-making and planning decisions
j. to enable provision of suitable accommodation from which travellers can access education, health, welfare
and employment infrastructure
k. for local planning authorities to have due regard to the protection of local amenity and local environment

Paragraph 13 states that  local planning authorities should ensure that traveller sites are sustainable
economically, socially and environmentally.  Local planning authorities should, therefore, ensure that their
policies:

a) promote peaceful and integrated co-existence between the site and the local community
b) promote, in collaboration with commissioners of health services, access to appropriate health services
c) ensure that children can attend school on a regular basis
d) provide a settled base that reduces both the need for long-distance travelling and possible environmental
damage caused by unauthorised encampment
e) provide for proper consideration of the effect of local environmental quality (such as noise and air quality)
on the health and well-being of any travellers that may locate there or on others as a result of new
development
f) avoid placing undue pressure on local infrastructure and services
g) do not locate sites in areas at high risk of flooding, including functional floodplains, given the particular
vulnerability of caravans
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h) reflect the extent to which traditional lifestyles (whereby some travellers live and work from the same
location thereby omitting many travel to work journeys) can contribute to sustainability.

Paragraph 19 states local planning authorities should have regard to the need that travelling showpeople
have for mixed-use yards to allow residential accommodation and space for storage of equipment.

Paragraph 24 states local planning authorities should consider the following issues amongst other relevant
matters when considering planning applications for traveller sites:

a) the existing level of local provision and need for sites
b) the availability (or lack) of alternative accommodation for the applicants
c) other personal circumstances of the applicant
d) that the locally specific criteria used to guide the allocation of sites in plans or which form the policy where
there is no identified need for pitches/plots should be used to assess applications that may come forward on
unallocated sites e) that they should determine applications for sites from any travellers and not just those
with local connections.

When considering applications, local planning authorities should attach weight to the following matters:

a) effective use of previously developed (brownfield), untidy or derelict land
b) sites being well planned or soft landscaped in such a way as to positively enhance the environment and
increase its openness
c) promoting opportunities for healthy lifestyles, such as ensuring adequate landscaping and play areas for
children
d) not enclosing a site with so much hard landscaping, high walls or fences, that the impression may be given
that the site and its occupants are deliberately isolated from the rest of the community

In conclusion, it is considered that the policy context shows that there is a need to provide additional
accommodation for travelling showmen in the District, the assessment as to whether this site is appropriate
to provide this is set out below:

3.0  Impact on character and appearance

3.1 Policy GEN 02 requires high quality design in all development within the district which respects and is
sensitive to the character of the surrounding area. Policy COM01 requires new development to be designed
to the highest possible standards. All new development must achieve a specification of high architectural,
urban and landscape design quality and contribute to the distinctive character and amenity of the local area.
The Council will promote high quality design in the District by requiring that the design of new development
meets specific criteria. Policy HOU 06 sets out the principles of housing and requires the density of
development to be at a level which is appropriate and justified for the locality.

3.2 Policy ENV 05 requires development proposals to contribute to and where possible enhance the local
environment by recognising the intrinsic character and beauty of the countryside. Development should have
particular regard to maintaining the aesthetic and biodiversity qualities of natural and man-made features
within the landscape including consideration of individual or groups of natural features such as trees, hedges
and woodland or rivers, streams or other topographical features.

3.3 The proposed site is located west of the main settlement of Narborough, but close to the settlement
boundary. Located off Meadow Lane on agricultural/paddock land, set back from Meadow Road. The
proposals include storage of fairground rides/equipment, touring caravan parking, standing of a mobile home
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and erection of a general purpose storage building. Opposite Meadow Lane to the west is Meadow Farm
which is of some distance from the proposed site. Butlers Barn is to the south accessed from a long track off
Meadow Lane.

3.4 The mobile home and raised verandah, shown on the submitted photograph, together with the proposed
storage building, 6.2m high, will be finished in plastic coated steel sheeting; green to walls and Goosewing
Grey to the roof. The siting of the building and mobile home is largely dictated by recommendations in
respect of flood risk. New native hedging is shown to boundaries of the site to provide some screening and to
integrate the development into the rural landscape. The siting of the mobile home and buildings and the
orientation, together with the proposed screening, will prevent any detrimental impact on the amenities of
adjacent residential properties.

3.5 A stream known as Butler's Drain runs along the eastern and northern boundaries of the site and runs
into the River Nar, 600mm from the site.

3.6 The scale of the mobile home and the size and design of the storage building, similar to agricultural
buildings seen in rural settings is considered to be acceptable in this location and will not result in an adverse
visual impact on the character and appearance of the landscape. Furthermore, additional landscaping is
proposed to enhance and screen the proposed development.

3.7 In light of the above, it is considered that the proposals would not be detrimental to the existing character
of the area. Therefore, the proposals comply with Policy GEN 02,  COM 01 and ENV 05 of the Breckland
Local Plan (adopted) and paragraph 127 of the NPPF (2019).

4.0  Amenity Impact

4.1 Policy COM03 of the Breckland Local Plan (adopted) requires all new development to give consideration
to general amenity impact issues, especially living conditions. Development will not be permitted which
causes unacceptable effects on the residential amenity of neighbouring occupants, or does not provide for
adequate levels of amenity for future occupants. In assessing the impact of development, especially on the
living conditions of occupants, regard will be had to overlooking, overbearing impact/visual dominance,
overshadowing, loss of light, odour, noise, vibration or other forms of nuisance and any forms of pollution.

4.2 The nearest dwellings to the application site are Butlers Barn which sits approximately 130 metres to the
south east, Meadow barn approximately 75 metres to the west of Meadow Lane and The Grange which
fronts Meadow Road is approximately 150 metres. The proposal is not considered to give rise to issues in
respect of overlooking, loss of light or over-dominance. The proposal also provides a sufficient amount of
private amenity space for any future occupiers.

4.3 The proposal is therefore considered to accord with Policy COM03 of the Breckland Local Plan
(adopted).

5.0  Ecology Impact

5.1 Policy ENV02 seeks to protect and enhance Biodiversity and requires the highest level of protection to be
given to European Sites, with development only permitted where the proposal is in accordance with the
requirements of the Conservation of Habitats and Species Regulations 2017. Where measures to mitigate for
potential adverse effects on European sites are required the proposed mitigation measures must be justified
as fit for purpose with appropriate evidence, to inform the Council's Habitats Regulations Assessment.
Development likely to have an adverse effect (either directly or indirectly) on a site of national, regional or
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local biodiversity, or geological interest, as identified on the Policies Map, will not be permitted unless:

5.2 Policy ENV03 - The Brecks Protected Habitats and Species:

a. it can be clearly demonstrated that there are reasons for the proposal that outweigh the need to safeguard
the special ecological / geological interest of the site, and;
b. it has been demonstrated, where development would result in significant harm, that it cannot be
reasonably located on an alternative site that would result in less or no harm, and;
c. residual harm, after all measures to prevent and adequately mitigate have been applied , will be
adequately compensated for.

5.3 A Preliminary Ecological Appraisal (BiOME Consulting 22nd July 2019) has been submitted which
concludes as follows;

Protected species:
Given the proposals and the size/location of the site in relation to designated sites, no impacts to statutorily
or non-statutorily designated sites are predicted.

Habitats:
The site was comprised of 'waste' ground with pioneer vegetation, predominantly tall ruderal species. A small
stream formed the northern and eastern boundary. A mature Pedunculate Oak tree, present in the northeast
corner of the site, is proposed for retention. The habitats on site are common across England and more
locally; no further survey work in relation to habitats is considered necessary prior to development works
commencing. The stream is likely to act as a commuting corridor and foraging area for various species and
should be left undisturbed during and post works, without any artificial lighting illuminating it.

Badgers:
No Badger setts/other evidence were identified during the survey. Nevertheless three records of Badger were
returned from the desk study and the occasional presence of foraging Badgers is considered possible. It
would therefore be prudent to consider Badgers during development of the site,this may include covering
trenches at the conclusion of each working day, or include a means of escape for any animal falling into
excavations, and any temporarily exposed open pipe system should be capped in such a way as to prevent
Badgers gaining access.

Bats:
The mature Pedunculate Oak tree present on site was assessed as having high potential to support roosting
bats on account of it possessing several potential roost features. It is understood that the tree will be retained
going forward. Any new artificial lighting on site should be kept to a minimum and this tree and stream (where
small numbers of bats are likely to forage) should not suffer from any illumination during or post works. If
plans change and impacts to this tree are predicted, further survey work in relation to roosting bats (tree
climbing and/or nocturnal emergence/dawn surveys) will be required.

Breeding birds:
The site supports a small number of common nesting bird species. As such, site clearance should ideally be
completed outside the bird nesting season (1 March to 31 August). Alternatively, if works are required during
the breeding season they must only be completed following checks by an appropriately qualified ecologist.
Should an occupied bird nest or a nest in the process of being constructed be encountered during works,
clearance must cease in this area and should only re-commence once the birds have fledged or the nest is
abandoned.
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Water Vole:
Evidence of Water Vole, including burrows, was present along the north side of the stream that forms the
northern and eastern boundaries of the site. The south bank of the stream had been levelled/denuded of
vegetation in the recent past
and was without any suitable Water Vole habitat. It is considered that the entire length of stream along the
site boundary was surveyed effectively, and no additional survey work is considered necessary.
Development has the potential to impact upon Water Vole in various ways, each are assessed below:

Habitat loss and deterioration:
No habitat loss, including loss of burrows, or deterioration of marginal habitat is predicted to occur as a result
of the proposed development. The stream and associated banksides should not be illuminated by any
artificial lighting during/post works.

It is recommended that appropriate environmental protection mechanisms are detailed within a Construction
Environmental Management Plan (CEMP) and planting is detailed within an Ecological Enhancement Plan,
which should focus on habitat management for Water Vole.

Opportunities may exist to create small habitat areas and to use native species in any landscape planting.
Opportunities also exist to enhance the site for various species. Such measures, which would be beneficial to
nature conservation and show compliance could be detailed within the Ecological Enhancement Plan.

5.4 In light of the above, the proposals have the ability to comply with Policy ENV 02 of the Breckland Local
Plan (adopted) and the NPPF (2019), subject to the imposition of conditions.

5.5 The Natural Environment Team at NCC have been consulted and any material comments that are
received will be reported to Committee in a supplemental report.

6.0  Highway Safety

6.1  Policy TR 01 (Sustainable Transport Network) of the Breckland Local Plan (adopted) seeks to promote a
safe, efficient and convenient sustainable transport system. Development should seek to minimise the need
to travel, promote opportunities for sustainable transport modes, not adversely impact on the operation or
safety of the strategic road network, improve accessibility to services and support the transition to a low
carbon future.

6.2  Policy TR 02 (Transport Requirements) of the Breckland Local Plan (adopted) seeks to ensure that
developments should be of high quality, sustainable in design, construction and layout as well as offering
maximum flexibility in the choice of travel modes for all potential users. Proposals will be permitted that
integrate satisfactorily into existing transport networks, mitigate impacts on the local or strategic highway
networks arising from the development itself, or the cumulative effects of development, through the provision
of, or contributions towards, any relevant transport improvement deemed to be necessary, including those
secured by legal agreement, protect, and where possible enhance, access to public rights of way, provide
safe, suitable and convenient access for all users, including appropriate parking and servicing provision in
terms of amount, design and layout and avoid inappropriate traffic generation and do not compromise
highway safety.

6.3 The Highway Authority have been consulted and commented that they have been advised that the
equipment to be stored on site, when not in use, will be:-
1 Roundabout
1 Helter Skelter
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1 Trampoline
2 Caravans ( lived in at fairs only).
1 Mobile home to be lived in by the family when at the base.
The vehicles associated with the use are a single HGV and car.

The applicant usually travels from fair to fair, rather than continually returning to base, and typically generates
14 annual HGV movements. By comparison a single dwelling in this location would be expected to generate
around 2,190 movement per annum.

Meadow Road currently provides access to a number of dwellings, a farm and an AW sewerage works.

The publicly maintained section of Meadow Road only achieves an average width of 3m other than at its
junction with Dennys Walk where it allows a two way flow of traffic. However its straight alignment allows a
good level of forward visibility between drivers travelling in opposing directions.

In order to mitigate against the effects of the additional traffic generated by the use, the applicant has agreed
to provide an HGV size passing place on Meadow Road. On this basis the Highway Authority raises no
objections, subject to conditions.

6.4 In light of the above, the proposals have the ability to comply with Policy TR 01 and TR 02 of the
Breckland Local Plan (adopted) subject to conditions.

7.0  Impact on trees

7.1 Policy ENV 06 of the Breckland Local Plan (adopted) requires the protection of trees and hedgerow and
says that they should be retained as an integral part of the design of development except where their long-
term survival would be compromised by their age or physical condition, or there are exceptional and
overriding benefits in accepting their loss. Development requiring the loss of a protected tree or hedgerow
(including preserved trees, protected hedgerows, trees in Conservation Areas, ancient trees, aged and
veteran trees and trees classified as being of categories A or B in value (BS5837:2012) will only be permitted
where it would allow for a substantially improved overall approach to the design and landscaping of the
development that would outweigh the loss of any tree or hedgerow. Where the loss of such features is
demonstrably unavoidable, adequate replacement provision, preferably by native species will be sought.
Where the loss of a tree is accepted in these circumstances, developers will be required to ensure that the
loss will be suitably compensated for, taking into account the size and condition of the tree.

7.2  The Tree Consultant has been consulted and has advised that a tree survey/arboricultural implication
assessment should be provided. This should also take into account the proposed passing place along
Meadow Road. This should be undertaken by a suitably qualified arboriculturalist in accordance with
BS5837:2012. The agent has confirmed that a report is being completed and will be submitted as soon as
completed.

7.3 A supplementary report will be submitted to Planning Committee with this report.

7.4 In light of the above, the application has the ability to comply with Policy ENV 06, subject to conditions.

8.0 Flood Risk

8.1 Policy ENV 09 of the Breckland Local Plan (adopted) requires development to be located to minimise the
risk of flooding, mitigating any such risk through design and implementing sustainable drainage (SuDS)
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principles. Also to incorporate appropriate surface water drainage mitigation measures to minimise its own
risk of flooding and should not materially increase the flood risk to other areas. Particular care will be required
in relation to habitats designated as being of international importance in the area and beyond which are
water sensitive, as well as habitats designated of regional or local importance.

8.2 Paragraph 163 of the NPPF (2019) stipulates that when determining planning applications, local planning
authorities should ensure flood risk is not increased elsewhere and development should only be allowed in
areas at risk of flooding where, in the light of this assessment (and the sequential and exception tests, as
appropriate) it can be demonstrated that:

a) within the site, the most vulnerable development is located in areas of lowest flood risk, unless there are
overriding reasons to prefer a different location;

b) the development is appropriately flood resistant and resilient;

c) it incorporates sustainable drainage systems, unless there is clear evidence that this would be
inappropriate;

d) any residual risk can be safely managed; and

e) safe access an escape routes are included where appropriate, as part of an agreed emergency plan.

8.3 A flood risk assessment (Ellingham Consulting Ltd. July 2019) has been submitted which confirms that
the site is partially located within Flood Zone 3, an area with a high probability of flooding, of the Environment
Agency Flood Maps for Planning. The Environment Agency Long Term Flood Risk maps show that:
· part of the site has a medium risk of flooding (annual probability between 1% and 3.3%);
· the site is not at risk of surface water flooding; and
· the site is not within an area at risk of reservoir flooding.
The maps within the Breckland District Council Level 1 SFRA Update show that part of the site is in Flood
Zone 2 and that part of the site is in Flood Zone 3.

The SFRA and Environment Agency Flood Maps for planning show that the area occupied by the built
footprint of the mobile home and storage building is not at risk of flooding. The development has been
positioned on the highest ground within the site. The development therefore has a low probability of flooding
and is considered to not require a sequential test.

The Exception Test requires consideration of the wider sustainability benefits of a development and that the
development would be safe and residual risks managed. The development provides wider sustainable
economic benefits through the provision of rural accommodation. The economic value of rural areas can be
constrained by the availability of labour. Provision of housing to meet all needs can reduce this constraint and
therefore benefit the rural economy. Section 5 of this Flood Risk Assessment describes the flood mitigation
measures and the management of the residual risks, demonstrating that this development will be safe and
not increase flood risk elsewhere. The development is considered to pass the Exception Test.

The report concludes as follows:

· The proposed development site is partially at risk from Butler's Drain which runs along the eastern and
northern boundaries of the site.
· The proposed site layout has been developed such that both the mobile home and storage building are
outside the area estimated to be at risk during the 1% annual probability flood event with climate change.
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· The residual risk of flooding to the mobile home is mitigated as the floor level of the mobile home would be
a minimum of 0.45m above ground levels and the mobile home having secure ground anchors. Surface
water run-off from the development should be discharged to soakaways to BRE365 design requirements so
that adjoining land and properties are not affected.
· The development passes the Sequential Test and Exception Test and is therefore suitable for the proposed
location.

8.4 In light of the above, the proposals are considered to comply with Policy ENV 09 of the Breckland Local
Plan (adopted) and paragraph 163 of the NPPF (2019). Subject to conditions.

9.0 Land Contamination

9.1 Paragraph 178 of the NPPF (2019) says that development sites need to be suitable for their proposed
use taking account of ground conditions and any risks arising from land instability and contamination. This
includes risks arising from natural hazards or former activities such as mining, and any proposals for
mitigation including land remediation (as well as potential impacts on the natural environment arising from
that remediation).

9.2 Conditions have been imposed to address this if planning permission is granted

10.0 Conclusion

10.1 The application seeks planning permission for the proposed development of the site for the use of the
applicant, who is a travelling showman, and his family, to store their equipment which is taken on the road to
fairs and similar events across Lincolnshire, Norfolk and the wider East Midlands area and would include the
storage of fairground rides and equipment and would include mobile home accommodation for the family to
live on site.

10.2 The special need to provide accommodation for Gypsy/Traveller families is recognised in Local Plan
policy and within the national guidance including the National Planning Policy Framework.

10.3 Whilst there have been strong objections received from the Town Council and residents, there are no
objections from statutory bodies and the proposals would meet a need and help deliver the requisite amount
of gypsy/traveller pitches within Breckland which is an objective within the Local Plan recently adopted in
November 2019.

10.4 Whilst this is a finely balanced decision, and the case officer is mindful that this is an unusual set of
circumstances which poses very distinct and irregular planning requirements, and the case officer considers
that an alternative site is unlikely to readily come forward and that even if an alternative site came forward it
is unlikely to meet all the criteria of the Local Plan Policy because the need identified here is so unique and
would not readily be assimilated into a settlement boundary site.

10.5 On balance, the positive benefits of the development are considered to outweigh any identified harms
and it is considered that the proposals comply with local and national guidance and should be approved as a
sustainable form of development meeting a special need.

RECOMMENDATION

The application is recommended for approval, subject to conditions, and subject to no objection being
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received from the Natural Environment Team at Norfolk County Council:

CONDITIONS

1 Full Permission Time Limit (3 years)
The development must be begun not later that the expiration of THREE YEARS beginning
with the date of this permission.
Reason for Condition:
As required by section 91 of the Town and Country Planning Act 1990.

2 In accordance with submitted plans NEW 2017
The development must be carried out in strict accordance with the application form, and
approved documents and drawings as set out in the table at the end of this notice.
Reason for condition:-
To ensure the satisfactory development of the site.

3 Highway improvements - off-site
Notwithstanding the details indicated on the submitted drawings, prior to the first occupation
of the development hereby permitted detailed drawings for the off-site highway improvement
works as indicated indicatively on Drawing No 3A shall be submitted to and approved in
writing by the Local Planning Authority and such works shall be completed prior to the
development hereby approved being brought into use.
Reason:-
To ensure that the highway improvement works are designed to an appropriate standard in
the interest of highway safety and to protect the environment of the local highway corridor
and to ensure that the highway network is adequate to cater for the development proposed
and to comply with Policy TR01 of the Breckland Local Plan (adopted).

4 Non-standard condition - Restricted use of land
The development hereby approved shall be restricted to the use of the land to solely
accommodate the following only:

- One Roundabout
- One Helter Skelter
- One Trampoline
- Two caravans (to be lived in at fairs only)
- One mobile home (to be lived in by the applicants, Mr and Mrs Edwards and any
dependents only)

Reason for condition:-
To ensure the satisfactory appearance of the development, in accordance with policies HOU
08 ( Provision for Travellers and Travelling Showpeople), GEN 02 and COM 01 of the
Breckland Local Plan (adopted) together with Section 12 of the National Planning Policy
Framework 2019.

5 Non-standard condition - Vehicle movement
restrictions
The development hereby approved shall accord with the following:
(a)     Vehicles associated with the use shall be restricted to a single HGV and single car/van
(b)     No access and egress to and from the site by HGV or towing vehicles during school
opening and closing times.
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(c)     No access and egress to and from the site by HGV or towing vehicles weekdays in
term time during the hours of 08:15 to 09:15 and 14:45 to 15:45

Reason for condition:-
In the interests of highway safety having regard to the NPPF 2019 and Policy COM 1 of the
Breckland Local Plan (adopted).

6 External materials and samples to be approved
Prior to the commencement of any works above slab level details and samples of all external
materials to be used shall be submitted to and approved in writing by the Local Planning
Authority, and this condition shall apply notwithstanding any indication as to these matters
which have been given in the current application.  Only such agreed materials shall be used
in connection with this approval.
Reason for condition:-
To ensure the satisfactory appearance of the development, in accordance with policies
GEN2 and COM01 of the Breckland Local Plan 2019 together with Section 12 of the
National Planning Policy Framework 2019.
This condition will require to be discharged

7 In accordance with Flood Risk Assessment
The development shall be constructed in complete accordance with the Flood Risk
Assessment prepared by Ellingham Consulting Ltd.
Reason for condition:-
To minimise the possibilities and impacts of flooding from the outset of the development.
This condition is imposed in accordance with Policies COM03 and ENV09 of the Breckland
Local Plan 2019 ( Adopted) together with Section 14 of the National Planning Policy
Framework 2019.
This condition will require to be discharged

8 Precise details of surface water disposal
Prior to the commencement of any works above slab level precise details of the means of
surface water disposal shall be submitted to and approved in writing by the Local Planning
Authority.  Only such agreed system or works shall be used in connection with this approval.
Reason for condition:-
To minimise the possibilities of flooding from the outset of the development.
This condition is imposed in accordance with Policies COM03 and ENV09 of the Breckland
Local Plan (adopted) together with Section 14 of the National Planning Policy Framework
2019.
This condition will require to be discharged

9 Precise details of foul water disposal
Prior to the commencement of any works above slab level precise details of the means of
foul water disposal shall be submitted to and approved in writing by the Local Planning
Authority.
Reason for condition:-
To minimise the possibilities of flooding from the outset of the development.
This condition is imposed in accordance with Policies COM03 and ENV09 of the Breckland
Local Plan (adopted) together with Section 14 of the National Planning Policy Framework
2019.
This condition will require to be discharged
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10 Trees/hedges to be retained
The existing trees/hedges on the site shall be retained.  Should any die or be removed
without the written consent of the Local Planning Authority, they shall be replaced during the
next planting season with a tree(s) or hedging of a species, size and in the same location to
the satisfaction and written agreement of the Local Planning Authority.
Reason for condition:-
In the interests of the satisfactory appearance of the development in accordance with Policy
ENV06 of the Breckland Local Plan 2019 ( Adopted) together with Section 15 of the National
Planning Policy Framework 2019.

11 Mitigation of Harm to Barn Owls
No development shall commence on site until a Construction Environmental Management
Plan (CEMP) has been submitted to and approved in writing by the Local Planning Authority
and the development shall be carried out in strict accordance with the agreed Plan.

Reason - Details are required prior to commencement in the interests of protecting habitats
and to comply with with Policy ENV 02 of the Breckland Local Plan (adopted) and the NPPF
(2019).
This condition will require to be discharged

12 Mitigation of Harm to Barn Owls
No development shall commence on site until a Ecological Enhancement Plan, which shall
focus on habitat management for Water Vole. has been submitted to and approved in writing
by the Local Planning Authority and the development shall be carried out in strict
accordance with the agreed Plan.

Reason - Details are required prior to commencement in the interests of protecting habitats
and to comply with with Policy ENV 02 of the Breckland Local Plan (adopted) and the NPPF
(2019).
This condition will require to be discharged

13 Contaminated Land - Unexpected
Contamination
In the event that contamination is found at any time when carrying out the approved
development that was not previously identified it must be reported in writing immediately to
the Local Planning Authority. An investigation and risk assessment must be undertaken in
accordance with details to be agreed in writing with the Local Planning Authority.  Where
remediation is necessary, a remediation scheme must be submitted to and approved in
writing by the Local Planning Authority.  Following completion of measures identified in the
approved remediation scheme a verification report shall be submitted to and approved in
writing by the Local Planning Authority.
Reason for condition:-
To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters, property and
ecological systems, and to ensure that the development can be carried out safely without
unacceptable risks to workers, neighbours and other offsite receptors.
This condition is imposed in accordance with Policy COM 03 of the  Breckland Local Plan
(adopted).
This condition will require to be discharged
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