
 

 

 

 

 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2020/0647/F CASE OFFICER Fiona Hunter

LOCATION: GARBOLDISHAM APPNTYPE: Full
Land South of the A1066, Diss Road POLICY: Out Settlemnt Bndry

CONS AREA: N

APPLICANT: BJ & PM Gooderham
Chesnut Tree Farm Kenninghall

LB GRADE: N

AGENT: Ian Pick Associates Ltd
Station Farm Offices Wansford Road

TPO: N

PROPOSAL: Erection of four poultry buildings and associated infrastructure. (the application is  also
accompanied by an Environmental Impact Statement The Town and Country Planning
(Environmental Impact Assessment Regulations 2017).

REASON FOR COMMITTEE CONSIDERATION

There are a large number of local representations and the development is considered to be Environmental
Impact Assessment (EIA) development.

KEY ISSUES

Principle of Development
Highways, Road Network and Parking
Design and Landscape Impact
Drainage and Flooding
Ecology, Biodiversity, Emissions and Protected Sites
Residential Amenity
Environmental Impact Assessment

DESCRIPTION OF DEVELOPMENT

Erection of four poultry buildings and associated infrastructure. The development is EIA development and is
accompanied by an Environmental Statement.

Each building is 98m in length, 24.2m in width, 2.5m to eaves, 5.1m to roof ridge and 5.8m to top of
chimney/fan. In addition there is 7 feed silos/bins which are 9.1m in height, together with access road,
concrete apron, link control rooms, gate house, plant room, water tanks, dirty water tanks and attenuation
pond.

The development will accommodate up to 182,750 broilers chickens. The development will require, and the
applicant obtained, an Environment Agency (EA) permit.

SITE AND LOCATION
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The site is roughly rectangular in shape extending to 6ha with access to the north off the A1066, Diss Road,
Garboldisham. It's current use is agricultural field.

Beyond the northern boundary is a mixed plantation woodland/ tree belt. The east, south and west
boundaries are defined by mature hedgerows with interspered matures trees and with dry ditches on the
western and eastern boundaries.

A Public Right of Way (PRoW) Garboldisham RB18 is 235m to the west of the application site running
parallel.

Some of the closest residential properties to the application site are:

- Three Wells Farm 198m to the south
- Willow Farm and Willow Farm Bungalow 280m to the south
- Puddleduck is 294m to the west
- Clay Hall is 380m to the south-east
- Mill Pond Farm, Mill Pond Cottages and Care Takers Cottages 380 to 400m to the north-west

It is noted that the application documents has different measurements from those detailed above, however,
this discrepancy is from the above being taken from the application redline boundary and the applicant's
being taken from the proposed poultry units and hard standing areas where the emissions (noise, dust,
odour, ammonia) will arise from.

There are no Listed Building or Conservation Area's in proximity of the application site.

Waveney & Little Ouse Fens Special Area of Conservation (SAC) is 2,500m to the south-east and 1,725m to
the south-south-west of of the application site (it forms two separated land masses).

Blo' Norton & Thelnetham Site of Special Scientific Interest (SSSI) is 1,725m to the south-south-west of the
application site and covers part of the same land as the SAC.

EIA REQUIRED

The development has been considered under the The Town and Country Planning (Environmental Impact
Assessment) Regulations 2017 as amended due to falling within Schedule 1 article 17(b). More specifically,
the application exceeds the threshold of 85,000 places for broilers. The application has therefore been
accompanied by Enviroment Statement (ES) including a Non-Technical Summary. The Scope of the EIA is:

· Landscape and Visual Impact
· Highways and Transportation
· Noise, Odour and Dust
· Ecological Issues
· Drainage and Flood Risk

RELEVANT SITE HISTORY

No relevant site history

POLICY CONSIDERATIONS
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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
EC01 Economic Development
EC03 General Employment Areas
EC04 Employment Development Outside General Employment Areas
ENV01 Green Infrastructure
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
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance
TR01 Sustainable Transport Network
TR02 Transport Requirements

OBLIGATIONS/CIL

Not applicable

CONSULTATIONS

GARBOLDISHAM P C
04-11-2020
Garboldisham Parish Council is fully aware of the many objections lodged about this application. We have
read all the documentation provided but look to Breckland to ensure that the information provided is correct
to safeguard the surrounding parishes.

08-07-20
Garboldisham Parish Council have no major concerns about the development. However, concerns have
been raised about the increased volume of traffic, and they note that the applicant is attempting to keep this
to a minimum. Heavy farm vehicles already use the existing track, and to their knowledge, there have been
no adverse incidents. It is hoped that careful monitoring will occur on noise and smells emanating from the
site. Whilst a fair distance from habitation, incidences of this could increase during the winter months when
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the trees surrounding the site are defoliated.
NORFOLK COUNTY COUNCIL HIGHWAYS
Following my original response, I have been made aware of local concern regarding the turning movements
of slow moving vehicles on a derestricted section of principal highway.  As previously advised this Authority
normally seeks to resist proposals which result in a material increase in slowing, stopping and turning traffic
on A1066 which is a principal highway and also a Corridor of Movement.  Whilst the decision is finely
balanced, on the basis of the nature of the use, submitted traffic generation details, availability of a
satisfactory level of visibility (both forward and linear) onto A1066 and that there are proposals to remodel
and surface the existing access, I consider it would be difficult to substantiate an objection in principle.  I do,
however, consider that a condition of any approval should be that the speed limit along the A1066, within the
vicinity of the site, is reduced to 50mph.  Therefore, if you are minded to grant approval please impose the
suggested conditions.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
The Preliminary Ecological Appraisal (Craig Emms and Linda Barnett; September 2020) is broadly fit for
purpose. Natural England have no objections to the proposals and state the proposals will not have
significant adverse impacts on designated sites (comments dated 27 October 2020). We recommend that
Breckland District Council adopt the Shadow HRA as the record of the screening for a need for an
Appropriate Assessment.

If you are minded to approve this application, we recommend that you conditions for compliance with the
aforementioned report and a biodiversity enhancement plan.
TREE AND COUNTRYSIDE CONSULTANT
No comment.
CONTAMINATED LAND OFFICER
Based on both the accuracy of the information provided and the current records of contaminated land issues
we hold to date, I recommend approval providing the development proceeds in line with the application
details and subject to contamination condition to alleviate environmental concerns.
ENVIRONMENT AGENCY
We have no objection to this application.  As already identified in the application, this development will
require an Environmental Permit from us as there is capacity for more than 40,000 poultry.

The site is within a Source Protection Zone 3 under our Groundwater Protection Policy. This means that any
pollutants entering the ground in this location could potentially contaminate the public drinking water supply
at some point in the future.

The Odour Report submitted shows that there are sensitive receptors within 400m from the proposed poultry
farm, but modelling shows that the predicted odour at these properties should be considerably less than 3
odour units/m3.  An Odour Management Plan will need to be submitted with the application for an
Environmental Permit.

The Noise Impact Assessment submitted indicates that noise from the development will be at low levels,
provided attenuators are fitted to the roof fans.  An Noise Management Plan will need to be submitted with
the application for an Environmental Permit.
FLOOD & WATER MANAGEMENT TEAM
We have no objection subject to conditions being attached to any consent.
NATURAL ENGLAND
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Based on the plans submitted, Natural England considers that the proposed development will not have likely
significant effects on the Waveney & Little Ouse Fens Special Area of Conservation and has no objection to
the proposed development.

To meet the requirements of the Habitats Regulations, we advise you to record your decision that a likely
significant effect can be ruled out. The following may provide a suitable justification for that decision:

The Ammonia Modelling report, submitted for consultation on 13 October 2020 shows that the process
contribution from ammonia and nitrogen deposition to this designated site is less than 1%; and
The Shadow Habitats Regulations Assessment (apT, 19 October 2020) shows there are no in-combination
effects from other nearby projects.

Based on the plans submitted, Natural England considers that the proposed development will not damage or
destroy the interest features for which Blo Norton & Thelnetham Site of Special Scientific Interest has been
notified and has no objection.
NORFOLK COUNTY COUNCIL PUBLIC RIGHTS OF WAY
We have no objections on Public Rights of Way grounds as although Garboldisham Restricted Byway 18 is in
the vicinity, it does not appear to be affected by the proposals.
HISTORIC ENVIRONMENT SERVICE
The proposed development site lies within an area where very little archaeological information is available.
Most likely this is not due to an absence of archaeological remains, but rather the lack of development work
likely to lead to the discovery of any remains. However the wider area is rich in records of artefact of
Prehistoric, Roman, Anglo-Saxon, Medieval and post-medieval artefacts being found especially by metal-
detecting. A short distance to the west there may be a Roman settlement as Roman metal work and pottery
has been found. Consequently there is potential that heritage assets with archaeological interest (buried
archaeological remains) will be present at the site and that their significance will be adversely affected by the
proposed development.  Therefore, if planning permission is granted, we therefore ask that this be subject to
a programme of archaeological mitigatory work in accordance with National Planning Policy Framework para.
199.
ENVIRONMENTAL HEALTH OFFICERS
I have looked at the application submitted and, based on the information provided to me at this time; as the
operation of the site will be controlled by an Environment Agency permit, there are no objections on the
grounds of Environmental Protection, providing the development proceeds in line with the application details
and maintains compliance with the levels of odour and noise detailed within the submitted reports. I would
however recommend that feed deliveries and the cleaning out of the sheds are undertaken during daytime
hours and bearing in mind the proximity of the closest domestic properties adequate fly monitoring and
control is also undertaken.
SOUTH LOPHAM PARISH COUNCIL
South Lopham Parish Council discussed this application and because the proposed development is so close
to our parish boundary wish to raise the following comments and concerns - there are very serious oncerns
about the expected increase in volume of traffic coming through the pinch point in South Lopham on the
A1066, the B1113 Redgrave Road & Church Road; these roads already suffer with speeding, dangerous
driving, lorries that are far too big to pass safely, erosion of the verges, mounting of kerbs & damaged drains.
The increase in both domestic vehicles and lorries will impact significantly on our village roads, we cannot
accept that the application has correctly estimated the number of vehicle movements. This proposal will have
a long term impact on good quality agricultural land, covering it with concrete and buildings which would be
better placed on a brown field site, we cannot see the necessity to develop this prime agricultural land when
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other suitable sites are available - particularly brown field sites closer to the new Cranswick chicken
processing factory at Eye/Brome or the feed mill. Although one can say farming chickens is agriculture the
nature of this development is more akin to an industrial estate. The Landscape and Visual Impact statement
along with the Odour report draws many conclusions that we cannot agree with. There will be major visual
impact from many view points, even with the mitigation strategy.

The Odour study admits there is little data on which to base their model - to conclude the odours are
moderately offensive ignores the significant issue of odours at regular intervals especially during warm
weather and when the sheds are cleaned, we understand cleaning is usually undertaken every 7 weeks. In
conclusion while as a Council we support agriculture in our rural environment and accept the need for a
certain amount of heavy machinery/tractor/lorry movements we cannot accept this industrialisation of quality
land, we therefore request a more thorough investigation into some of the statements in the proposal and an
independent examination of the facts.

REPRESENTATIONS

Neighbours were consulted on 02-07-2020, a notice was published in the press on 13-07-2020 and a site
notice was erected on 15-07-2020.

54 letters of representation have been received, some of which are second responses due to revised
information and re-consultation, their comments are summarised as follows:

- Further information needed (civil engineers report, finished floor levels, impact on flora and fauna; impact to
water course, disaster planning, air quality, increase of traffic etc. )
- Computer modellings are open to interpretation and thus not conclusive
- View Points selected are not those which will have biggested impact and report undertaken in summer with
full leaf coverage
- Raising site levels will cause visual impact harm, prevent the proposed drainage system being successful
and will require imported soils/ materials
- Development will cause visual harm by changing green field to industrial type development
- Is the drainage proposal including baseline information correct
- Flooding during construction period
- Flooding off-site may result
- Flooding down stream (ditch) of application site occurred during course of determination period
- Providing roosting sites for birds may result in spread of avian flu
- Impact to wildlife
- Too close to residential properties and villages with issues including air quality, odour, noise, increased
traffic and reduced road safety
- Contamination to water course
- Structural damage to properties alongside the B1066 Garboldisham
- Development will result in light pollution
- Intensive livestock rearing is not in-keeping with environmental or personal health government agenda or
animal welfare
- Negative impact to Broomscot Common and Scarfe Meadows due to increase in water flows and water
quality
- Negative impact to the Little Ouse
- New jobs are unlikely to be local
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- Demand for meat reducing and will leave the site an eyesore in the future
- Manure disposal should be conditioned
- Proposal indicates that it is designed in a way to enable expansion which would result in an unacceptable
scale of development
- Tree planting should be proposed to the east and west
- Workers in close quarters to the detriment of disease and virus control
- Application does not take into consideration other intensive farming close to the application site and thus
conclusions may not be correct
- Negative impact to tourism

One representation supported the development due to benefit to British farmers, production of food and job
opportunities.

ASSESSMENT NOTES

1.0 Principle of Development

1.1 The application is for the development of a facility for the rearing of broilers on agricultural land. Policy
EC 04 of the Breckland Local Plan (adopted 2019) permits employment uses in the countryside where it
would be detrimental to local amenity if located in settlements, including general employment areas, which is
the case for this development, subject to highways impact which is discussed at Section 2.0 of this report.
The principle of development also accords with paragraphs 83 and 84 of the NPPF which seeks to support a
prosperous rural economy.

1.2 The development would result in the loss of Grade 2 agricultural land (very good) which forms part of the
best and most versatile agricultural land as defined by NPPF. Paragraph 170 of the NPPF sets out that
planning decisions should recognise the intrinsic character and beauty of the countryside, and the wider
benefits from natural capital and ecosystem services, including the economic and other benefits of the best
and most versatile agricultural land. The site area extends to 6ha of which 1.37ha to the south of the new
buildings and hard standing will remain as agricultural land for arable cropping. The loss of 4.63ha of grade
two agricultural land is a negative of the proposal which must be assessed in a planning judgement which is
undertaken at the end of this report.

2.0 Highways, Road Network and Parking

2.1 The Environment Statement details that the development would generate 170 HGV/ Mini Bus/ Tanker/
Box Van movements every 48 days, equating to 1,292 movements per annum. This results in an average of
3.5 movements per day. However, the development operates such that some days having much higher
movements than others. More specifically, on days 30, 37 and 38 bird removal takes place and there would
be 10 HGV movements. Whereas on 13 days there would be no larger vehicle movements.

2.2 The Environment Statement advises that feed delivers will come from Crown Feed Mill at Edge Green
which is 5 miles from the site which would likely result the HGV vehicles to come via a route through North
Lopham and South Lopham. Birds will be processed at the Cranswick County Foods processing plant at Eye,
near Diss which is 11 miles distant. Traffic will follow the A1066 through South Lopham and Diss, A140 and
B1077. Manure will be disposed of through Thetford Power Station which is 13 miles distant, following the
A1066 westwards through Garboldisham and Thetford, and the A134.

2.3 The application includes improvements to the site entrance to facilitate HGVs. Visibly splays of 2.4m x
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215m can be achieved.

2.4 Highways have noted some concerns raised by residents, however, on the basis of the nature of the use,
submitted traffic generation details, availability of a satisfactory level of visibility (both forward and linear) onto
A1066 and that there are proposals to remodel and surface the existing access, they would find it difficult to
substantiate an objection in principle. They have recommended a condition requiring the speed limit along
the A1066, within the vicinity of the site, is reduced to 50mph together with other standard highways
conditions.

2.5 The residual cumulative impacts on the road network is not considered to be severe and the application
should therefore not be refused on these grounds, having regard to advice provided by paragraph 109 of the
NPPF. No highway safety conflict has been identified, subject to the change in speed limit to 50mph along
the A1066 sought by Highways. Whilst residents have raised Highways safety as an issue, in the context of
existing road movements the number of additional traffic movements particularly the larger vehicles identified
is not such that it is expected to cause any safety issues.

2.6 The development provides parking for 3 cars and a concrete apron for the parking and turning of delivery
vehicles. This is considered acceptable for the type of development.

2.7 The development is considered to comply with paragraph 109 of the NPPF and Policies TR 01 and TR 02
of the Breckland Local Plan (adopted 2019).

3.0 Design and Landscape Impact

3.1 The site extends to 6ha and the application includes 4 large agricultural buildings creating 9,652sqm of
floor space combined. The buildings are 2.5m to eave, 5.1m to  ridge and 5.8m to top of chimney/fan. There
design is agricultural and functional in nature and walls and roof are formed from profile metal sheeting in
olive green. The design of these principle buildings are considered acceptable for the proposed use, in a
colour selected to minimise visual impact and with lower eaves to reduce massing. In addition to the
aforementioned buildings, the other most visual part of the development is the 7 feed silos/bins which are
9.1m in height.

3.2 The existing hedgerows interspersed with trees to the east, south and west together with the plantation
woodland to the north are not affected by the development and will remain in situ with no alterations. The
applications propose a 20m width and 173m length tree planting belt at the southern most part of the
application site. This additional planting will take some years to provide meaningful screening, however, will
provide medium to long term visual screening benefits. However, it is considered that the 20m width is more
than required for screening in this direction.

3.3 The application is supported by a Landscape and Visual Impact Assessment which concluded that of the
four view points considered only one, that from the PRoW, would have a material impact. With the proposed
mitigation strategy, the report concludes that the overall impact on the landscape is considered to have a
minor overall effect on the surrounding landscape character and a moderate effect on the visual impact (i.e.
not a material change). The Viewpoints selected are considered an appropriate sample, with View Point 1
from the PRoW the closest public vantage point, it is noted views from around the junction from Smallworth
and Broadway Lane to the south-west will be similarly affected.

3.4 It is concluded that in accordance with the submitted report that the development would not result in a
material change to the landscape and would have a moderate negative effect from views from the PRoW and
Smallworth and Broadway Lane. This is due to: distance from public vantage points; design and colour of the
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buildings and structures which are agricultural in appearance; existing screening; and proposed screening.

3.5 Development of this nature is not suitable for sites in or adjacent to residential settlements and most
employment areas (allocated or not) due to odour. It is therefore considered that whilst there is overall less
than moderate harm, that this is acceptable and is a good site in terms of visual impact. However, to provide
some mitigation to the PRoW which views are most affected and is important for public health by providing
off-road walking routes, it is recommended to condition the planting of 6 trees along the western boundary to
provide medium to long term mitigation and is secured by way of condition.

3.6 A resident raised whether soils would need to be imported to raise land levels. This is not anticipated,
and land levelling will be achieved by spreading soils from high points on the site to lower points. However,
their concern is noted and relevant due to the undulating land levels, size of site, lack of details submitted on
existing and proposed levels.  Therefore, we recommend that land levels and finished floor levels is
conditioned to prevent the development having a greater visual impact than reported in the application and
considered.

3.7 For the aforementioned reasons, and subject to conditions securing tree planting, the development
complies with Policy ENV 05  and Section 15 of the NPPF.

4.0 Drainage and Flooding

4.1 The application site is in flood risk zone 1 which is at the lowest risk of flooding from rivers and sea.
Through the site is a route of surface water flooding of below 300mm. The proposed drainage solution is
designed for the 1 in 100 year rainfall event with 40% allowance for climate change and is to drain surface
water to an attenuation pond located at the south-west of the site which in turns outfalls into the drain to the
south at a restricted greenfield rate. This results in clean water being stored on site during peak rainfall
events and released into the drainage system at the greenfield runoff rate.

4.2 The position of the attenuation pond  works with existing site levels which are higher in the north-east
corner at 3.4.5m AODN falling to 31m AODN in the south west. Draining to the south-west of the site
therefore replicates the existing direction of surface water travel.

4.3 Removal of  the foul dirty water is controlled by the EA Permit.

4.4 The LLFA, Natural England and the EA have not raised an objection to the drainage proposals, with the
Case Officer confirming the LLFA response has not changed due to December 2020 rainfall events which
caused localised flooding in Breckland. Subject to prior to commencement conditions for further detailed
information the proposal would not give rise to flooding on-site or an increased risk of flooding off-site.  The
proposed foul water from the inside of the buildings and concrete apron will be drained to a sealed
underground dirty water containment tanks and taken off-site preventing any ground or water source
contamination including to Broomscott Common.  The proposal therefore accords with Policy ENV 09 of the
Breckland Local Plan (adopted 2019).

5.0 Ecology, Biodiversity, Emissions and Protected Sites

5.1 The site is a agricultural field boarded by hedges and a tree belt and development will change this to an
intensive rearing poultry unit. The Preliminary Ecological Report concludes that subject to their
recommendations being implemented that the development will result in no net loss the biodiversity and no
protected species on or adjacent to the site would be harmed. Recommendations included installation of
hedgehog nesting boxes, bird nesting boxes and bat roosting boxes. The Council's Ecological and
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Biodiversity Consultant has not objected subject to conditions requiring compliance with the  Preliminary
Ecological Report and a condition to secure net gains for biodiversity in accordance with Policy ENV 02 of
the Breckland Local Plan (adopted 2019).

Habitats Regulations Screening

5.2 The LPA as the competent authority must consider and conclude whether the potential for likely
significant effects to European Sites can be excluded. If they cannot, the LPA must make an Appropriate
Assessment (AA) of the implications of the development for that site, in consideration of  the effected
European Sites conservation objectives. The information required to enable the LPA to under take the
assessment is provided by the Applicant's submitted Habitats Regulations Assessment (HRA) October 2020.

5.3 The site is 1,725m to the south-south-west and 2,500m to the south-east of the Waveney & Little Ouse
Fens Special Area of Conservation (SAC)(UK0012882). SACs are protected under The Conservation of
Habitats and Species Regulations 2017 (as amended). The qualifying features for the SAC (UK001288)
are: Calcareous fens with Cladium mariscus and species of the Caricion davallianae (H7210); Molinia
meadows on calcareous, peaty or clayey-silt-laden soils (H6410); and Desmoulin's whorl snail (S1016).

5.4 The aspect of the development which could affect the SAC is the generation of ammonia emissions and
nitrogen deposition.

5.5 When considering whether a significant effect is likely, the Local Planning Authority as competent
authority must consider in-combination effects with other development within a 10km distance from the
European Site. The Applican't HRA identifies 11 EA permits since January 2018 when the last UK Air
Pollution Information System (APIS) data was issued of which 3 were identified as needing to be considered
for in-combination effects in respect to ammonia which are for other intensive livestock rearing units.

5.6 The SAC is not in exceedance of the Nitrogen Critical Loads. However, it is in exceedance of it's
Ammonia Critical Level and is in a in Favourable/Unfavourable-Recovering condition. As the development
may increase Ammonia levels at the SAC it is not possible to rule out a significant effect and therefore, an AA
is required.

Habitats Regulations Appropriate Assessment

5.7 The AA must be taken in consideration of the SACs Conservation objectives which are: ensure that the
integrity of the site is maintained or restored as appropriate, and ensure that the site contributes to achieving
the Favourable Conservation Status of its Qualifying Features, by maintaining or restoring;

-  The extent and distribution of qualifying natural habitats and habitats of qualifying species
-  The structure and function (including typical species) of qualifying natural habitats
-  The structure and function of the habitats of qualifying species
-  The supporting processes on which qualifying natural habitats and the habitats of qualifying species rely
-  The populations of qualifying species, and,
-  The distribution of qualifying species within the site.

5.8 Natural England have been consulted and advised in their view a likely significant effect can be ruled out
due to:

- The Ammonia Modelling report, submitted for consultation on 13 October 2020 shows that the process
contribution from ammonia and nitrogen deposition to this designated site is less than 1%; and
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- The Shadow Habitats Regulations Assessment (apT, 19 October 2020) shows there are no in-combination
effects from other nearby projects.

5.9 The Council's Ecological and Biodiversity have noted Natural England's response and has not disputed
their conclusion.

5.10 Based on the foregoing, the Council agrees with and adopts the submitted Habitats Regulations
Assessment October 2020 as our Habitat Regulations Assessment.

5.11 Decision: An Appropriate Assessment has been undertaken, and a likely significant effect can be
excluded and the integrity of the Habitat Sites will be maintained.

Habitats Regulations END

5.12 Blo' Norton & Thelnetham Site of Special Scientific Interest (SSSI)(TM019788) is 1,725m to the south-
south-west of of the application site and covers part of the same land as the SAC. The SSSI's impact Risk
Zone extends to cover the application site. The SSSI is designated for its plant communities associated with
the remaining areas of open fen and the areas of carr woodland and by some of the meadows adjacent to
the fen. The SSSI is is mix of Unfavourable - Recovering and Favourable condition.

5.13 Due to the distance between the application site, separating features including roads and critically the
contribution from ammonia and nitrogen deposition to SSSI being less than 1% it is not considered that the
development will have an adverse effect to the SSSI. The application therefore does not conflict with Policy
ENV 02 or paragraph 175 of the NPPF.

5.14 In respect of protected species, biodiversity, European sites and National sites the development is found
to be acceptable and accords with Policies ENV 02 and ENV 03 of the Breckland Local Plan (adopted 2019),
together with Section 15 of the NPPF.

6.0 Residential Amenity

6.1 The EIA Statement advises that the nearest residential neighbour is located 320m south-west of the
application site, however, other properties could also be affected. The submitted report sets out that the
odour levels at the nearest residential receptors would be well below the Environment Agency's benchmark
for moderately offensive odours (including Intensive livestock rearing), which is a 98th percentile hourly mean
odour concentration of 3.0 ouE/m³ over a one year period. This is visualised Figure 6. of the "A Dispersion
Modelling Study of the Impact of Odour..." Report. The Environment Agency and Council's Environmental
Health Officer have not disputed the findings of the Report. An Odour Management Plan will be required and
secured through the EA Permit and does not need to be duplicated by any planning approval.

6.2 The application is supported by a Noise Impact Assessment which includes current background noise
level survey and considers operational noise and operational transport noise.  The Report concluded that
with the roof fans fitted with attenuators that the noise from development will be low during the day and
evening. During night time noise ingress via open window has been found to be below existing background
levels and >10dB below BS8233's noise ingress limits for bedrooms. The individual maximum noise events
generated by the HGVs loading/unloading will result in noise ingress levels via an open window below
LAmax,F 45dB. On this basis the report concludes that the that during the night the absolute noise levels will
result in a low noise impact. The Environment Agency and Council's Environmental Health Officer's have not
raised an objected on noise grounds.
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6.3 The noise impact to residential properties and their occupiers has been found to be within acceptable
parameters. A Noise Management Plan will be required through the EA Permitting process and should not be
duplicated in this decision by way of condition taking into consideration paragraph 183 of the NPPF.

6.4 The development will give rise to dust and the Environmental Statement quotes the DEFRA research
project  AC0104 which found that dust particulates from poultry units reduced to background levels by 100m
downwind of the even the highest emitting poultry houses. The application site is over 100m from the closest
residential receptor and therefore beyond the distance where dust issues can occur.

6.5 The other aspect of the development which could negatively impact residents is external lighting. To this
end, it is recommended that external lighting is controlled by way of condition. This would also have a
ecological benefit.

6.6 The impact to residential amenity is found to be acceptable, and controls to ensure the the development
is appropriately managed in relation to noise and odour will be secured through the EA Permit. The
development therefore accords with Policy COM 03 and paragraph 127 of the NPPF.

7.0 Archaeology

7.1 There are no designated heritage assets within or close to the application site. NCC Historic Environment
Officer has been consulted and advised that whilst there is little archaeological information this is likely due to
lack of former development works at or around the site.  However the wider area is rich in records of artefact
of Prehistoric, Roman, Anglo-Saxon, Medieval and post-medieval artefacts being found especially by metal-
detecting. A short distance to the west there may be a Roman settlement as Roman metal work and pottery
has been found. Consequently there is potential that heritage assets with archaeological interest will be
present at the site and that their significance will be adversely affected by the proposed development. NCC
Historic Environment Officer concluded with a recommendation to condition a programme of archaeological
mitigatory work including on-site investigation and recording in accordance with NPPF paragraph 199.
Having regard to Policy ENV 08 of the Breckland Local Plan (adopted 2019) and paragraphs 196 and 199 of
the NPPF, the harm to the potential non-designated heritage asset is considered to be outweighed by the
economic benefits, subject to the aforementioned condition, and is found to be acceptable.

8.0 Environmental Impact Assessment

8.1 The development must be considered under the The Town and Country Planning (Environmental Impact
Assessment) Regulations 2017 as amended due to falling within Schedule 1 article 17(b). More specifically,
the application exceeds the threshold of 85,000 places for broilers.

8.2 The application is duly supported by an Environmental Statement (ES) and Non-Technical Summary. The
Environmental Statement has been prepared by competent experts and having examined the document it is
considered adequate and contains the information required by regulation 18(3) and (4) of the EIA
Regulations. The scope of the ES is listed below, and having regard to the site location and development
characteristics these are agreed as the appropriate topics:

· Landscape and Visual Impact
· Highways and Transportation
· Noise, Odour and Dust
· Ecological Issues
· Drainage and Flood Risk
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8.3 The individual topics have been discussed in the Committee Report and the development has been
found to  not have a significant environmental impact in accordance with the ES Assessment of Significance
of Environmental Effects. To preclude a significant effect mitigation measures are necessary and it is
recommended these are secured by way of condition if they are not controlled by the Environmental Permit.
A full list of mitigation measures are detailed at the ES Non Technical Summary paragraph 1.5, of which the
most important are listed below:

- building elevation and roof materials selected to minimise visual intrusion
- retention of and introduction of additional boundary planting to provide visual screening consisting of 6 new
trees along western boundary and tree belt planting along southern boundary
- Use of use of high speed roof mounted fans and installation of attenuation on the extraction fans to reduce
noise from the development (controlled via EIA Permit);
- Foul water from the inside of the buildings and concrete apron being drained to a sealed underground dirty
water containment tank and taken off site (controlled via EIA Permit and Building Regulations);
- Controlling surface water drainage as detailed in application

8.4 Imposition of management plans and monitoring in respect of odour, emissions and noise has been
considered, however, as the site/ development will be controlled by an Environmental Permit in this instance
it would be considered duplication having regard to EIA Regulation 26(3)(c).

9.0 Planning Balance and Conclusion

9.1 The principle of development of an intensive rearing poultry unit in the countryside away from any
settlement accords with Policy EC 04 of the Breckland Local Plan (adopted 2019) and paragraphs 83 and 84
of the NPPF. The development would require the loss of 4.63ha of grade 2 agricultural land which is classed
as very good and is a negative of the proposal. The application includes proposals for a 20m tree belt at the
southern boundary of the site beyond that required to screen the development from the south. The excess
tree planting will have flooding reduction, biodiversity and environmental (air quality and pollution) benefits
which together with the economic and food supply benefits of the proposal are considered to out weigh the
loss of the grade 2 agricultural land and result in the principle of development being acceptable.

9.2 The highways impacts of the development including road capacity and safety have found to be
acceptable subject to access upgrades and a reduced speed limit at the A1066 to be controlled by way of
planning condition resulting in compliance with paragraph 109 of the NPPF and Policies TR 01 and TR 02.

9.3 The development is for 4 large agricultural buildings and the due to their location, design, materials
including colours, existing boundary screening by hedges and trees the impact to the character and
appearance of the landscape and vistas is considered to have a overall less than moderate harm. Whilst
there is some harm, there are very limited sites in Breckland which could be developed which would have no
harm to character and appearance of the countryside whilst also being acceptable in other planning
considerations. On balance the small visual harm is outweighed by the economic benefits of the
development, subject to mitigation planting of 6 trees along the western boundary for the benefit of views to
the PRoW, the tree planting at the southern boundary and a condition requiring details of site and finished
floor levels.

9.4 Land, roads and residential properties down stream from the development are prone to flooding with the
most recent flooding having occurred in the last 30 days which included ingress of water to the interior of
residential properties. A detailed drainage strategy has been submitted and which demonstrates that an
acceptable system can be created which will prevent flooding on-site and which does not increase risk of
flooding off-site.  Furthermore, in the heavier rainfall events that will be a slight betterment off site due to
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holding a volume of water in the attenuation pond and releasing at the greenfield rate. The drainage system
avoids deepbore hole discharge and together with the containment of dirty waters protects the groundwater
protection zone. The development accords with Policy ENV 09 of the Breckland Local Plan (adopted 2019)
and Section 14 of the NPPF.

9.5 The development has been found to cause negligible to protected species, biodiversity, national sites or
European sites, having undertaken a Habitats Regulation Assessment, subject to conditions. The
development is thus compliant with Policies ENV 02 and ENV 03 of the Breckland Local Plan (adopted 2019)
together with Section 15 of the NPPF.

9.6 Harm to residential amenity will be within acceptable parameters in particular with regard to noise, odour,
dust and light subject to conditions and resulting in compliance with Policy COM 03 of the Breckland Local
Plan (adopted 2019) and paragraph 127 of the NPPF.

9.7 The application is Schedule 1 development of the The Town and Country Planning (Environmental
Impact Assessment) Regulations 2017 as amended. The application has been accordingly assessed and
found to have no significant environmental impact subject to conditions.

9.8 Having regard to the above, the application is found to be acceptable and is recommended for approval
subject to conditions.

RECOMMENDATION

The application is recommended for approval, subject to the conditions, listed below.

CONDITIONS

1 Full permission 3 year time limit
The development hereby permitted shall be begun before the expiration of THREE YEARS
from the date of this permission.
Reason for condition:-
To comply with section 91 of the Town & Country Planning Act 1990 (as amended).

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 including
the external materials and colours for the approved buildings. The approved external
buildings materials once erected must be retained in perpetuity or replaced like for like
unless otherwise first agreed in writing with the Local Planning Authority.
Reason for condition:-
To ensure the satisfactory development of the site, in accordance with Policy COM01 of the
Breckland Local Plan (adopted 2019).

3 Stocking Density
No more than 182,750 broilers shall be stocked/ reared at any one time at the development
hereby approved.
Reason for condition:-
To prevent harm to Waveney & Little Ouse Fens Special Area of Conservation (SAC) from
Ammonia Emissions having regard to The Conservation of Habitats and Species
Regulations 2017 (as amended), Policies ENV 02 and ENV 03 together with Section 15 of
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the National Planning Policy Framework 2019. Increasing the stocking density would require
a re-assessment by the Local Planning Authority.

4 Land level and finished floor levels
Prior to commencement of development details of existing and finished land levels and
finished ground floor levels shall be submitted to and approved in writing by the Local
Planning Authority.
Reason for condition:-
Details are required prior to commencement to ensure that the land levels are not built
above that needed to prevent internal flooding for the visual benefit of the character and
appearance of countryside and local vistas including from the Public Right of Way to the
west of the application site having regard to Policy ENV 05 and paragraph 170 of the
National Planning Policy Framework 2019.
This condition will require to be discharged

5 Archaeology
A) No development shall take place until an archaeological written scheme of investigation
has been submitted to and approved by the local planning authority in writing. The scheme
shall include an assessment of significance and research questions; and 1) The programme
and methodology of site investigation and recording, 2) The programme for post
investigation assessment, 3) Provision to be made for analysis of the site investigation and
recording, 4) Provision to be made for publication and dissemination of the analysis and
records of the site investigation, 5) Provision to be made for archive deposition of the
analysis and records of the site investigation, 6) Nomination of a competent person or
persons/organization to undertake the works set out within the written scheme of
investigation and 7) any further project designs as addenda to the approved WSI covering
subsequent phases of mitigation as required. and;

B) No development shall take place other than in accordance with the written scheme of
investigation approved under condition (A) and any addenda to that WSI covering
subsequent phases of mitigation; and,

C) The development hereby approved shall not be occupied/ first used until the site
investigation and post investigation assessment has been completed in accordance with the
programme set out in the archaeological written scheme of investigation approved under
condition (A) and the provision to be made for analysis, publication and dissemination of
results and archive deposition has been secured.
Reason for condition:-
Details are required prior to commencement for the preservation and recording of
archaeological remains at the application site having regard to Section 16 of the National
Planning Policy Framework 2019 and Policy ENV 08 of the Breckland Local Plan (adopted
2019).
This condition will require to be discharged

6 Access Improvements
Prior to the commencement of the use hereby permitted the vehicular access indicated for
improvement on Drawing No.IP/GG/06 shall be upgraded/widened to a minimum width of
7.3 metres and provided with kerb radii of 15 metres in accordance with the Norfolk County
Council industrial access construction specification for the first 15 metres as measured back
from the near channel edge of the adjacent carriageway in accordance with details to be first
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agreed in writing by the Local Planning Authority. Arrangements shall be made for surface
water drainage to be intercepted and disposed of separately so that it does not discharge
from or onto the highway carriageway.
Reason for condition:-
Details are required prior to the commencement of the development to ensure construction
of a satisfactory access and to avoid carriage of extraneous material or surface water from
or onto the highway in the interests of highway safety and traffic movement having regard to
paragraph 108 of the National Planning Policy Framework 2019 and Policies GEN 02, TR 01
and TR 02 of the Breckland Local Plan (adopted 2019).
This condition will require to be discharged

7 Non-standard drainage condition
Prior to commencement of development, in accordance with the submitted Flood Risk
Assessment & Surface Water Drainage Strategy (Proposed Poultry Units, Land to the South
of Thetford Road (A1066), Garboldisham, Norfolk Job No.: 26046 Revision 0 dated June
2020) and drawing number 26046/805 Rev:0 (Proposed Site Plan Showing Schematic
Drainage Layout May 2020), detailed designs of a surface water drainage scheme
incorporating the following measures shall be first submitted to and agreed in writing by the
Local Planning Authority.  The scheme shall address the following matters:

I. Land Drainage Consent from Water management at the Lead Local Flood Authority may
be required for the outfall to the ordinary watercourse at the South West corner of the site. If
consent is required by the Lead Local Flood Authority, evidence that consent has been
obtained must be provided.
II. Finished ground floor levels of the poultry buildings will be a minimum of 300mm above
expected flood levels of all sources of flooding or 150mm above ground level, whichever is
the more precautionary

The approved scheme will be implemented and delivered in full prior to the first occupation
of the development hereby approved and thereafter retained in perpetuity.
Reason for condition:-
This condition is required to be pre-commencement to prevent flooding to ensure that the
satisfactory management of local sources of flooding surface water flow paths, storage and
disposal of surface water from the site in a range of rainfall events and ensuring the SuDS
proposed operates as designed for the lifetime of the development having regard to Policy
ENV 09 of the Breckland Local Plan (adopted 2019) and Section 14 of the National Planning
Policy Framework 2019.
This condition will require to be discharged

8 Biodiversity enhancement plan
Prior to first use of the building hereby approved, a scheme demonstrating how net gains for
biodiversity are being secured as part of the development, shall be submitted to and
approved in writing by the Local Planning Authority.  The development shall be carried out in
accordance with the approved details and the improved scheme delivered in full prior to first
use of the building and thereafter retained in perpetuity.
Reason for condition:-
To ensure a net gain in biodiversity in accordance with Policy ENV02 of the Breckland Local
Plan (adopted 2019).
This condition will require to be discharged
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9 Southern Tree Belt Planting
Prior to development commencing above the laying of foundations a tree planting plan
including species, spacing, size of whips and maintenance plan for the 20 metres width tree
planting belt shown on approved plan Site Plan A1 reference IP/GG/02A shall be submitted
to and approved in writing by the Local Planning Authority. The tree planting belt shall be
planted in the next planting season unless an alternative timetable has first been approved
in writing by the Local Planning Authority. Once planted the tree belt shall be maintained in
accordance with the approved maintenance plan any trees which die or becomes diseased
within 5 years of planting shall be replaced in the next planting season.
Reason for condition:-
To provide visual screening to the development reducing harm to the character and
appearance of the landscape and local vistas by the introduction of built development,
together with providing planning benefit to mitigate against the loss of agricultural grade 2
land. This condition is imposed Policy ENV 05 of the Breckland Local Plan (adopted 2019)
and Section 15 of the NPPF.
This condition will require to be discharged

10 Western boundary tree planting
Prior to development commencing above the laying of foundations, a tree planting plan for 6
trees along the western boundary shall be submitted to and approved in writing by the Local
Planning Authority. The tree planting belt shall be planted in the next planting season unless
an alternative timetable has first been approved in writing by the Local Planning Authority. If
the trees within 5 years from planting die or become diseased they shall be replaced in the
next planting season.
Reason for condition:-
To provide visual screening to the development reducing harm to the character and
appearance of the landscape and local vistas particularly from Public Right of Way
Garboldisham RB18 by the introduction of built development.  This condition is imposed
Policy ENV 05 of the Breckland Local Plan (adopted 2019) and Section 15 of the NPPF.
This condition will require to be discharged

11 Full details of external lighting
No external lighting shall be erected unless full details have first been submitted to and
approved in writing by the Local Planning Authority.  The details shall include a lighting plan
indicating luminance levels both on the site and beyond, and a schedule of equipment
including mounting heights.  Such lighting shall be kept to the minimum necessary for the
purposes of security and site safety and shall prevent upward and outward light radiation.
The lighting shall be installed, maintained and operated in accordance with the approved
details unless otherwise first agreed in writing by the Local Planning Authority.
Reason for condition:-
In the interests of the amenities of the area and local residents and to minimise light pollution
in accordance with Policy COM3 of the Breckland Local Plan (adopted 2019).
This condition will require to be discharged

12 Ecology Report Compliance
The proposed development shall proceed in accordance with the recommendations outlined
in the Preliminary Ecological Appraisal (Craig Emms and Linda Barnett; September 2020)
including with regards to choosing luminaires. In addition, during construction works, all
trenches should be left covered at night. They must be checked in the morning before they
are filled in.
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Reason for condition:-
To ensure wildlife on site is not harmed during construction works and to enable a net gain
in biodiversity to be achieved in conjunction with Condition 5 having regard to Policy ENV02
of the Breckland Local Plan (adopted 2019).

13 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 prior to first occupation/ use of the development
hereby approved. 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 prior to first occupation/ use of the development hereby approved.
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
applied having regard to Policy COM 03 of the Breckland Local Plan (adopted 2019) and
paragraph 170 of the National Planning Policy Framework 2019.

14 No gates/bollard/chain
Any access gates/bollard/chain/other means of obstruction shall be hung to open inwards,
set back, and thereafter retained a minimum distance of 15 metres from the near channel
edge of the adjacent carriageway. Any sidewalls/fences/hedges adjacent to the access shall
be splayed at an angle of 45 degrees from each of the outside gateposts to the front
boundary of the site.
Reason for condition:-
In the interests of highway safety enabling vehicles to safely draw off the highway before the
gates/obstruction is opened having regard to Policies GEN 02, TR 01 and TR 02 of the
Breckland Local Plan (adopted 2019) and paragraph 108 of the National Planning Policy
Framework 2019.

15 visibility splays
Prior to the first use of the development hereby permitted visibility splays shall be provided in
full accordance with the details indicated on the approved plan IP/GG/07. The splays shall
thereafter be maintained at all times free from any obstruction exceeding 1.05 metres above
the level of the adjacent highway carriageway.
Reason for condition:-
In the interest of highway safety having regard to Policies GEN 02, TR 01 and TR 02 of the
Breckland Local Plan (adopted 2019) and paragraph 108 of the National Planning Policy
Framework 2019.

16 parking and access delivery
Prior to the first use of the development hereby permitted the proposed access
parking/servicing/loading/unloading/turning/waiting area shall be laid out, demarcated,
levelled, surfaced and drained in accordance with the approved plan and retained
thereafter available for that specific use.
Reason for condition:-
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To ensure the permanent availability of the parking/manoeuvring areas, in the interests of
satisfactory development and highway safety having regard to Policy COM 03 of the
Breckland Local Plan (adopted 2019) and paragraph 170 of the National Planning Policy
Framework 2019.

17 Traffic Regulation Order
No works shall commence on the site until the Traffic Regulation Order for the reduction in
speed on A1066 to 50mph has been secured by the Local Highway Authority.
Reason for condition:-
In the interests of highway safety. Condition compliance and fulfilment needs to be a pre-
commencement as the impact applies to traffic associated with both the construction phase
and also daily running of the site having regard to Policy COM 03 of the Breckland Local
Plan (adopted 2019)  and paragraph 170 of the National Planning Policy Framework 2019.
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