
 

 

 

 

 

ITEM: RECOMMENDATION: REFUSAL
REF NO: 3PL/2020/0456/F CASE OFFICER Fiona Hunter

LOCATION: THETFORD APPNTYPE: Full
A11 Thetford By Pass, Thetford Road POLICY: Out Settlemnt Bndry

CONS AREA: N

APPLICANT: Motor Fuel Group
Gladstone Place 36-38 Upper
Marlborough Road

LB GRADE: N

AGENT: Wyeth Projects Services
The Cart Shed Amberley Court

TPO: N

PROPOSAL: New coffee shop/restaurant building with drive thru facility and associated customer parking
and facilities on land adjoining Thetford Service Station East.

REASON FOR COMMITTEE CONSIDERATION

The application was referred to Planning Committee from Chairman's Panel on the basis that it is a
significant application with significant policy considerations.

KEY ISSUES

-  Principle of Development
-  Design and impact on character and appearance of surrounding area
-  Highway Safety
-  Impact on Amenity
-  Trees
-  Ecology
-  Flooding and Drainage
- Contamination and Archaeology

DESCRIPTION OF DEVELOPMENT

This application seeks planning permission for the construction of a coffee shop restaurant with "drive thru"
and associated parking facilities (Use Class A3), on land forming part of an existing service station and
conifer tree plantation, to the eastern bound side of the A11.  The proposed coffee shop / restaurant would sit
to the north west of the site, with an access road around the building, to provide the drive thru element, 5 no.
staff parking spaces to the north of the building and 22 parking spaces for customers to the south east.  A
new entrance from the existing slip road is proposed to the east of the site, with the exit adjacent following
the existing one-way system for the garage. The proposed coffee shop / restaurant building would be
constructed using architectural feature panels (hession colour) and wooden slatted cladding (natural colour)
on the external walls, composite insulated roofing panels finished in grey, aluminium window casings finished
in grey and steel doors finished in grey.
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To facilitate the development the application includes the removal a 0.27ha area of Scotts Pine trees and the
planting of 0.1ha of English Oak and Holm Oak at an off-site location in the applicants ownership.

SITE AND LOCATION

The site extends to 0.26ha and is to the south of the east bound BP Petrol Station on the A11 bypassing
Thetford. The site contains part of a Scotts Pine plantation.  The site is outside of any defined settlement
boundary.  The site abuts an area designated as a Site of Special Scientific Interest (SSSI)(Breckland Forest)
TL819835 and a Special Protection Area (SPA)(UK0019865).

EIA REQUIRED

No

RELEVANT SITE HISTORY

3PL/2007/0209/O Withdrawn 16-05-07
80 seat restaurant & 40 bedroom hotel accommodation

3PL/2013/0723/F Permission 09-10-13
Motorist's restaurant and parking (Eastbound)

3PL/2017/1598/A Permission 08-02-18
Advertisement Signs 5 Facia Signs 1 Hanging 2 others

3PL/2019/1592/F Withdrawn 17-02-20
New coffee shop/restaurant building with drive thru facility and associated customer parking and facilities on
land adjoining Thetford Service Station East.

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
EC04 Employment Development Outside General Employment Areas
ENV02 Biodiversity protection and enhancement
ENV03 The Brecks Protected Habitats & Species
ENV05 Protection and Enhancement of the Landscape
ENV06 Trees, Hedgerows and Development
ENV08 Non-Designated Heritage Assets
ENV09 Flood Risk & Surface Water Drainage
GEN02 Promoting High Quality Design
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TH18 Archaeology
TH21 Locally Distinctive Features of the Landscape
TH4 Transport - Achieving Modal Shift
TH5 The Impact of Change on Pedestrians, Cyclists & Buses
TH9 Monitoring & Management of Key Biodiversity Sites
TR01 Sustainable Transport Network
TR02 Transport Requirements

OBLIGATIONS/CIL

Not applicable.

CONSULTATIONS

THETFORD T C
Thetford Town Council would oppose this application until:

1. Suitable mitigation is put forward for the loss of tree canopy that would take place  this should be offsite,
but within Thetford. As when this application was previously submitted as 3PL/2019/1592/F.

2. Sufficient anti-litter signage is installed promoting responsible disposal of litter in order to protect the
sensitive environment of this area.
HIGHWAYS ENGLAND
No objection.
NORFOLK COUNTY COUNCIL HIGHWAYS
The site is served by A11 Trunk Road for which Highways England is the responsible Authority.
NATURAL ENGLAND
Based on the plans submitted, Natural England considers that the proposed development will not have
significant adverse impacts on designated sites and has no objection.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
24-08-20

The Ecological Report (Norfolk Wildlife Services; May 2020) needs to be updated to include the amended
proposals outlined in the tree survey report. A site visit to the proposed mitigation area by a suitably qualified
ecologist will be necessary to determine baseline conditions. The tree survey report recommends removal of
a section of Scots Pine forestry stand and replacing it with just under of its area with wildlife friendly planting
will increase the biodiversity of the area.

Our previous comments dated 11th June still apply. We agree with the Ecological Report and Shadow
Habitats Regulations Assessment documents that the perimeter fence should be a solid fence 2-2.5m high.
We also advise that as the proposed site is on the boundary of the Special Protection Area that the
construction site must not extend into it.

The solid perimeter fence 2-2.5m high is not currently shown on the site plans. One metre high fencing is
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shown on the proposed starbucks coffee shop and restaurant proposed principle site elevations plan
(drawing no. WPS-MFG-102-PL13).

11-06-20

We agree with the conclusions of the Shadow Habitats Regulations Assessment (Norfolk Wildlife Services;
May 2020). Natural England comments state to meet the requirements of the Habitats Regulations, we
advise you to record your decision that a likely significant effect can be ruled out due to the small size of the
proposed site and existing disturbance at this location from the A11 and petrol station. We agree with the
Ecological Report and Shadow Habitats Regulations Assessment documents that the perimeter fence should
be a solid fence 2-2.5m high. We also advise that as the proposed site is on the boundary of the Special
Protection Area that the construction site must not extend into it.

The solid perimeter fence 2-2.5m high is not currently shown on the site plans.
TREE AND COUNTRYSIDE CONSULTANT
The tree loss associated with the proposal is confined to trees which have been planted as part of forestry
operations. Essentially these trees were planted as a crop which have always been destined for removal. As
the supplied tree survey shows, this is a relatively sterile area in terms of arboricultural value as it generally a
mono culture. Although the proposed area of replacement planting is smaller it will have greater diversity in
terms of species variety and it can be left to grow to maturity and not felled for forestry purposes. Given this I
do not object to the proposal based on the details provided within the tree
survey provided by Alltree Consultancy.
CONTAMINATED LAND OFFICER
No objection subject to conditions.
HISTORIC ENVIRONMENT SERVICE
No objections or recommendation for conditions.

REPRESENTATIONS

The site notice was erected on site on 03-06-20.  No representations have been received.

ASSESSMENT NOTES

1.0  Principle of Development

1.1  The application seeks full planning permission for the construction of a coffee shop / restaurant with
drive through and associated facilities on land adjacent to an existing service station in the countryside,
outside of any settlement boundary.  Policy GEN 03 of the Breckland Local Plan (adopted 2019) advises that
most new development needs will be met through the proposed sustainable settlement hierarchy, including
Thetford.  The settlement boundaries are detailed in Policy GEN 05 of the Breckland Local Plan (adopted
2019), which further explains that development outside the defined settlement boundaries will only be
acceptable where it is compliant with all relevant policies set out in the development plan. Policy EC 05 of the
Breckland Local Plan (adopted 2019) sets out that town centres are the preferred location for food uses.

1.2 In addition as a food use, the development can also be considered an employment use and it does not
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fall within a General Employment Area (GEA). Policy EC 04 of the Breckland Local Plan (adopted 2019)
states that proposals for employment uses outside of the identified GEA and allocated sites will only be
permitted where; it is demonstrated that there are no other suitable sites available on identified or allocated
employment sites; and/ or there are particular reasons for the development not being located on an
established or allocated employment site including: i) the expansion of an existing business; ii businesses
that are based on agriculture, forestry or other industry where there are sustainability advantages to being
located in close proximity to the market they serve; or iii) industries and / or businesses which would be
detrimental to local amenity if located in settlements, including general employment areas; and the
development of the site would not adversely affect the type and volume of traffic generated.

1.3 A coffee shop/ restaurant with drive through, next to the A11 and a petrol station could be considered to
be sited next to the market it serves, which is the road users of the A11.  The development therefore
complies with Policy EC 04 of the Breckland Local Plan (adopted 2019) in terms of being an employment
use, however, is not a preferred food location as set out by Policy EC 05 of the Breckland Local Plan
(adopted 2019). It is therefore necessary to consider the overall planning balance at the end of this
assessment.

2.0  Design and impact on character and appearance of surrounding area

2.1  Policy GEN 02 of the Breckland Local Plan (adopted 2019) states that the Council will require high
quality design in all new development within the District.  Policy COM 01 of the Breckland Local Plan
provides further detail in respect of key criteria that all new development proposals should meet, in order to
achieve high quality design within the District.  Paragraph 127 of the NPPF (2019) also provides key
considerations in terms of design.

2.2  The proposed development is located in the countryside adjacent to the A11, an existing petrol station
and forms part of an extensive band of Conifer trees running adjacent to the A11. To facilitate the
development the removal of an area of 0.27ha of Scotts Pine trees is required, which are partly visible from
A11 with screening provided by trees proposed to be retained to the south of the redline. This northern
Conifer edge to the A11 provides a strong visual benefit and which is a Breckland feature to this important
movement corridor.  However, as the development will retain trees between the A11 and the site, the visual
harm and landscape harm is considered less than moderate.

2.3 The design of the building is considered good with a projecting element at the rear and box protruding
through the flat roof providing an area of signage. Wooden cladding and grey vertical cladding panels are
proposed which are muted and provide sufficient variation to achieve a sophisticated and simple building
appropriate for its woodland setting.

2.4  The design of the building and site layout is considered good and in compliance with the requirements of
Policies GEN 02 and COM 01 of the Breckland Local Plan (adopted 2019). A less than moderate harm to the
landscape and visual amenities of the A11 will occur having regard to Policy ENV 05 of the Breckland Local
Plan (adopted 2019) and this should be considered in the overall planning balance.

3.0  Highway

Highways Safety

3.1  The NPPF requires all new developments to provide safe and suitable access to the site for all people.
Policy COM 01(m) of the Breckland Local Plan (adopted 2019) seeks to ensure that all new development
does not compromise highway safety.  Policy COM 01(n) requires all new development to provide adequate
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parking as outlined in TR 01 of the Breckland Local Plan (adopted 2019).

3.2  The site is served by the A11 trunk road for which Highways England is the responsible authority and
whom having considered the application have advised they have no objection.

3.3  The proposed Block Plan submitted with the application indicates that the proposal will provide 22 no.
customer parking spaces, which includes 2 no. disabled bays and parking for up to 5 no. motorcycles.
Provision has also been made for 5 no. staff parking spaces.  This is considered sufficient for the scale of
development proposed.  The application is therefore in accordance with Policies COM 01(m), (n) and TR 01
of the Breckland Local Plan (adopted 2019), whilst also having due regard to paragraphs 108 and 109 of the
NPPF.

Sustainable Transport

3.4 The development does not contribute towards sustainable forms of transport and may result in an
increase of car journeys due to customers driving from Thetford and other locations to use the coffee shop
restaurant. No contribution is proposed for a overall fund for modal shift to sustainable transport as required
by Policy TH 4 of the Thetford Area Action Plan, however, no overall fund for modal shift has been set up and
S106 monies cannot be requested unless what the monies will be used to facilitate is specified. Therefore,
whilst there is a conflict with Policy TH 4 of the Thetford Area Action Plan this is considered acceptable for
the reasons set out.

3.5 The development will not adversely affect the movement of pedestrians, cyclists and public transport and
is below 500sqm floor space and therefore does not conflict with Policy TH 5 of the Thetford Area Action
Plan.

4.0  Impact on Amenity

4.1  Policy COM 03 of the Breckland Local Plan seeks to protect residential amenity and requires all new
development to have regard to amenity considerations.  It states that development will not be permitted
where there are unacceptable effects on the amenity of neighbouring residents and future occupants.

4.2  There are no dwellings in the immediate surrounding area and the nature of the proposal would
compliment existing adjacent uses.  It is therefore considered that the proposed development would not
result in unacceptable impacts on amenity, nor would it compromise surrounding uses.  The proposal
therefore has due regard to Policy COM 03 of the Breckland Local Plan (adopted 2019).

5.0  Trees

5.1  Policy ENV 06 of the Breckland Local Plan states that trees and significant hedge and shrub masses
form part of the green infrastructure network and 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. The supporting text advises that trees
have various benefits including positive contribution to the quality of the environment, biodiversity and
atmospheric pollution.

5.2 Policy TH 21 of the Thetford Area Action Plan sets out that features of Thetford's Locally Distinctive
Landscape including pine belts will be conserved and managed to provide for biodiversity, create a focus for
new green infrastructure, ensure development is properly integrated with its wider landscape and to protect
local distinctiveness. Where these features are proposed to be lost, justification should be provided and
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appropriate mitigation and/or compensation measures. The loss of features and mitigation/compensation
measure will be agreed with the Local Planning Authority to ensure that the integrity of the distinctive
landscape is maintained.

5.2  To facilitate this development it requires the removal a 0.27ha area of Scotts Pine conifer woodland
which is around 25 to 30 years old and which the submitted Tree Survey advises was likely planted to serve
a dual purpose of screening and preventing the wind catching the edge trees of the adjacent forest. To
mitigate against the removal of Scott Pines the application proposes to clear and plant a 0.1ha replacement
mitigation area which is approximately 65m to the south-south-west of the application site. The mitigation
area is mainly clear of trees and is covered by fern and other plants.  No further compensation for the loss of
trees has been proposed.

5.3  The Tree and Countryside Officer has commented on the application that Scotts Pine were planted as
part of forestry operations as a tree crop. Due to single species the site is a relatively sterile area in terms of
arboricultural value as it generally a mono culture. Although the proposed area of replacement planting is
smaller it could have greater diversity in terms of species variety and it can be left to grow to maturity and not
felled for forestry purposes. On this basis, the Tree Officer has not raised an objection.

5.4 A Felling Licence has not been sought or granted for the application site or adjacent areas and it is
therefore not established that it is likely the trees will be felled if irrespective of this application. As part of any
Felling Licence application the impact to the adjacent Site of Special Scientific Interest (SSSI)(Breckland
Forest) TL819835 and a Special Protection Area (SPA)(UK0019865) would need to be considered which
adds further uncertainty whether the licence would be granted.

5.5 The baseline is therefore that the development will require the loss of 0.27ha of conifer wood plantation
and off-site replacement or compensation.

5.6 The mitigation planting is suggested to be either a mix of native trees or Holm Oak or English Oak which
has a high biomass/ carbon capture. The Carbon Emissions Calculations document (CEC) submission sets
out the Scotts Pine currently have 6.0 tonnes of carbon storage and if left in place for a further 46 years
would store 18.5 tonnes of carbon whereas the Holm Oak would store 12.1 tonnes or English Oak 9.9 tones.

5.7 The CEC also concludes that the replacement would increase carbon storage 12.1 tonnes vs. 6.0 tonnes
at the current time. However, this cannot be correct for Holm Oak saplings in a 0.1ha area would take some
time for these trees to establish and store 12.1 tonnes of carbon. Insufficient information has been provided
to compare the carbon capture between year 1 and 45 to enable an effective comparison.

5.8 Whilst the trees may have originally been planted as crop or as protection for Thetford Forest, they are
now mature and are a key feature of the A11 and Breckland. The loss of trees does not accord with Policy
ENV 06 which advises trees should not be removed unless there are exceptional and overriding benefits in
accepting their loss. Nor does it accord with Policy TH 21 of the Thetford Area Action Plan, which seeks to
conserve pine belts, protect the wider landscape and local distinctiveness.  Insufficient compensation or
mitigation has been offered, comparable to the amount of trees to be lost (0.1 ha in comparison with 0.27ha)
and without this the proposal is considered contrary to these policies.

6.0  Ecology

6.1  Policy ENV 02 of the Breckland Local Plan states that the highest level of protection will be given to
European Sites, with development only permitted were the proposal is in accordance with the requirements
of the Conservation of Habitats and Species Regulations 2017.  Where measures to mitigate for potential
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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.

6.2  Policy ENV 03 of the Breckland Local Plan states the Council requires that a Habitats Regulations
Assessment is undertaken on all proposals for development that are likely to have a significant effect on The
Breckland Special Protection Area (SPA), which is classified for its populations of Stone Curlew, Woodlark
and Nightjar. Development will only be permitted where it can be demonstrated that the proposal will not
adversely affect the integrity of the SPAs.

6.3  The application site abuts a Site of Special Scientific Interest (SSSI) and Special Protection Area
(SPA)(UK0019865), a further SPA (UK9009201) is 0.3km to the west of the site. A Habitats and Species
Regulations Assessment has therefore been undertaken, and this has been informed by the submitted
Shadow Habitats Regulations Assessment and Ecological Report together with the consultee responses
from Natural England and the Council's Ecology and Biodiversity consultant.

Habitats and Species Regulations 2017 (as amended) Assessment  - Habitats Regulations Screening

6.4 The application site abuts a Site of Special Scientific Interest (SSSI) and Special Protection Area
(SPA)(UK0019865), a further SPA (UK9009201) is 0.3km to the west of the site. SPAs are protected under
the Conservation of Habitats and Species Regulations 2017 (as amended). The qualifying features for  both
of the SPAs (UK0019865 and UK9009201) are breeding: Stone Curlew (A133), Nightjar (A224) and
Woodlark (A246).

6.5 The Conservation objectives for the adjacent SPA and that 03km distant are: ensure that the integrity of
the site is maintained or restored as appropriate, and ensure that the site contributes to achieving the aims of
the Wild Birds Directive, by maintaining or restoring;

- The extent and distribution of the habitats of the qualifying features
- The structure and function of the habitats of the qualifying features
- The supporting processes on which the habitats of the qualifying features rely
- The population of each of the qualifying features, and,
- The distribution of the qualifying features within the site.

6.6 Due to the sit abutting the SPA (UK9009201) and as it includes the felling of conifer trees, the proposed
development may have an impact on the Habitat site and therefore it is necessary to proceed to the next
stage, an Appropriate Assessment.  Mitigation measures cannot be considered at the Screening Stage, but
should be considered as part of an Appropriate Assessment.

Appropriate Assessment (AA)

6.7 The Shadow Habitats Regulations Assessment includes a data search which in summary indicates that
there are historic breeding records of nightjar and woodlark within vicinity of the site, but there have been no
records since 2006 of either species. The RSPB provided no records of stone curlew within 2km of the site.

6.8 The report concludes that because of the design of the proposal, its location next to existing major road
infrastructure, and the unfavourable surrounding habitats in regard to Annex 1 birds (stone curlew, nightjar
and woodlark) it is determined that there is no prediction of a significant adverse impacts on the Breckland
SPA or the Breckland SAC.

6.9 The Council's Ecological and Biodiversity Consultant agrees with the conclusions of the Shadow Habitats
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Regulations Assessment. Natural England does not object to the application and advised that the
development will not have significant adverse impacts on designated sites. Both consultees advised that a
solid 2-2.5m high fence should be erected around the site boundary and that the construction site should not
extend into the SPA.

6.10 Decision: An Appropriate Assessment has been undertaken, and subject to the above mitigation the
integrity of the Habitat Sites will be maintained.

6.11 In respect to the development impact to Breckland Forest Site of Special Scientific Interest, Natural
England have advised that proposed development will not damage or destroy the interest features for which
the site has been notified and has no objection.

6.12 Policy TH 9 of the Thetford Area Action Plan requires all new development to make appropriate
contributions towards mitigating urban effects on key biodiversity sites. No specific fund has been set up for
this and due to the scale of development it is not considered appropriate to ask for a contribution.

6.13 The Ecological Report advised that the site survey identified negligible protected species potential and
limited inherent ecological value associated with the principal habitat affected, conifer plantation. However,
the submitted Ecological Report does not cover the mitigation planting area and it is unknown whether there
are any protected species using this area which would need to be cleared to facilitate the re-planting.

6.14 Policy ENV 02 requires developments to include how net gains for biodiversity which are proportionate
to the scale of development and potential impacts. In this instance, the submitted Ecological Report puts
forwards two Kent-style bat boxes, two bird nest boxes and two insect hotels on suitable trees on the north-
west boundary of the development site together with the off-site mitigation tree planting. As before, further
ecological information is needed for the mitigation area to be sure if any further mitigation is required or not.

6.15 Based on the foregoing, the development is not compliant with Policies ENV 02 and ENV 03 of the
Breckland Local Plan (adopted 2019) and the requirements of the NPPF (2019), particularly paragraphs 170
and 176.

7.0  Flooding and Drainage

7.1  The application has been supported by a Flood Risk Assessment (FRA), which identifies that surface
water from parking areas will be drained using permeable surfaces, and surface water from the roof drained
to a soakaway.  The site is located within Flood Zone 1 and is therefore in an area at low risk of flooding from
various sources, including rivers, tidal, canals, reservoirs and from groundwater.  In addition, it is at very low
risk of surface water flooding.

7.2  With respect to foul water, although it is noted that the application form states that it is unknown how foul
sewage will be disposed of and the submitted plans (included with the FRA) state that foul drainage will be
designed after further detailed site investigations have been undertaken, it is accepted that these matters can
be satisfactorily dealt with through building regulations.

7.3  In light of the above considerations, the proposal would not give rise to an increased risk of flooding
elsewhere and the proposed development would not be at significant risk of flooding.  The proposal therefore
accords with Policy ENV 09 of the Breckland Local Plan.

8.0 Other
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8.1 The Contaminated Land Officer is satisfied with the information submitted and raised no objection. They
have recommended that unexpected contamination condition is added to the decision is approved which is
considered reasonable.

8.2 Norfolk County Council Historic Environment Services considered a different iteration of the proposal at
the same site under application reference 3PL/2019/1592/F. They advised that the development would not
have any significant impact on the historic environment and they have not recommending any requirement
for further archaeological investigation. The ground works will be very similar and therefore this advice can
be used for assessing this application. No conflict is identified with Policy TH 18 of the Thetford Area Action
Plan or ENV 07 of the Breckland Local Plan (adopted 2019).

9.0  Conclusion

9.1 The development is for a food employment generating use which accords with Policy EC 04 of the
Breckland Local Plan (adopted 2019), however, this is not a preferred location for food.

9.2 The design, appearance, highways safety, parking, amenity, drainage, contamination and impact to
archaeology have found to be acceptable.

9.3 The application has been assessed in respect to the impact to the SPA's (UK0019865)(UK9009201).
Having regard to comments from Natural England and the Council's Ecological and Biodiversity Consultant,
the proposal found the integrity of the SPA's would be protected subject to conditions.

9.4 The development will require the loss of 0.27ha of Conifer woodland and to mitigate against this, 0.1ha
off-site woodland planting area is proposed. This can be with either higher carbon capture trees or a mix of
natives trees. No other compensation has been offered.  There is no need for the development set out in the
application and there are other food facilities in the area including within Thetford and roadside at Snetterton.
The economic benefit including new jobs together with planting a 0.1ha mitigation area does not provide an
overriding benefit or mitigation/compensation for the loss of 0.27ha of woodland.  The proposal is therefore
considered contrary to Policy ENV 06 of the Breckland Local Plan (adopted 2019) and TH 21 of the Thetford
Area Action Plan.

9.5 No ecological survey has been provided for the mitigation land and it is unknown whether its clearance
would affect any protected species or what if any further mitigation could be needed having regard to Policy
ENV 02  of the Breckland Local Plan (adopted 2019).

9.6 On balance, there is no overriding benefit of the development sufficient to justify the loss of trees together
with insufficient ecological information, which could result in harm to ecology. It is therefore recommended
the application is refused.

RECOMMENDATION

The application is recommended for refusal.

REASON(S) FOR REFUSAL

1 Tree Loss
The economic and social benefit of the development including job creation, together with off-
site tree planting does not provide exceptional and/or overriding benefits to justify the loss of
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0.27ha of conifer plantation with carbon capture and landscape value nor does the
application provide suitable mitigation or compensation having regard to Policy ENV 05 and
ENV 06 of the Breckland Local Plan (adopted 2019) and TH 21 of the Thetford Area Action
Plan.

2 Insufficent Ecological Information
No Ecological Survey has been provided for the off-site mitigation tree planting area and
therefore the Council has insufficient information to assess whether the application,
specifically the mitigation land clearance, would harm any protected species and whether
appropriate mitigation if needed can be and is secured.  The application therefore conflicts
with the requirements of Policy ENV 02 of the Breckland Local Plan (adopted 2019) together
with Conservation of Habitats and Species Regulations 2017 and EU Habitats Directive
1992 and National Planning Practice Guidance.
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