
 

 

 

 

 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2021/1706/F CASE OFFICER Rebecca Collins

LOCATION: GRISTON APPNTYPE: Full
Hmp Wayland Thompson Road POLICY: Out Settlemnt Bndry

CONS AREA: N

APPLICANT: Ministry of Justice
c/o Agent

LB GRADE: N

AGENT: Cushman & Wakefield
1 Colmore Square Birmingham

TPO: N

PROPOSAL: Demolition of existing structure and construction of two storey house block, erection of new
multi-faith building, minor extension to visitor building, construction of all weather pitch and
athletics track within a secure perimeter fence together with new pedestrian footpath,
relocation of horticultural polytunnels and landscaping together with additional car parking
outside of the secure perimeter fence

REASON FOR COMMITTEE CONSIDERATION

The application was referred to Planning Committee from Chairman's Panel.

KEY ISSUES

Principle
Character
Amenity
Highways
Ecology
Flood Risk
Other matters

DESCRIPTION OF DEVELOPMENT

Demolition of existing structure and construction of two storey house block, erection of new multi-faith
building, minor extension to visitor building, construction of all weather pitch and athletics track within a
secure perimeter fence together with new pedestrian footpath, relocation of horticultural polytunnels and
landscaping together with additional car parking outside of the secure perimeter fence.

SITE AND LOCATION

The development site is situated within the grounds of HMP Wayland, in Norfolk which is a Category C men's
prison. The site is situated in the countryside immediately west of the village of Griston.

Local access is off Thompson Road which runs to the south of the prison from the A1075. The site access
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road serves HMP Wayland only.

The site is flat. Whilst the prison occupies a large area, the buildings are relatively low rise with two or three
storeys in height.

Land surrounding the prison complex and appraisal site is predominantly of agricultural use to the north and
west, with the village of Griston bounding the site to the south and east. A continuous line of trees creates a
separation between the village and the prison along the east and west boundary.

The scope of works for HMP Wayland includes the following:
1. New T60 accommodation block x1 (2 storey)
2. Security fencing to create exercise/outdoor  space for T60 accommodation block.
3. New Emergency Access Road
4. New Internal Security Fence
5. New Multi-Faith / Multi-Use Building
6. Sports Running Track
7. New 5-a-side football / MUGA pitch
8. Extension to the Reception to accommodate new  passenger lift to visitors complex
9. Shed building next to Polytunnels to be  demolished to make way for T60 block.
10. Reconfigured car park providing a total of 12 new  parking spaces, of which 2 are used for electric vehicle
charging points.

EIA REQUIRED

No

RELEVANT SITE HISTORY

3PL/2007/0473/F Permission 03-12-07
5 two storey prison accomm. blocks and associated facilities, replacement sports pitch and add. car parking

3PL/2021/1687/EU
Installation of Solar Photovoltaic PV generation system and associated site infrastructure

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
COM04 Community Facilities
EC01 Economic Development
EC04 Employment Development Outside General Employment Areas
ENV02 Biodiversity protection and enhancement
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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 (Revised 2021)
NPPG National Planning Practice Guidance
TR01 Sustainable Transport Network
TR02 Transport Requirements

OBLIGATIONS/CIL

Not applicable

CONSULTATIONS

GRISTON P C
The members of Griston Parish Council have grave concerns about this application. The data supporting the
application is old and out of date, new current information should be requested. The members of the Parish
Council have concerns about increased traffic, noise, light and dirt pollution. The neighbouring properties to
the Prison have expressed concerns about litter and lack of maintenance to fences. Construction vehicles
could cause problems and obstruction on the narrow roads, the Councillors therefore request that all traffic
enters the site from the A1075.
NORFOLK COUNTY COUNCIL HIGHWAYS
On the basis of the existing use, scale of development proposed and having regard to the submitted
information this Authority does not wish to restrict the grant of permission.
FLOOD & WATER MANAGEMENT TEAM
No comments.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
Awaiting further information.
CONTAMINATED LAND OFFICER
I have looked at the application submitted and, based on both the accuracy of the information provided in the
Geotechnical and Geo-environmental Desk Study for the Ministry of Justice dated 16 December 2020 ref
471741-5324-ATK-ZZZ-XX-RP-C-0001-S2-01-A3000 Rev 1.0 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 conditions to alleviate environmental concerns.
CRIME REDUCTION & ARCHITECTURAL LIAISON OFFICER
I would encourage the applicant to liaise with their client and consider applying for the full
Association of Chief Police Officers Crime Prevention Initiative Award (Secured by Design) for this proposed
development.
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Secured by Design aims to achieve a good standard of security for buildings and the immediate environment.
It attempts to deter criminal and anti-social behaviour within developments by introducing appropriate design
features that enable Natural Surveillance and create a sense of ownership and responsibility for every part of
the development.

These features include secure vehicle parking, adequate lighting of common areas, defensible space and a
landscaping and lighting scheme which when combined, enhances Natural Surveillance and safety.
HISTORIC BUILDINGS CONSULTANT
No objection.

REPRESENTATIONS

One letter of representation has been received, objecting to the application, their comments are summarised,
as follows:

- The location plan shows incorrect boundary.  It shows the site boundary to include privately owned
properties on Manor Road and Blenheim Crescent to be within the site.
- They do not show the photovoltaic generating system - which has already been completed although
planning permission not yet granted.
- Additional parking spaces for 14 cars, although the area on the plan marked in red as the proposed site for
these is excessive. If these plans were approved, and the whole area covered in asphalt, the car park size
could be increased, so plans need to be clearer as to the intentions, as near to property boundaries.
- This car park was originally built on the field and we were assured by the prison, it was a visitors car park.
- The covering photo on the report is misleading as it's several years old.
- There is no regular bus service to the prison.
- The application states there is footpath access via Manor Road - this access has been permanently locked
by the prison, due to security issues.
- The application states external lights to all aspects of the proposed works Roads/ paths / car park/
perimeter fencing - the amount of light pollution is already unacceptable in a rural location without this
proposed additional lighting.
- Habitat survey focused on parts of the prison directly affected by the proposal - the survey should have
been done on the entire area. Numerous bats can be seen in the area every evening. They may not be
roosting within the proposed area, but will be affected by the additional lighting.
- The Transport Assessment is totally incorrect.  It starts by stating Thompson Road has properties on both
sides - not true.  It states that due to lack of pavements and no crossing facility, it is not a designated
pedestrian route.  It states there are 3 busses per day- these do not coincide with shifts, and do not stop at
prison, and there is no rail
service.
- The accident Data review is out if date and inaccurate. There have been multiple collisions at the junction
with the
1075, and a few years ago 2 Watton residents were killed on the 1075 at Hockham after being hit by a prison
visitor.
- It states individuals could walk 2km or cycle 5 km to work. After stating Thompson Road is not a designate
pedestrian Route!
- It states 70 additional 2 way car journeys by staff and 14 additional journeys by visitors and legal visits -
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what about the police cars which are always being called to site, the ambulances, all the additional HGV
vehicles Serco and other deliveries?
- The conclusion of this report was there is no safety issues - I disagree.
- The framework travel plan, states they should encourage the use of sustainable modes of travel and a
travel plan coordinator should be appointed?  They said at the beginning there us no pedestrian Route.
- There has been no consideration for the residents if the village.
- Increased traffic.
- Increased noises.
- Increased light pollution.
- More traffic accidents at the junction Thompson road / 1075 More litter More security issues.
- The site boundary where adjoining private properties, is insufficient, it has never been maintained by the
prison.  Perhaps if they replaced this all the way round, with a solid 6' fence and additional natural screening,
trees and
additional planting ,this would block some of the annoyances we have to put up with.

ASSESSMENT NOTES

1.0 Principle

1.1 The application site is outside the designated settlement boundary of Griston.  However, the principle of
development in this location is already established by the existing use of the site as a prison.

1.2 The proposal is for the expansion of the existing prison facility to primarily house a further 42 prisoner
places (this is calculated by the closure and demolition of F & H wings (loss of 80 places) and a new build 1 x
2 storey T60 accommodation unit (gain of 122 places)). The reason given in the application for the proposed
expansion is: 'The prison population is forecast to rise significantly during the 2020s, and projected demand
will soon outstrip supply'.

1.3 The other aspects of the proposals also seek to expand and improve the existing facility and are
considered to be acceptable in principle. A shed building next to Polytunnels is to be demolished to make
way for T60 block.  A new Multi-Faith / Education centre is to replace the existing faith facilities.  The works
on site also include a new 5-a side sports pitch (MUGA) with associated landscaping and runner's track, as
well as security fencing to create exercise/outdoor space for T60 accommodation block.  Also, new
Emergency Access Road and Internal Security Fence, an extension to the Reception to accommodate new
passenger lift to visitors complex.  Finally, reconfiguration of the car park providing a total of 12 new parking
spaces, of which 2 are used for electric vehicle charging points.  These matters are all considered in more
detail in the relevant sections below.

2.0 Character Impact

2.1 Section 12 of the NPPF and GEN02 and COM01 of the of the Breckland Local Plan (adopted 2019) seek
to promote high quality design.

2.2 The proposal is to demolish an existing shed structure and construct a new two storey house block, with
the erection of new multi-faith building, minor extension to visitor building, construction of all weather pitch
and athletics track within a secure perimeter fence together with new pedestrian footpath, relocation of
horticultural polytunnels and landscaping together with additional car parking outside of the secure perimeter
fence.
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2.3 The design and access statement submitted with the application states:

'This area was identified so that the disruption to the establishment is kept to a minimum during construction
and allows for the continued safe and secure operation of the prison. The form of development responds to
the existing building sizes and heights within the site, albeit the design responds to the institutional and
functional needs of the development and thus not easily subject to alteration . . .

It was agreed that locating the new buildings in this area was suitable to protect and safeguard the continued
movement of prisoners and operations across the site. The T60 building will require external fencing to
provide a separate secure exercise / outdoor space.

As part of improvements to external areas a new MUGA space is being provided to replace the recreation
area that is lost due to the location of the T60 building. The MUGA space is to include a 5-a-side football
pitch with external lighting'.

2.4 The proposal is for a new two storey accommodation block, which is in character with surrounding two
storey development, already on site.  The block is located to the centre of the site with the multi-faith building,
which is also two storey located to the south of the new accommodation block.  These elements are
surrounded by existing development within the site and therefore are unlikely to impact the character of the
area/will be viewed on the backdrop of existing buildings.  Although the new residential block differs in design
from the conventional rectangular development across the site, it have been designed to objectives of
aspiring for BREEAM outstanding and Net Zero Carbon Operational Energy.  The choice of materials can be
found elsewhere on the site and include a metal standing seam roof covering system and precast concrete
walling.  This part of the proposals is not considered to have a detrimental impact on the character of the
area or the existing development.

2.5 The cross shape of the residential block has allowed for quadrants of space to be created.  The southern
and western quadrants will be soft landscape, with grassland and low planting designed in conjunction with
SUDS objectives for the building, to enhance local biodiversity and also to offer an appropriate quieter
adjacency to the MultiFaith / Multi-Use building.  The Northern quadrant will be an exercise area and to the
east, access to the block.

2.6 To the south of the residential block is proposed a Multi-faith building to service the growing population of
multi-faith users within the prison. The space will also be multi purpose, providing education and indoor
workout space through subdivisions.  It is to replace the current Multi-faith facility and will accommodate up to
140 inmates. The central prayer hall benefits from a double height space with the roof designed to draw in
north light through clerestory windows.  The proposed Multi-faith building covers a footprint area of 346.2sqm
with an overall GIA of 488.4sqm across both ground floor and first floor level (which is used as plant area).
The Multi-faith building is also to be constructed with aluminium standing seam roof and precast concrete
walling, with some timber detailing.  This building will largely be hidden from view by existing buildings within
the site and the new accommodation block.

2.7 The new MUGA is to be placed to the north of the proposed residential block, close to the block and
surrounded on two sides by existing development within the site.  It is spaced from the northern boundary by
the proposed new running track and given its position, unlikely to significantly impact the character of the
area, whilst retaining some amenity/open space within the site.

2.8 The new running track to the north of the new residential block and around the MUGA  keeps
development away from the boundaries of the site as well as retaining some amenity/open space within the
site and as part of the wider landscaping.  The track will be surrounded by new fencing, which can be
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conditioned.  Therefore, it will be largely screened from view, subject to agreed details.  The proposals are
therefore unlikely to significantly impact the character of the area to the north of the site.

2.9 New internal fence lines are to be introduced to create smaller secure compound areas around individual
new buildings and facilities. There are no changes planned to the external perimeter fence of the prison and
no additional security provision proposed for the car park extensions.  This is considered acceptable, as
these are existing and serve an existing use.

2.10 The proposal includes a minor extension to the existing car park located to the south east of the prison
site, outside the secure perimeter fence line, and re-arrangement of the existing car parking.  As this is within
an existing area designated for visitor car parking, it is unlikely to significantly impact the character of this
area.  The current car park has capacity for approximately 100 vehicles with the extension scheme providing
a combined net increase of 14 spaces (including two electric charging points) in two areas, both of which will
utilise the existing car park entrance and exit.  Existing trees are distant from the proposed works to not be
adversely impacted.  Surface materials and build-ups for the new car parking will be designed using
permeable paving to meet SUDS objectives.

2.11 With regard to the visitors lift extension, visits are located on the first floor which is not currently served
with lift access, only staircases. The design and access statement sets out 'The addition of a lift would
improve access to the visits complex, giving access for low mobility and wheelchair users and prisoners to
the first floor. The position of the lift is adjacent the north of stair to integrate into the existing security
operations'.  The proposed reception lift extension covers an overall GEA of 77sqm across both ground floor
(43sqm) and first floor level (34sqm).  This part of the proposals is a small extension to the existing facility,
seen on the backdrop of the existing development, facilitating accessible visits to the site, subject to the use
of matching materials, which can be secured via condition.  This part of the proposals is considered
acceptable on this basis.

2.12 At the north east corner of the proposed development footprint the hardstanding surrounds to the
building and the roadway overlap some of the existing first of two rows of horticultural polytunnels. The
submitted design and access statement sets out that 'this, combined with the understanding that the
polytunnels are in poor condition, has led to the proposal to remove all the existing polytunnels within the
compound and their replacement with new, with a reduction of around 25% in total area. A new path will be
provided along the western edge of the line of polytunnels. replacement horticultural poly tunnels are all to be
located in a largely vacant, predominantly grassed compound within the north west area of the prison site'.
Given the scale of the polytunnels and the existing development, these are not considered to negatively
impact the character of the area.

2.13 For the reasons given above the proposals are unlikely to negatively impact the character of the area
and will largely be seen in the context of existing development.  Subject to conditions, the proposals are
considered to accord with Section 12 of the NPPF and GEN02 and COM01 of the of the Breckland Local
Plan (adopted 2019).

3.0 Amenity Impact

3.1 Policy COM03 of the Breckland Local Plan (adopted 2019) seeks to avoid unacceptable effects on the
residential amenity of neighbouring occupants, or development which does not provide for adequate levels of
amenity for future occupants.

3.2 The majority of existing residential development is significantly distanced from the application site to the
east and there is existing intervening development within the site between the proposed new buildings and
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residential properties to the east.  Building heights are only two stories, which will protect the amenity of
neighbours from overbearing and overshadowing impacts.  The proposal is for the expansion of the existing
facility.  However, its proposed expansion is not considered so significant that there would be additional noise
and disturbance to the detriment of neighbouring properties, given the numbers proposed, building heights
and distances involved.

3.3 Objections have been received with regards to disturbance from the existing operation, which cannot be
considered as part of these proposals. Only any additional impact  resulting from the proposals can be
considered, which as set out above is considered modest and would not warrant a reason for refusal of
planning permission at this time.

3.4 An objection with regards to lighting has been received.  With regards to lighting, there will be additional
lighting on site, for site safety and security both in terms of preventing unauthorised access, hiding spaces
and ensuring personnel safety. The application states, in this regard:

'External lighting will be provided to aid way finding and provide secure environments for staff and visitors to
travel around the building.  The external areas of the buildings will be illuminated utilising a combination of
column-mounted light fittings at a suitable height, building mounted light fittings and low-level flood luminaries
to provide building effect lighting as appropriate. Local Street lighting will remain as existing.

External lighting will be provided to match the aesthetic aspirations of the building and the local environment.

Luminaires will be selected to withstand damage from vandalism and malicious damage.

External lighting shall be provided for all aspects of the works, including but not limited to:
- Temporary paths, routes, roadways, car parks and perimeter fence lines
- Secure compound and buildings
- New final paths, routes, roadways, car parks and perimeter fence lines'.

3.5 Exact details of the lighting can be conditioned to limit light spread, luminence and be down lit to be
sensitive to the site location but ensure appropriate levels of security.  Lighting impacts are also considered
in the ecology section of this report.  Existing lighting cannot be controlled by this permission, only any
additional proposed lighting.

3.6 Construction impacts have been considered in the highways section of this report, but nevertheless a
construction management plan can be conditioned to limit any impact from construction both to existing
occupants and nearby properties.

3.7 Subject to lighting and construction management being conditioned, the proposals are considered
acceptable in amenity terms and in accordance with Policy COM03 of the Breckland Local Plan (adopted
2019).

4.0 Highways Impact

4.1 Policies TR01 and TR02 of the Breckland Local Plan (adopted 2019) seek to promote sustainable
transport.  Policy TR01 requires development 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.  Policy TR02 requires
development to integrate into existing transport networks; mitigate highways impacts; protect and enhance
access to public rights of way; provide safe, suitable and convenient access for all users, including
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appropriate parking; and avoid inappropriate traffic generation and do not compromise highway safety.

4.2 The site sits in close proximity to the main primary route A1075 which bypasses the site and leads all the
way up into the Wayland residential zone North of the site. South of the site is a secondary route that
intersects with the A1075 known as Thompson Road.

4.3 The main access into site is off Thompson Road, which leads to the HMP Wayland prison carpark facility
and to the security gate enabling secure access into the main prison compound.

4.4 The design and access statement sets out:

'Construction access to HMP Wayland will be via a temporary access road to the North of the site. This
mitigates the need for construction vehicles to enter through the gatehouse. A secure compound will be
created to allow the building of T60 houseblock, Multifaith and landscaping. Access to existing buildings and
facilities from outside the prison, will continue to be served via the current gatehouse.

A new 2-way road will encircle the T60 and Multifaith / Multi-use buildings, linking to the current internal
prison road network via new secure gates through the existing zonal fence line. The new road will serve as a
vehicular route for meal deliveries, prisoner transfer and as an emergency services path. A network of paths
and areas of hard standing allows pedestrian movement between existing and new facilities.

It has been considered that the proposed development will result in a negligible increase in vehicular traffic to
and from the site and it is not considered necessary to make any changes to the existing local road network'.

4.5 The applicants have also submitted a Transport Statement (TS) and Travel Plan (TP).  The TS concludes
'the development site is in a location accessible by sustainable travel modes, providing opportunity to attend
the site on foot, bicycle  and by bus, in addition to the private car. The development is forecast to have a
negligible impact on the operation of the adjacent highway network'.

4.6 The submitted Travel Plan confirms that opportunities to encourage sustainable travel mode mainly
through cycling and car sharing will be encouraged for staff and visitors of the prison, with the overall aim
being to reduce the reliance on the private car.  The Travel Plan can be conditioned and as per the concerns
raised, aims to achieve sustainable travel, not just by walking.  The desire to have a new footpath connection
to the site is noted.  However, it is not considered that the proposal will generate significant additional
movements to require this to make the application acceptable.

4.7 The Highways Authority have been consulted on the application and states 'On the basis of the existing
use, scale of development proposed and having regard to the submitted information this Authority does not
wish to restrict the grant of permission'.

4.8 Objections have been received with regards to the car parking and the access/highways safety.  Given
there are no objections from the Highways Authority and the limited increase in occupants on the site, then
the proposal is not considered to give rise to any unacceptable (or severe in light of paragraph 111 of the
NPPF) impacts on the access to the site/highway safety.  The additional car parking will serve visitors to the
site and is within the area currently identified for car parking and is not closer to existing residential properties
than the existing car parking.  Given the small number increase (14 spaces) and the positive of two electrical
charging spaces, the proposals are considered acceptable in this regard, unlikely to impact amenity and will
serve the existing use of the site.  The proposal is therefore considered to accord with Policies TR01 and
TR02 of the Breckland Local Plan (adopted 2019).
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5.0 Ecology Impact

5.1 Section 15 of the NPPF and policy ENV02 of the Breckland Local Plan (adopted 2019) require the
protection and enhancement of biodiversity.

5.2 An ecology survey was submitted with the application.  The Ecological Appraisal concluded that:

'Without exception, the plant species and assemblages of plant species recorded are all common and
widespread throughout much of lowland Britain and most reflect a regime of frequent management. None of
the habitats are afforded legislative protection and all are readily recreated. As such, the removal of any of
the habitats would not be likely to result in a significant ecological impact at anything above the level of the
prison itself.

No evidence of protected or notable species being present within those parts of the prison that would be
directly affected by the proposed development'.

However, our ecologist have sought clarification on some existing points, this information has been submitted
and the further comments of our ecologist are awaited.

5.3 Subject to the acceptability of the additional information submitted, the proposal is likely to be considered
acceptable in ecology terms and in accordance with Section 15 of the NPPF and policy ENV02 of the
Breckland Local Plan (adopted 2019).

6.0 Flood Risk

6.1 Section 14 of the NPPF and ENV09 of the Breckland Local Plan (adopted 2019) seek to minimise the
risks of flooding by direct new development away from areas at highest risk of flooding and for new
development not to increase flood risk elsewhere.  The site lies in flood zone 1, at the lowest risk of flooding.
There are some small patches of surface water drainage issues around existing residential accommodation
blocks.

6.2 A site-specific Flood Risk Assessment has been submitted which confirms a low risk of flooding from all
sources. It is therefore considered that no specific flood resistance or resilience measures are considered
necessary. The Flood Risk Assessment demonstrates that a means of safe access and egress to and from
the site is possible and the proposed development is not considered to increase flood risk within the
catchment through a loss of floodplain storage.

6.3 A Drainage Strategy has also been submitted with the planning application that outlines the proposed
surface and foul water drainage systems that will be constructed on site and drainage layouts support the
strategy.  The drainage strategy states that this will be further developed during the detailed design.  This will
therefore be the subject of a condition on the application.

6.4 The submitted Flood Risk Assessment recommends to raise the finished floor levels of all new buildings
to 300mm above surrounding ground levels, all building entrances with be accessed via steps and ramps.
This is not considered to significantly impact the character of the area or the design of the existing and is
supported subject to accessible access to the buildings, as proposed.

6.5 The LLFA have been consulted and make no comments to the application.  Given this is an existing site,
that development is located outside any areas at risk of flooding and surface water flood risk, and that the
proposal includes sustainable drainage proposals, subject to a drainage condition, it considered to accord
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with Section 14 of the NPPF and ENV09 of the Breckland Local Plan (adopted 2019).

7.0 Other Matters

Heritage
7.1 Section 16 of the NPPF and ENV07 of the Breckland Local Plan (adopted 2019) and Sections 66 and 72
of the Planning (Listed Building and Conservation Areas) Act 1990, seeks to protect the special interest and
significance of heritage assets.

7.2 The application Planning Statement sets out that there are no heritage assets affected by the proposals.
There are a number of Listed Buildings to the east and west of the application site but they are sufficiently
distanced with intervening development.  The Historic Building Officer has been consulted and raises no
objections.  The proposals will be on a backdrop of existing development and are unlikely to harm the
significance or setting of nearby Listed Buildings.  The proposal is therefore considered to accord with
Section 16 of the NPPF and ENV07 of the Breckland Local Plan (adopted 2019) and Sections 66 and 72 of
the Planning (Listed Building and Conservation Areas) Act 1990.

Contamination
7.3 Section 15 of the NPPF and COM03(8) of the Breckland Local Plan (adopted 2019) states that planning
decisions should take account of ground conditions, pollution and contamination risk.  The Contamination
Officer has reviewed the submitted information and has no objections to the proposals, subject to the
imposition of conditions.  The proposal is therefore considered to accord with Section 15 of the NPPF and
COM03(8) of the Breckland Local Plan (adopted 2019).

Plans
7.4 Concerns have been raised with regards to the plans submitted with the application, particularly the blue
line plan which shows land in the ownership of the applicants.  New plans are to be submitted to show the
correct extent of the blue line.  However, as the blue line does not go to heart of the application, does not
affect the development proposed and no Grampian conditions are proposed, there is no need to do further
consultation on the revised plan, once received.

7.5 It is also noted that there is another current application for this site reference 3PL/2021/1687/EU for the
'Installation of Solar Photovoltaic PV generation system and associated site infrastructure'.  This application
is under consideration and will be considered on its own merits.

7.6 The submitted plans clearly show the area intended for additional car parking.  The surface is going to be
permeable for SUDs, any additional hardstanding which requires planning permission would be the subject of
a new planning application.  The application states that this car parking is for visitors.

7.8 It is noted there are concerns with the operation of the current site and desire to improve the existing
boundary treatment.  However, this application can only be considered on its own merits and can not revisit
existing situations/permissions.

Nutrient Neutrality
7.9 This site has the potential to cause adverse impacts with regard to nutrient pollution, the exact
implications of which and potential mitigation are yet to be agreed.  For these reasons, officers are requesting
delegation of this matter for further consideration and subject to appropriate assessment, if required, to add
additional conditions or refuse planning permission if the proposal would result in adverse impacts to the
integrity of protected habitats.
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8.0 Conclusion

8.1 The proposal is considered acceptable for the reasons set out above, and would accord with the policies
contianed within the Breckland Local Plan (adopted 2019) and the NPPF. On that basis and subject to no
objections being raised by our ecological advisers and the conditions set out below the application is
recommended for approval.

8.2 Delegation is also sought with regards to nutrient pollution and impacts to the integrity of protected
habitats.

RECOMMENDATION

The proposal is recommended for approval, subject to no objections being raised by our ecologists and the
conditions set out below.  Delegation is also sought with regards to nutrient pollution and impacts to the
integrity of protected habitats.

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.
Reason for condition:-
To ensure the satisfactory development of the site, in accordance with Policy COM01 of the
Breckland Local Plan (adopted 2019).

3 Landscaping scheme to be submitted - hard and
soft
Within 3 months of commencement of development full details of both hard and soft
landscape works 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.
These details shall include:
-hard surfacing materials;
Soft landscaping shall include:
-Planting plans;
-Written specifications ( including cultivation and other operations associated with plant and
grass establishment);
-Schedules of planting, noting species, plant sizes and proposed numbers/densities where
appropriate;
-Implementation programme
Reason for condition:-
Details are required prior to commencement in the interests of the satisfactory appearance
of the development in accordance with policies GEN02 and COM01 of the Breckland Local
Plan (adopted 2019).
This condition will require to be discharged
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4 Non-standard drainage condition
Within 3 months of commencement of development details of the surface and foul water
drainage systems that will be constructed on site and drainage layouts support the strategy
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.
Reason for condition:-
Details are required prior to commencement to protect the area from increase flood risk in
accordance with policy ENV09 of the Breckland Local Plan (adopted 2019).

5 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

6 Construction Method Statement
Prior to the commencement of development, including any works of demolition, a
Construction Method Statement shall be submitted to and approved in writing by the Local
Planning Authority.  The approved Statement shall be adhered to throughout the
construction period.  The Statement shall provide for:
i.             the parking of vehicles of site operatives and visitors
ii.            loading and unloading of plant and materials
iii.           storage of plant and materials used in constructing the development
iv.           the erection and maintenance of security hoarding including decorative displays
and facilities for public viewing, where appropriate
v.            wheel washing facilities
vi.           measures to control the emission of dust and dirt during construction
vii.          detailed proposals for the removal of asbestos from existing buildings to be
demolished
viii.        a scheme for recycling/disposing of waste resulting from demolition and construction
works
Reason for condition:-
The details are required prior to the commencement of the development in the interests of
the amenity of the area and to ensure a safe development from the outset of the
development in accordance with Policy COM03 of the Breckland Local Plan (adopted 2019).
This condition will require to be discharged

7 Travel Plans
The development shall be carried out in accordance with the submitted Travel Plan, unless
otherwise first agreed in writing by the Local Planning Authority.
Reason for condition:-
To ensure that the development offers a wide range of travel choices to reduce the impact of
travel and transport on the environment in accordance with Policies TR01 and TR02 of the
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Breckland Local Plan (adopted 2019).
This condition will require to be discharged

8 Boundary treatments.screening to be agreed
Prior to the occupation of the development hereby permitted, a plan showing the exact
positions, design, materials and type of boundary fencing to be erected shall be submitted to
and approved in writing by the Local Planning Authority.  The boundary fencing shall be
completed prior to first use of the residential block, running track and MUGA.  Development
shall be carried out in its entirety in accordance with the approved details.
Reason for condition:-
 In the interests of the satisfactory appearance of the development in accordance with Policy
COM01 and GEN02 of the Breckland Local Plan (Adopted 2019).
This condition will require to be discharged

9 External wall and roof materials to be agreed
No development shall commencement above slab level, unless or until precise details, of the
materials used in the construction of the external walls and roof(s) of the development
hereby permitted have been submitted to and approved in writing by the Local Planning
Authority.  This condition shall apply notwithstanding any indication as to these matters that
have been given in the current application.  The materials to be used in the development
shall be in accordance with the approved details.
Reason for condition:-
To enable the Local Planning Authority to control the colour, tone, texture and appearance of
the materials used to ensure the satisfactory appearance of the development, as required by
Policies COM3, GEN2 and COM1 of the of the Breckland Local Plan (adopted 2019).
This condition will require to be discharged

10 Desk study/ site investigation
Unless otherwise first agreed in writing, the following details shall be submitted to and
approved in writing by the Local Planning Authority prior to the commencement of the
development hereby approved:
A.  Desk Study
A desk study and risk assessment to determine the risk of any contamination on the site,
whether or not it originates on the site.  The desk study and risk assessment must be
undertaken by competent persons and a written report of the findings must be produced.
The report of the findings must include an assessment of the potential risks to human health,
property (existing or proposed) including buildings, crops, livestock, pets, woodland and
service lines and pipes, adjoining land, groundwaters and surface waters, ecological
systems, archaeological sites and ancient monuments.
B.  Site Investigation
A site investigation and risk assessment to determine the nature and extent of any
contamination on the site, whether or not it originates on the site.  The investigation and risk
assessment must be undertaken by competent persons and a written report of the findings
must be produced. The report of the findings must include (i) the same details as in part A
above (ii) a survey of the extent, scale and nature of contamination and (iii) an appraisal of
remedial options, and proposal of the preferred option(s).
C.  Remediation Scheme
A detailed remediation scheme to bring the site to a condition suitable for the intended use
by removing unacceptable risks to human health, buildings and other property and the
natural and historical environment.  The scheme must include all works to be undertaken,

BRECKLAND COUNCIL - PLANNING COMMITTEE - 12th April 2022

COMREPORT (ODB-Ocella One Click Agenda/Officer report)



 

proposed remediation objectives and remediation criteria, timetable of works and site
management procedures. The scheme must ensure that the site will not qualify as
contaminated land under Part 2A of the Environmental Protection Act 1990 in relation to the
intended use of the land after remediation.
D Implementation of Approved Remediation Scheme
The approved remediation scheme must be carried out in accordance with its terms prior to
the commencement of development, unless otherwise agreed in writing by the Local
Planning Authority. The Local Planning Authority must be given two weeks written
notification of commencement of the remediation scheme works.
Following completion of measures identified in the approved remediation scheme, a
verification report (referred to in PPS23 as a validation report) that demonstrates the
effectiveness of the remediation carried out must be submitted to and approved in writing by
the Local Planning Authority.
The above must be undertaken in accordance with Defra and the Environment Agency's
'Model Procedures for the Management of Land Contamination, CLR 11'.
Reason for condition:-
 Details are required prior to commencement 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 Section 15 of the National Planning
Policy Framework.
This condition will require to be discharged

11 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 Section 15 of the National Planning Policy Framework.
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