
 

 

 

 

 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2022/0072/F CASE OFFICER Naomi Minto

LOCATION: HILBOROUGH APPNTYPE: Full
AND ICKBURGH POLICY: Out Settlemnt Bndry
Stanford Training Area

CONS AREA: N

APPLICANT: Landmarc Support Services Limited
Building 32 West Tofts Camp

LB GRADE: N

AGENT: The Bush Consultancy
Unit 5.20 The Bush Consultancy Ltd
Paintworks

TPO: N

PROPOSAL: Proposed additional 40 tonne bridge located across the river Wissey along with an improved
track route, fencing, gates, cattle grids, signage etc either side of the bridge.

REASON FOR COMMITTEE CONSIDERATION

The application is referred to Planning Committee from Chairman's Panel following a call-in request from the
Local Ward Representative.

KEY ISSUES

- Principle of development
- Impact on character and appearance of area and amenity
- Highway safety
- Trees
- Ecology
- Nutrient Neutrality
- Other matters - Contaminated Land / Flood Risk / Heritage

DESCRIPTION OF DEVELOPMENT

This application seeks permission for an additional 40 tonne bridge located across the river Wissey, along
with an improved track route, fencing, gates, cattle grids and signage either side of the bridge.

SITE AND LOCATION

The application site is located at the Hollow Heath military crossing point on the B1108 (Watton Road) and
extends north (where the bridge is proposed) and south.  It is located within a military training area known as
Standford Training Area (STANTA), South of the village of Hilborough and approximately 13 miles North of
the market town of Thetford.  It is within a rural setting and the route passes through wooded areas,
heathland and over the river Wissey.  The site is located within the Breckland Special Protection Area (SPA),
the SPA Stone Curlew Buffer Zone and with the Breckland Forest Site of Special Scientific Interest (SSSI).
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EIA REQUIRED

No

RELEVANT SITE HISTORY

3PL/2021/0640/F Withdrawn 05-07-21
Proposed 40 tonne bridge located across the river Wissey along with an improved track route, fencing, gates,
cattle grids, signage etc either side of the bridge.

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
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
GEN02 Promoting High Quality Design
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance
TR01 Sustainable Transport Network
TR02 Transport Requirements

OBLIGATIONS/CIL

Not applicable

CONSULTATIONS

HILBOROUGH P C
Objection - The location is within the Breckland Special Protection Area, and adjacent / relevant to a number
of Sites of Special Scientific Interest.  The parish council expresses concern regarding this, but defers to
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Natural Englands expert assessment.

In particular, the parish council draws attention to the proximity of large, mature oak trees, which may be at
risk from construction activity.

The location is within an area known to flood.  The parish council expresses concern about this factor and
particularly its effect on adjacent/nearby properties, but defers to the Environment Agency expert
assessment.  However, it seems reasonable to conclude that works adjacent the river here will result in
flooding upstream and in the immediate area.

The area is at risk of illegal raves, which have caused grave nuisance in the past.  It is expected that
improving access would encourage further raves, which would cause disturbance not only to local villagers,
but significant disruption and (policing) cost to the wider community.

The increase in utility to MOD operations, versus the cost of the works, is not clear.  This may not be a direct
planning consideration, but the parish council wishes to draw attention to this as a factor deserving of at least
further investigation, perhaps at a national government level.
NORFOLK COUNTY COUNCIL HIGHWAYS
No objection, subject to conditions.
NATURAL ENGLAND
No objection, subject to conditions.
ENVIRONMENT AGENCY
No objection.
CONTAMINATED LAND OFFICER
No objection, subject to conditions.
HISTORIC ENGLAND
No objection.
HISTORIC ENVIRONMENT SERVICE
Further information required.

TREE AND COUNTRYSIDE CONSULTANT No Comments Received
ECOLOGY No Comments Received
ECOLOGICAL AND BIODIVERSITY CONSULTANT No Comments Received
ICKBURGH P C No Comments Received

REPRESENTATIONS

A Site Notice was put up on 9 February 2022.  One representation from Cllr Fabian Eagle has been received,
raising the following main points of concern;

Off site flooding - I am concerned that the bridge and the raised roadways will cause flooding further
upstream.  The construction is intended to be just after Black water (Watton. Brook) joins the River Wissey.
This area is a floodplain and most winters it is under water and viewing from the A1065 you would think it is a
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large lake.  The application will slow the waters access to this flood plain and will potentially cause flooding to
other land and property further upstream.  The nearest property is the Grade 11 Hilborough Mill.  I am
concerned that a government body is not acknowledging its Riparian duties not to cause flooding to other
property and landowners.

ASSESSMENT NOTES

1.0  Principle of development

1.1  The application seeks full planning permission for an additional 40 tonne bridge located across the River
Wissey, along with an improved track route, fencing, gates, cattle grids and signage either side of the bridge
on land at Stanford Training Area (STANTA), South of the village of Hilborough.

1.2  There are no adopted policies relating specifically to STANTA or Military Development.  The National
Planning Policy Framework, 2021 (NPPF), paragraph 11, advises that where there are no relevant
development plan policies, permission should be granted unless:

- the application of policies in the NPPF that protect areas or assets of particular importance provides a clear
reason for refusing the development proposed; or

- any adverse impacts of doing so would significantly and demonstrably outweigh the benefits, when
assessed against the policies in the NPPF taken as a whole.

1.3  The Local Planning Authority is advised that the development is required to improve vehicle access to
the STANTA north west extension (800ha of training land).  This will be achieved via an additional 40 tonne
bridge located across the River Wissey at GR 8259 9959 and will minimise military traffic on the public
highways.  The need for this has derived from additional military units being relocated to the east of the UK
and a subsequent increase in demand for access to training land.

1.4  Given the nature of the application to improve vehicle access to the STANTA north west extension, it is
accepted that the development would have economic and national security benefits.  The principle of the
development is therefore considered acceptable, subject to complying with all other relevant policies within
the Breckland Local Plan (adopted 2019) (BLP) and assessed in more detail in the following sections of this
report.

2.0  Impact on character and appearance of area and amenity

2.1  Policy COM 01 of the BLP seeks to ensure that all new development integrates to a high degree of
compatibility with the surrounding area.  Policy GEN 02 also requires high quality design.

2.2  The application details indicate that the proposal will involve the following works;

- Construction of new stone tracks;
- Placement of a new durbar steel bridge crossing on the River Wissey.  Bridge to have a maximum capacity
of 40 tonnes;
- Installation / alteration of cattle grids / concrete apron, access gates, timber post and rail fencing with stock
proof mesh and signage.

2.3  Whilst the proposals would introduce more prominent structures within a rural area and the open
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countryside, they would not be so substantial in height and scale to lead to an adverse impact on the
character and appearance of the area.  Furthermore, it is accepted that the proposal would provide
necessary infrastructure and infrastructure improvements on the existing STANTA training ground.  The
design and appearance are therefore considered acceptable and rightly reflect the needs of the military at
this nationally important training area.  Consequently, it is considered that the proposals would not give rise
to any significant harm to the character and appearance of the landscape and surrounding area.
Furthermore, there are no dwellings in the vicinity of the application site and therefore the proposed works
would not lead to an unacceptable impact on amenity when having consideration of Policy COM 03 of the
BLP.

3.0  Highway safety

3.1  Policies COM 01(m) and TR 02 of the BLP seek to ensure that all access and safety concerns are
resolved in new developments.  Paragraphs 110 and 111 of the NPPF (2021) are also relevant planning
considerations when assessing an application in terms of highway safety.

3.2  The Local Highway Authority acknowledged both accesses are to be constructed to Norfolk County
Council Industrial access specification and are provided with visibility splays measuring 2.4m x 120m.
However, they also noted that the only information, which has not been provided is design and location of the
advanced warning signs on Bodney Road, advising of troops crossing.  However, they accept that this could
be dealt with via condition.  Therefore, they raised no objection to the proposal, subject to the inclusion of
conditions with any forthcoming planning permission.  The application is therefore considered to be compliant
with the requirements of Policies COM 01(m) and TR 02 of the BLP, whilst also having due regard to
paragraphs 110 and 111 of the NPPF (2021).

4.0  Trees

4.1  Policy ENV 06 of the BLP states that trees and significant hedge and shrub masses form part of the
green infrastructure and should be retained as an integral part of the design of development.  The Parish
Council raised concerns in respect of the impact of the development on nearby mature Oak Trees.  The
applicant submitted an Arboricultural Impact Assessment (Tyler Grange Group Limited, dated 20 July 2021),
a Tree Retention and Removal Plan (Tyler Grange Group Limited, dated 30 June 2021), and a Tree
Constraints Plan (Tyler Grange Group Limited, dated 22 January 2021), which assesses the likely impacts of
the works on nearby trees and proposed mitigation measures.  The Tree and Countryside Officer has
reviewed the submitted details and raised no objection, subject to conditions.  The application is therefore
considered to be compliant with Policy ENV 06.

5.0  Ecology

5.1  Policy ENV 02 of the BLP states that all development should demonstrate how net gains for biodiversity
are being secured as part of the development, proportionate to the scale of development and potential
impacts.  This is further reiterated in paragraph 174 of the NPPF, which seeks to ensure that development
provides net gains for biodiversity.

5.2  The site is located within the Breckland Forest SSSI, a SPA and a SPA Stone Curlew Buffer Zone.  The
Parish Council raised concerns about development in these protected areas.  However, "defers to Natural
England's expert assessment."  The applicant has submitted an Ecological Impact Assessment and a Habitat
Regulations Assessment for consideration.  Natural England raised no objection to the proposed works,
subject to condition.  Formal comments are awaited from the Council's Ecologist.  Subject to no objection
from them, the application will be considered compliant with Policies ENV 02 and ENV 03, subject to
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conditions.

6.0  Nutrient Neutrality

6.1  This application has been assessed against the conservation objectives for the protected habitats of the
River Wensum Special Area of Conservation and the Broads Special Area of Conservation and Ramsar site
concerning nutrient pollution in accordance with the Conservation of Species and Habitats Regulations 2017
(as amended) (Habitats Regulations).  The Habitat Regulations require Local Planning Authorities to ensure
that new development does not cause adverse impacts to the integrity of protected habitats such as the River
Wensum or the Broads prior to granting planning permission.

6.2  The application site is located outside of the catchment area of the sites identified by Natural England.
The development proposed does not involve the creation of additional overnight accommodation and is such
it is unlikely to lead to a significant effect as it would not involve a net increase in population in the catchment.
This application has been screened, using a precautionary approach, as unlikely to have a significant effect
on the conservation objectives either alone or in combination with other projects and there is no requirement
for additional information to be submitted to further assess the effects.  The application can, with regards
nutrient neutrality, be safely determined with regards the Conservation of Species Habitats Regulations 2017
(as amended).

7.0  Flood Risk

7.1  Chapter 14 of the NPPF and Policy ENV 09 of the BLP seek to minimise the risks of flooding by directing
new development away from areas at highest risk of flooding and for new development not to increase flood
risk elsewhere.  It is noted that the Local Ward Representative has raised off-site flood risk concerns.
Concerns have also been raised by the Parish Council.  Having checked the Government's flood risk maps,
whilst the majority of the works proposed would be located in Flood Zone 1 and therefore at very low risk of
surface water and river flooding, provision of the bridge across the River Wissey would be located in Flood
Zone 3, which is considered to have a high probability of flooding and therefore a Flood Risk Assessment is
required.  The applicant has duly submitted a Flood Risk Assessment (FRA) for consideration.

7.2  The FRA states that in order to address the potential flood risks identified, and ensure that the risk of
flooding is not increased within the catchment, a number of mitigation measures are recommended, as
follows:

· New sections of access track should be constructed at existing ground level, particularly where it is
proposed to cross the floodplain of the River Wissey.  The dimensions of any necessary ramps at the
proposed bridge approaches should also be minimised as far as possible.
· The new bridge should comprise a single-span structure from bank-top to bank-top, with open sides (the
currently proposed bridge structure is considered to meet such requirements).  This proposed design has
been accepted in principle by the EA as not needing to be 'tested' by site-specific flood risk modelling, though
a Flood Risk Activity Environmental Permit will likely need to be sought from the EA for any enabling works in
relation to the construction of the proposed bridge, and for the proposed bridge structure itself.
· New sections of access track should be constructed of stone or other permeable material. to ensure the
rate and volume of surface water run off is not increased from site.

7.3  The mitigation measures recommended are intended to ensure that the proposed scheme poses no
demonstrable adverse effect on floodplain storage, overland flow routes, or the risk of flooding within the
catchment.  In addition, the Local Planning Authority is advised that use of the route will likely be restricted
during periods of flooding thereby ensuring the safety of site users.  On this basis, no further mitigation
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measures are considered to be required.

7.4  Given the bridge is proposed to be located over a main river and therefore the flooding issues are fluvial,
the Environment Agency was consulted on the proposal and advised that the provided modelling is
appropriate for the application.  Whilst the Parish Council's and Local Ward Rep's concerns are noted, it is
also accepted that the Environment Agency has raised no objections to the proposal on flood risk grounds,
advising that the soffit level of the bridge will be set at a minimum of 21.1mAOD to ensure it is 600m above
the 1% AEP with an allowance for climate change.  Any loss of floodplain will also be compensated for (Doc
ref: 16759-HYD-XX-XX-RP-FR-0002 - see Appendix B - Baseline Modelling Results Document).

7.5  They further advised that irrespective of planning approval, under the terms of the Environmental
Permitting Regulations (EPR), a permit may be required from them for any proposed works or structures
within the floodplain or in, under, over or within 8 metres from the top of the bank of the River Wissey, which
is designated a 'main river'.

7.6  The EPR are a risk-based framework that enables the Environment Agency to focus regulatory effort
towards activities with highest flood or environmental risk.  Lower risk activities will be excluded or exempt
and only higher risk activities will require a permit.  The Environment Agency state that the proposed works
may fall under one or more of the following categories: Exclusion, Exemption, Standard Rules Permit, and /
or Bespoke permit.  That said, no objection has been raised by them and therefore in light of the above
considerations, the application is considered to be compliant with Policy ENV 09 of the BLP, subject to
condition (compliance with the approved details, which includes the mitigation measures outlined in the
FRA).

8.0  Other matters - Contaminated Land / Heritage

8.1  No objections have been raised by the Contaminated Land Officer, subject to the inclusion of conditions.
The application therefore has due regard to chapter 15 of the NPPF (2021).

8.2  In terms of Heritage considerations, Historic England advised that they were consulted on pre-
application proposals for the proposed works and therefore provided advice on a route that would avoid the
undesignated historic earthwork features in this area.  On the basis of the information available to date,
Historic England raised no objection to the proposal.  The application is therefore considered to have due
regard to heritage considerations in accordance with Policy ENV 08 of the BLP and will not result in any harm
to the historic environment.

9.0  Conclusion

9.1  In consideration of the overall planning balance of the scheme, the principle of development is
considered acceptable.  The Proposal is also considered acceptable when having due regard to character
and appearance, amenity, highway safety, tree implications, nutrient neutrality and potential flood risks.
Accordingly, it is recommended for approval, subject to conditions and subject to no objection from the
Council's Ecologist in respect of ecology considerations.

RECOMMENDATION

The application is recommended for approval, subject to conditions and subject to no objection from the
Council's Ecologist in respect of ecology considerations.
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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 shall 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 COM 01 of the Breckland Local Plan (adopted 2019).

3 Prior to the first occupation/use of the
development hereby
Prior to the first use of the development hereby permitted, the vehicular access crossings
over the verge shall be constructed in accordance with a detailed scheme to be submitted to
and approved in writing by the Local Planning Authority in accordance with the highways
industrial access specification and for the first 15 metres as measured from the nearside
carriageway edge and thereafter retained at the position shown on the approved plan.
Arrangements shall be made for surface water drainage to be intercepted and disposal of
separately so that it does not discharge from or onto the highway.

Reason for condition:- 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 in accordance with Policies TR 01 and TR 02 of the Breckland Local Plan (adopted
2019).

4 Prior to the first occupation/use of the
development hereby
Prior to the first use of the development hereby permitted visibility splays measuring 2.4
metres x 120 metres shall be provided to each side of each access where it meets the near
edge of the adjacent highway carriageway.

The splay(s) 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 interests of highway safety in accordance with Policies TR 01
and TR 02 of the Breckland Local Plan (adopted 2019).

5 Prior to the commencement of any works a
Construction
Prior to the commencement of development, a Construction Traffic Management Plan and
Access Route which shall incorporate adequate provision for addressing any abnormal wear
and tear to the highway together with wheel cleaning facilities shall be submitted to and
approved in writing by the Local Planning Authority together with proposals to control and
manage construction traffic using the 'Construction Traffic Access Route' and to ensure no
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other local roads are used by construction traffic.  The development shall be carried out in
accordance with the approved details.

Reason for condition:- In the interests of maintaining highway efficiency and safety in
accordance with Policies TR 01 and TR 02 of the Breckland Local Plan (adopted 2019).
This needs to be a pre-commencement condition as it deals with safeguards associated with
the construction period of the development.

6 For the duration of the construction period all
traffic
For the duration of the construction period all traffic associated with the construction of the
development will comply with the Construction Traffic Management Plan and use only the
'Construction Traffic Access Route' and no other local roads unless otherwise first approved
in writing by the Local Planning Authority.

Reason for condition:- In the interests of maintaining highway efficiency and safety in
accordance with Policies TR 01 and TR 02 of the Breckland Local Plan (adopted 2019).

7 Notwithstanding the details indicated on the
submitted
Notwithstanding the details indicated on the submitted drawings the siting and design of
warning signage for military vehicles shall be submitted to and agreed in writing by the Local
Planning Authority prior to first use.

Reason for condition:- To ensure that the highway improvement works are designed to an
appropriate standard in the interest of highway safety and to protect the environment of the
local highway corridor in accordance with Policies TR 01 and TR 02 of the Breckland Local
Plan (adopted 2019).

8 Prior to the first occupation/use of the
development hereby
Prior to the first use of the development hereby permitted the advance warning signage
referred to in condition 7 of this condition shall be completed to the written satisfaction of the
Local Planning Authority.

Reason for condition:- To ensure that the highway network is adequate to cater for the
development proposed in accordance with Policies TR 01 and TR 02 of the Breckland Local
Plan (adopted 2019).

9 Non-standard condition
Operations on site shall take place in complete accordance with the approved Arboricultural
Impact Assessment (AIA), Tree Protection Plan (TPP) and Arboricultural Method Statement
(AMS) prepared by Tyler Grange dated July 2021.  No other operations shall commence on
site in connection with the development until the tree protection works and any pre-emptive
tree works required by the approved AIA or AMS have been carried out and all tree
protection barriers are in place as indicated on the TPP.  Works shall not commence until
written confirmation has been obtained from the appointed arboriculturalist to confirm that
tree protection is in place as specified.

The protective fencing shall be retained in a good and effective condition for the duration of
the construction of the development and shall not be moved or removed, temporarily or
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otherwise, until all site works have been completed and all equipment, machinery and
surplus materials removed from site, unless the prior written approval of the local planning
authority has been sought and obtained.

Given that the development contains works within the root protection areas of retained trees
additional site supervision will be required.

There are three key stages where on-site arboricultural advice will be needed

Prior to commencement, to review the contents of the AMS, and deal with any queries the
main contractor may have.

To confirm that the protective fencing and ground protection is in place.

To supervise and ensure the No-Dig surface is put in place satisfactorily.

A note of the date of each visit and a summary of the findings will be forwarded to both the
Case Officer and the Main Contractor to provide an audit trail enabling the proper
implementation of the tree protection measures to be checked and verified.

Reason for condition:- In accordance with Policy ENV 06 of the Breckland Local Plan
(adopted 2019).

10 Non-standard condition
No construction work shall be carried out during the nesting season March to September.  If
it is not possible to avoid work during this period, a survey shall be submitted to and
approved in writing by the Local Planning Authority prior to commencement of works.  The
survey shall be carried out by a suitably qualified ecologist in advance of works commencing
to identify any Stone Curlew nests or actively breeding pairs within 500m of the works that
could potentially be impacted by it.  If any are encountered, a plan to offset any impacts shall
be provided.  Works shall not commence until a further survey confirms that any nesting
attempts are concluded and any chicks have fledged.  Any works that take place during the
breeding season shall not include night working and lighting shall not be permitted, in order
to avoid disturbing foraging Stone Curlew.

Reason for condition:- In accordance with Policy ENV 03 of the Breckland Local Plan
(adopted 2019).

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
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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.

17 NOTE NCC Inf 2 When Vehicular access works
required
This development involves works within the public highway that can only be carried out by
Norfolk County Council as Highway Authority unless otherwise agreed in writing.
It is an OFFENCE to carry out any works within the Public Highway, which includes a Public
Right of Way, without the permission of the Highway Authority.  Please note that it is the
Applicants' responsibility to ensure that, in addition to planning permission, any necessary
consents or approvals under the Highways Act 1980 and the New Roads and Street Works
Act 1991 are also obtained from the County Council.  Advice on this matter can be obtained
from the County Council's Highway Development Management Group.  Please contact Kay
Gordon kay.gordon@norfolk.gov.uk
If required, street furniture will need to be repositioned at the Applicants own expense.
Public Utility apparatus may be affected by this proposal.  Contact the appropriate utility
service to reach agreement on any necessary alterations, which have to be carried out at the
expense of the developer.

21 Variation of approved plans
Any variation from the approved plans following commencement of the development,
irrespective of the degree of variation, will constitute unauthorised development and may be
liable to enforcement action.
You or your agent or any person responsible for implementing this permission should inform
the Development Control Section immediately of any proposed variation from the approved
plans and ask to be advised to the best method to resolve the matter.  Most proposals for
variation to the approved plans will require the submission of a new application.
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