
 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2020/0043/F CASE OFFICER Rebecca Collins

LOCATION: QUIDENHAM APPNTYPE: Full
Anvil Park Stud  Overa House Farm POLICY: Out Settlemnt Bndry
Sallow Lane Quidenham

CONS AREA: N

APPLICANT: Mr Robert Reeve
Anvil Park Stud, Overa House Farm
Sallow Lane

LB GRADE: N

AGENT: Sally-Ann Tinsley
Marigold Cottage The Square

TPO: N

PROPOSAL: Retrospective application to:
1.  Extend commercial equestrian use to include shows/events/competitions; training/riding
holidays; quiz nights and social events
2.  Ancillary use of PA system
3.  Change of use of part of indoor school to cafe and kitchen/office
4.  Hiring out of facilities
5.  Erection of stables
6.  Increase level of 'old' outdoor arena and use as car park
7.  Submit details of landscaping, removal of manure and lighting
8. Construction of new arena
9. Construction of outside exercise area/manege

DEFERRED REASON

History

The application was deferred from Planning Committee on 29th November 2021 as members requested a
Site visit for both this application (as well as the now refused application reference 3PL/2021/0307/F, on the
same site, for holiday accommodation).  The site visit was undertaken and during the site visit discrepancies
with the plans and description of development were identified.  These matters have been addressed in
consultation with the applicant and officers and the application is returning to planning committee with an
updated description of development, as follows:

Retrospective application to:
1.  Extend commercial equestrian use to include shows/events/competitions; training/riding holidays; quiz
nights and social events
2.  Ancillary use of PA system
3.  Change of use of part of indoor school to cafe and kitchen/office
4.  Hiring out of facilities
5.  Erection of stables
6.  Increase level of 'old' outdoor arena and use as car park
7.  Submit details of landscaping, removal of manure and lighting
8. Construction of new arena
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9. Construction of outside exercise area/manege

For information, an earlier change to the description of development included the use of an existing building
on site as forge and eight kennels, these have subsequently been removed from this application and the
applicant is aware that they will need to seek separate consent if they wish to pursue these activities for
commercial use.  It is however noted that Planning Permission was granted for a forge on site in 1994.

The additional elements of development from the above description of development have been consulted on.
The responses received are summarised below:

Statutory Consultee Comments

Parish Council
My Council continues to object strongly to this application, and stands by all its previously expressed
opinions.

The Council is greatly concerned that the Planning Committee might be advised and tempted to set the
applicant up to fail, by again believing that certain issues can be covered by Conditions applied. My Council
feels that the officers were to provide the Committee with a comprehensive list of conditions previously
applied to applications on this site, together with a list of dates showing when they were applied and when (if
ever) they were complied with or amended/withdrawn. One thing of landscaping plans, lighting plans, and
use of a PA system, among others.

My Council is aware that on 31 August 2015 the DCLG (as it then was) wrote to Chief Planning Officers,
saying, "The government is concerned about the harm that is caused where the development of land has
been   undertaken in advance of obtaining planning permission. In such cases, there is no opportunity to
appropriately limit or mitigate the harm that has already taken place. Such cases can involve local planning
authorities having to take expensive and time consuming enforcement action. For these reasons, this
statement introduces a planning policy to make intentional unauthorised development a material
consideration that would be weighed in the determination of planning applications and appeals."

In this case we have intentional unauthorised development on top of intentional unauthorised development. A
number of these items were only discovered, and therefore added to the list, when the Planning Committee
paid a visit following their meeting last November. Since then the following signs of further possible
unauthorised development have been noted:
- Dumping of large quantities of soil on the site. 20t lorries are regularly bringing in loads of soil which is
spread about by the owner with a digger but there are significant heaps unspread as there is really no place
for it left to go.
- There are regular fires of commercial waste including plastic being burned. These have been reported to
the Environment Agency and the fire brigade has been called out twice. There remains, of course, the
development covered by retrospective application 3PL/2021/0307/F, which was refused by the Planning
Committee. There appear to be no signs of any intention to remove this, and perhaps unsurprisingly, there
has as yet been no notification of an appeal being lodged.

Given the period of time elapsed, my Council wonders how confident the Officers are that no further
development has taken place. My Council also hopes that Breckland will take active note of the guidance
from Mr Quatermain, and not give this applicant the opportunity to fail to fulfil conditions imposed, by refusing
to grant permission.

Environmental Health
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I have looked at the amended description submitted and, based on the information provided to me at this
time; there are no objections or further comments on the grounds of Environmental Protection, providing the
development proceeds in line with the application details. I would however request that my previously
recommended conditions are included within any permission given and also suggest that in view of the
comments received from members of the public an additional condition to prevent burning of waste is
included.

Highways Authority
The highway advice remains as originally given.

Environment Agency
No objections.

Wildlife Trust
Imported waste material - we previously noted concern from other consultees at the amount and composition
of building waste brought onto site and its proximity to the River Thet. Should consent be granted then we
recommend that the conditions set out in the comments by the Council's Environmental Protection Officer are
followed.

Lighting - we previously stated concerns regarding the scope for on-site lighting, in particular floodlighting, to
impact on the nearby CWS and any nocturnal wildlife using it. The cumulative impacts alongside lighting from
neighbouring land on the river valley and the CWS was also discussed. It is not possible to influence the use
of lighting on any adjacent land in this application, but considering the impact of the additional lighting
proposed on this site, we note the comments from the Council's ecological advisors, Place Services. These
reference the proposed timing of lighting use only during shows in the winter months when any bats using
the CWS would be hibernating. We therefore recommend that if consent is granted, that robust conditions
are attached to ensure that the proposed external lighting is only used in the winter when potential impacts
on bats would be avoided.

Representation(s)

Two additional letters of representation have been received from neighbouring properties, their comments
are summarised, as follows:

- The applicant has been living and working at this establishment for more than ten years during which he
has been requested to provide details of landscaping, and a comprehensive waste management plan and
neither has been forthcoming.
- The site is a total eyesore. Many hundreds of tonnes of soil/building waste continue to be dumped right up
to the edge of the river Thet. This area is in a Flood Zone and parts of it are a County Wildlife Site.
- There are regular bonfires at Anvil Park Stud burning plastic amongst other waste.  The fire brigade has
been called out on occasion and the Environment Agency is monitoring the situation.
- There are large quantities of plastic sacks interspersed with old pallets and tyres lying about close to the
river.
- The PA system which was changed to a newer version last winter is not now in use. The original
buzzer/hooter is extremely intrusive and those using the system do not use the volume button in a judicious
manner, thus subjecting their neighbours in Larling and at Harling Road to a running commentary. I do not
think that further events should be allowed.
- The nature of these events has not been specified but it has been stated that music can be played over the
PA system which is surely entirely inappropriate.
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Officer Comments

The matter of bonfires is not a material planning consideration as no development is involved.  This would be
a matter for Environmental Health/Environment Agency.

The storage of soil/building waste on site is a matter for the waste management team at the County Council
and/or Environment Agency.

The Parish Council comments with regards to compliance with conditions are noted.  However, the uses
hereby applied for are new uses of the site and therefore the conditions to previous permissions are not
relevant to these uses.  It is considered that the granting planning permission on this site will allow the Local
Planning Authority to regulate the site, if necessary, through appropriate enforceable planning conditions for
the uses applied for, if approved.  The enforcement system is not in question in this planning application, as
the Planning Legislation and NPPF is clear in this regard, which states 'Local planning authorities should
consider whether otherwise unacceptable development could be made acceptable through the use of
conditions'.  The matter of whether conditions can make this development acceptable, is discussed below, in
the relevant sections reviewing the planning application, as applied.

Change of use of part of indoor school to cafe and kitchen/office
The use of part of the inside arena for cafe was considered previously (outlined below) and considered
acceptable.  Either side of the cafe, the space is used for kitchen to serve cafe and an office to serve arena.
The cafe is only to be used when events are run.  The cafe is in an existing building located away from
existing residential properties and to serve the events on site.  On this basis, the cafe and kitchen being
ancillary to the equestrian use are considered acceptable and are unlikely to have significant amenity
impacts and will not affect the character of site/area.

The office is considered an ancillary function to the business, located within an existing building and unlikely
to cause harm in terms of amenity.  On this basis, this part of the proposals is considered acceptable, subject
to conditions on the cafe to only be used when events are run.

Erection of stables
Previously permission was requested for a small section of new stables.  However, more recently, due to the
flooding of all stables on the site, permission is sought retrospectively for all the stables to be replaced, as
per the site plan.  Given the permitted use of the site, being equestrian and context of the site, as well as the
positioning of the stables within the centre of the site and that all stables match that of the six previously
proposed, which were considered acceptable, and that they are considered of high quality design and
material, they are considered acceptable.

Construction of new arena
The old arena was subject to a flood risk (the ground levels have subsequently been raised and this area is
used for car parking, as previously considered below).  The new arena is set further away from neighbours
and behind an existing bund to the A11, with appropriate landscaping.  It is also further from the river to north
and away from the wildlife site.  This is considered an improved location for the arena, in particular being
further away from residential dwellings.

Environmental Health have been consulted and suggested conditions with regards to hours of use, waste
and lighting.  The latter to protect the adjacent amenity of neighbours, whilst noting that lighting exists on the
adjacent agricultural site.  A lighting condition is also suggested by our ecologist and the Wildlife Trust for
ecology reasons.  This improved location for the arena is considered better for the site, character of area and
ecology.  The number of events undertaken is considered to be controlled by conditions, including the times.
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The proposal here may support local infrastructure in terms of the public house and any places to stay
nearby as well as nearby shops and takeaways.  The latter is considered to be a minor economic benefit of
the proposal.  Given that the development can be regulated by condition, it is considered it is acceptable on
this basis.

Construction of outside exercise area/menage
The menage is considered an accompanying ancillary structure, which supports the existing use of the site.
It is located within the site and shielded by existing equestrian uses within the site.  It is a good distance from
neighbours and is likely to sit in character with the existing development.  It is constructed of timber panelling
on the backdrop of stables, which is considered a good quality material and addition to the site.  On this
basis, this part of the proposals is considered acceptable.

Other matters previously considered
The matters of Extending commercial equestrian use to include shows/events/competitions; training/riding
holidays; quiz nights and social events; ancillary use of PA system; hiring out of facilities; increase level of
'old' outdoor arena and use as car park; and details of landscaping, removal of manure and lighting, were all
considered previously, in the report to follow this section.  However, on review of these matters it is
considered appropriate to limit the number of events per year as well as timings for these events.  Further
information in this regard is awaited from the applicant and once received is proposed to be translated into
planning conditions for members to review.  This information will be presented to members at the planning
committee.

Nutrient Neutrality

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. This 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.  The spreading of manure removed from the site would be covered by
agricultural guidelines and as the site is outside of the catchment as such it is unlikely to lead to a significant
effect as it would not involve a net increase in population or waste 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).

As the site would result in additional overnight stays, no GIRAMs payment is required.

The remainder of matters are outlined and considered in the original officer report, which follows the
recommendation below.

Recommendation

The application is recommended for approval, in accordance with the assessment above and as previously
presented to members, as set out below in the Planning Officer Committee Report, which follows the title
'Reason for Committee Consideration'.
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The recommendation is one of approval, subject to the conditions listed at the end of this report.

REASON FOR COMMITTEE CONSIDERATION

The application was referred to Planning Committee on the basis of a member call-in.

KEY ISSUES

Impact on character and appearance
Impact on amenities
Biodiversity Impact
Flood risk
Impact on parking provision and highway safety

DESCRIPTION OF DEVELOPMENT

The proposal seeks retrospective planning permission for the following works:
1.  Extend commercial equestrian use to include shows/events/competitions; training/riding holidays; quiz
nights and social events
2.  Ancillary use of PA system
3.  Change of use of part of indoor school to cafe and use of building as forge
4.  Hiring out of facilities
5.  Six stables
6.  Increase level of 'old' outdoor arena
7.  Submit details of landscaping, removal of manure and lighting

*This description of development has been updated, as set out above*

SITE AND LOCATION

The application site is at Anvil Park Stud, Sallow Lane in Quidenham. The sites lies outside any defined
settlement boundary and is in close proximity to the A11.

EIA REQUIRED

No

RELEVANT SITE HISTORY

3PL/1994/0467/F Permission 30-06-94
Erection of single storey building for use as office - garaging, shop, forge - lavatories

3PL/2002/1129/F Permission 16-09-02
Erection of viewing area building to indoor school, 40m x 20m manege & horse loading ramp (retrospective)

3PL/2002/1173/EU Permission 30-09-02
Use of land for equestrian purposes and the erection
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of 26 stable boxes, a tack room, an indoor school, a lecture room with two adjacent wooden offices, two
isolation boxes and paddock field shelters; which buildings are shown edged blue for identification purposes
on the attached plan

3PL/2004/1191/F Permission 13-09-04
Steel framed building for use as indoor riding school

3PL/2021/0307/F
Erection of 4 Cabins to be used as holiday accommodation

POLICY CONSIDERATIONS

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

COM01 Design
COM03 Protection of Amenity
ENV02 Biodiversity protection and enhancement
ENV05 Protection and Enhancement of the Landscape
ENV06 Trees, Hedgerows and Development
ENV09 Flood Risk & Surface Water Drainage
NPPF National Planning Policy Framework (Revised 2021)
NPPG National Planning Practice Guidance
TR02 Transport Requirements

OBLIGATIONS/CIL

Not applicable

CONSULTATIONS

QUIDENHAM PARISH COUNCIL
Quidenham Parish Council are unable to make a decision on this application as there are a number of areas
where the information provided is insufficient. It is also disappointed at the poor quality of the drawings given
the important nature of this application. The question of retrospective planning clouds the issue as it looks to
the past owner rather than looking forward and assessing current/future usage. Our observations are as
follows: - The application includes a google image not including the two arenas. The current 2020 google
image clearly shows them and their proximity to the river. - Was permission ever granted for the second
arena? - Quidenham Parish Council alerted Breckland some while ago regarding the huge volumes of soil
being brought onto the site. To date we have not had confirmation that this soil was free from contaminates
and had planning authorisation. - There is no PA system specification, which has after all been a main bone
of contention over the years. - There is no commentary regarding the containment of water from the site,
including the two arenas. They are of a considerable area and close to the river, which transverses an area
renowned for its biodiversity. Surely, we should request a full report on the effects of this activity on the
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surrounding habitat. - The applicant has not mentioned the access road, which does feed a neighbouring
private property and is in poor repair. - Use of the Cafe is a matter for Breckland to determine. We assume
that as this is open to the public then a hygiene inspection would be the norm. QPC is not against the main
activities as an equestrian center. This would include the ancillary activities. Indeed, it would welcome the
activities to be regularised provided that this is carried out in a proper manner having regard to planning rules
and the effect of the activities on the surrounding area. QPC is happy to make a decision once it has all the
information.

Specifically regarding the PA System. We note that this is already in place. Could we please ask Breckland
to review this aspect on a site visit in order to assess whether or not this equipment is suitable given the
sensitive nature of this site.
NORFOLK COUNTY COUNCIL HIGHWAYS
Passing provision has been provided on the private road serving the site and the verge on Old Larlingford
Road has been scraped back to reveal the original surface which results in additional width to enable passing
provision.  Therefore this Authority would not wish to restrict the grant of retrospective permission subject to
conditions being imposed.
ENVIRONMENTAL HEALTH OFFICERS
No objection subject to conditions
ROUDHAM & LARLING P C
My Council continues to object to this application (in addition to objecting to the continued further
unauthorised development on this site). In section 4.11 of the Planning Statement with the original
application, they proposed replacing the existing system with a new improved PA system in an attempt to
reduce audio impact on neighbouring properties, which is surely an admission that what they were doing was
unacceptable. However, the report dated 24.2.20, says, We believe this system to have already been
installed . Therefore the latest audio report (dated 25.8.21) relates specifically to the existing PA system and
confirms that the noise has indeed not improved from that on the previous PA system of pre 2018. The
Breckland Environmental Health Officer comment dated 27.2.20 stated that the noise should not exceed
5dBA above day and night background levels. The Audio report section 8.5 states that the existing PA
system is calculated to be 6dB(A) below the noise criteria at NSR1, 6-9dB(A) below the noise criteria at
NSR2, 7dB(A) below the noise criteria at NSR3 and NSR4. However, section 8.8 states that the proposed PA
system will be louder : be 2dB(A) below the noise criteria at NSR1, 3-6dB(A) below the noise criteria at
NSR2, 1-2dB(A) below the noise criteria at NSR3 and 0- 1dB(A) below the noise criteria at NSR4. It would
appear that the new PA system is not a step forward. One cannot help thinking with this site, that eventually
Breckland is going to have to take enforcement action, or unauthroised developments will continue
happening on a regular basis, and perhaps now is the time to start.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
Muck heaps or dropping piles can pollute water with nutrients, bacteria and worming chemicals. Manure must
not be located where there is risk of run-off to cause pollution, such as near field drains or within 10 metres of
a water course. We have no objections to the location of the muck heap as shown on the plan of proposed
location of bird and bat boxes in the biodiversity enhancement plan document.

Our previous comments in relation to lighting still apply. The arenas are in close proximity to the River Thet
and adjacent River Thet County Wildlife Site. It is not clear from the information provided where the indoor
school is located in relation to the parking area (this building and parking area is not labelled on the site plan.
The lighting plans do not show the potential light spill outside of the arena. We recommend asking the
applicant to provide a lighting design strategy for biodiversity to (a) Identify those areas/features on site that
are particularly sensitive for nocturnal wildlife (such as bats) and that are likely to cause disturbance in or
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around their breeding sites and resting places or along important routes used to access key areas of their
territory, for example foraging; and (b) Show how and where external lighting will be installed (through the
provision of appropriate lighting contour plans and technical specifications) so that it can be clearly
demonstrated that all areas to be lit will not disturb or prevent the above species using their territory or having
access to breeding sites, resting places or feeding areas.

It is not clear what type of bird, bat and barn owl boxes are being proposed or the height and suitability of the
buildings for boxes and therefore it isn't clear if the proposed locations are suitable. Some of the bat and bird
boxes do not appear to be attached to a building or tree (circled blue below). We recommend asking the
applicant to provide further details of the types and locations of bird, bat and barn owl boxes. A suitability
qualified ecologist would need to visit the site and provide written confirmation of the type of boxes that will
be used and their locations to ensure suitable boxes are installed in suitable locations.

Alternatively, we recommend conditioning that a suitability qualified ecologist recommends appropriate types
of boxes that shall be used following a site visit and oversees installation. Suitable wording would be for
example, 10 bird boxes, 10 bat boxes and 3 barn owl boxes shall be installed in suitable locations on the site.
The type of boxes installed on the site shall be guided by the recommendations of a suitability qualified
ecologist following a site visit and the box locations shall be as shown in principle on the proposed location of
bird and bat boxes plan (precise locations shall be guided by the recommendations of a suitably qualified
ecologist who shall oversee installation of all boxes).
CONTAMINATED LAND OFFICER
I recommend approval providing the development proceeds in line with the application details and subject to
the following conditions to alleviate environmental concerns

NORFOLK WILDLIFE TRUST No Comments Received
NATURAL ENGLAND No Comments Received

REPRESENTATIONS

The neighbour consultation period expired on 09-09-21.
A site notice was posted which expired on 09-03-20.

Letters of objection were received from 8 representatives raising the following points:

- Light pollution
- Increased traffic
- Noise disturbance from increased use and PA system
- Landscape impact
- Biodiversity impacts
- Land contamination
- Impact on public footpath
- Proximity to watercourse
- Loss of trees

ASSESSMENT NOTES

1.0  Impact on character and appearance
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1.1  The proposal seeks retrospective planning permission for the following works:

a.  Extend commercial equestrian use to include shows/events/competitions; training/riding holidays; quiz
nights and social events
b.  Ancillary use of PA system
c.  Change of use of part of indoor school to cafe and use of building as forge
d.  Hiring out of facilities
e.  Six stables
f.  Increase level of 'old' outdoor arena
g.  Submit details of landscaping, removal of manure and lighting

*This description of development has been updated, as set out above*

1.2  The works carried out in terms of erecting new structures are considered to be acceptable in terms of
visual impact. The structures erected carry the vernacular of rural development and will be seen against the
backdrop of a rural location and the agricultural development on the adjacent site. It is not considered that
the works would constitute the over-development of the site and would allow the continuation of the
commercial use of the site that has been ongoing, albeit on a small but increasing scale, for a number of
years.

1.3  Given the nature of the site and rural surroundings of the site, it is considered that the proposal would
not result in any detrimental impacts on the character and appearance of the landscape and area and is
therefore considered to satisfy the requirements of Policy COM01 of the Breckland Local Plan (Adopted
2019) in this regard.

2.0  Impact on amenities

2.1  The impact on amenities was considered with regard to Policy COM03. The key issue in terms of
amenity impact associated with this development is noise and light disturbance from floodlights and the PA
system. This is an issue that has been raised in a number of local representations. In order to address these
concerns, an additional noise impact assessment has been submitted which has been reviewed by the
Environmental Health Team. They have raised no objection to the development in terms of noise disturbance
subject to conditions ensuring that the development does not result in undue noise disturbance.

2.2  In terms of the impact of the floodlights, this was also considered by the Environmental Health Team and
they have raised no objections subject to conditions restricting the times of use and to ensure that they are
installed in such a way that will not result in undue light disturbance. In addition to this, a condition is
proposed to prevent the installation of any further lighting without prior approval from the Local Planning
Authority.

2.3  Regarding other potential amenity impacts, the site is not in close proximity to any neighbouring
residential properties and therefore it is not considered that the development will result in any detrimental
amenity impacts in terms of the structures that have been erected.

2.4  On the basis of the comments of the Environmental Health Officer in terms of the noise impact
assessment and proposal in terms of lighting, it is not considered that the proposal will result in detrimental
amenity impacts that would warrant the refusal of the application and it is accordingly considered that the
proposal, on balance, satisfies the requirements of Policy COM03 of the Breckland Local Plan (Adopted
2019) in this regard.
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3.0  Biodiversity Impact

3.1  The site is adjacent to sites of special biodiversity interest and as a result a consultation exercise has
been carried out with the County Ecologist and National Wildlife Trust. Concerns have been raised about the
impact of the development the protected areas and species in terms of the impact of the lighting on protected
species such as bats. It is, however, noted that these impacts can be mitigated by the submission of a
lighting design strategy to minimise the impacts of the lighting on the protected species and areas.

3.2  In addition to this, it has been recommended by the County Ecologist that further
mitigation/enhancement measures should be provided on site to ensure appropriate mitigation is provided on
site for protected species. It is considered that this can be provided by way of a condition that is proposed for
imposition on any such permission granted.

3.3  Whilst there are areas of concern associated with the development in terms of the biodiversity impact of
the development, it is acknowledged and considered that these impacts can be suitably mitigated against to
ensure overall biodiversity gains through the development, through the imposition of appropriately worded
planning conditions. On this basis, it is considered on balance that the proposal has appropriate regard to
and satisfies the requirements of Policy ENV02 of the Breckland Local Plan (Adopted 2019) and Section 15
of the NPPF (2021) in terms of biodiversity protection and enhancement.

4.0  Flood risk

4.1  The site is immediately adjacent to a watercourse and is situated within and adjacent to flood zones 2
and 3 as a result. Whilst it is not ideal that the development is situated in such a location, this is an existing
use/site and development in this location is in relation to the existing use.

4.2  It is considered that the nature of the development that has been carried out has not resulted in a
noticeable increase in hard standing that would result in increased water run-off. In addition, it is considered
that the use of the site is of reduced vulnerability, in accordance with Section 14 of the NPPF and therefore
any events of flooding from the watercourse would be of reduced severity and significance.  There are to be
no overnight stays in association with the development or within the flood zones.

4.3  On the basis of the above, it is considered on balance that the proposal has appropriate regard to Policy
ENV09 of the Breckland Local Plan (Adopted 2019) in terms of flood risk impact.

5.0  Impact on parking provision and highway safety

5.1  The highway authority have considered the proposal in terms of highway safety impact and have raised
no objection to the development in this regard subject to conditions to ensure that suitable parking and
turning provision is provided and retained on site.

5.2  The proposal is overall considered to satisfy the requirements of Policy TR02 of the Breckland Local
Plan (Adopted 2019) and paragraphs 110 & 111 of the NPPF (2021) in terms of the preservation of highway
safety.

6.0  Conclusion

6.1  In term of the overall planning balance of the scheme, the proposal is considered to be acceptable in
planning terms and is accordingly recommended for approval, subject to conditions.
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RECOMMENDATION

On the basis of the assessment above, it is recommended that the application is APPROVED subject to
conditions.

CONDITIONS

1 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).

2 Provision of parking and servicing areas
The proposed parking/servicing/loading/unloading/turning/waiting area shall be laid out,
levelled, surfaced in accordance with the approved plan and retained thereafter available for
that specific use and for no other use.
Reason for condition:-
To ensure the permanent availability of the parking/ manoeuvring areas, in the interests of
satisfactory development and highway safety in accordance with Policies TR01 and TR02 of
the Breckland Local Plan (adopted 2019).
This condition will require to be discharged

3 Noise level restriction
The development hereby permitted shall not generate a noise level in particular from the
public address system, greater than that detailed within the noise report undertaken by
Healthy Abode Acoustics, ref No HA/AD361/V1, dated 11th August 2021.

All measurements to be taken using the methodology of BS 4142:2014+A1:2019 (or the
equivalent relevant UK adopted standard in force at the time of the measurements) and shall
be measured over 1 hour between the hours of 07:00 and 23:00 and 15 minutes between
the hours of 23:00 and 07:00. All measurements to be taken with a sound level meter of IEC
651 Type 1, or BS EN 61672 Class 1, standard (or the equivalent relevant UK adopted
standard in force at the time of the measurements) set to measure using a fast time
weighted response. This should be calibrated in accordance with the procedure specified in
BS 4142: 2014 (or the equivalent relevant UK adopted standard in force at the time of the
measurements).
Reason for condition:-
In the interests of the amenities of the adjoining residents, in accordance with Policy COM03
of the Breckland Local Plan (adopted 2019).

4 External lighting hours
All external lighting shall be hooded, angled down and installed and maintained in
accordance with the manufacturers design. The lights shall not operate between the hours of
22:00 and 08:00. No other external lighting shall be installed on the site without the prior
written approval of the local Planning Authority.
Reason for condition:-
In the interests of the amenities of the area and local residents to minimise light pollution in
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accordance with policy COM03 of the Breckland Local Plan (adopted 2019).
5 Foul Water Drainage

Within 6 months of the date of this permission, a scheme for the provision, implementation,
ownership and maintenance of the foul water drainage shall be submitted and agreed in
writing with the Local Planning Authority. The works/scheme shall be constructed and
completed in accordance with the approved plans/specification at such time(s) as may be
specified in the approved scheme.
Reason for condition:-
To ensure a satisfactory method of foul water drainage in accordance with Policy ENV09 of
the Breckland Local Plan (Adopted 2019).

6 Manure/waste management plan
The manure and waste from the site shall be disposed of within the site edged red on the
approved Location Plan (received 15/01/2020) in accordance with a Waste Management
Plan that is submitted to and approved in writing by the Local Planning Authority within 6
months of the date of this permission. The development hereby approved shall thereafter be
carried out in accordance with the approved Waste Management Strategy.
Reason for condition:-
To protect wildlife site and nature conservation interests including the Habitat Sites of the
River Wensum SAC, the Broads SAC and RAMSAR sites, and in the interests of the
amenities of the adjoining residents, in accordance with Policies ENV02, ENV03, COM03 of
the Breckland Local Plan (adopted 2019).

7 No burning waste
No burning of waste including manure, waste straw, bedding or forages shall take place at
any time on the development site.
Reason for condition:-
In the interest of the amenity of nearby residents having regard to Policy COM03 of the
Breckland Local Plan (Adopted 2019).

8 Fly Monitoring
Fly numbers within all of the stables shall be monitored twice weekly between April and
October and once weekly at all other times. Records should be kept of all fly control
activities including monitoring records and treatment details and made available to the Local
Planning Authority in the event of a complaint. Any increase in fly numbers should be
addressed immediately in line with current best industry practice.
Reason for condition:-
In the interest of the amenity of nearby residents having regard to Policy COM03 of the
Breckland Local Plan (Adopted 2019).

9 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
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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.

10 Event times
The 'Events' hereby permitted shall only take place X times per calendar year.
Reason for condition:-
In the interest of the amenity of nearby residents having regard to Policy COM03 of the
Breckland Local Plan (Adopted 2019).

11 Cafe
The Cafe hereby approved shall only be used ancillary to the use hereby permitted and only
open and in use on 'event days'.
Reason for condition:-
In the interest of the amenity of nearby residents having regard to Policy COM03 of the
Breckland Local Plan (Adopted 2019).

12 Lighting strategy
Within 6 months of the date of this permission, a lighting design strategy for biodiversity shall
be submitted to and approved by the Local Planning Authority to:
(a) Identify those areas/features on site that are particularly sensitive for nocturnal wildlife
(such as bats) and that are likely to cause disturbance in or around their breeding sites and
resting places or along important routes used to access key areas of their territory, for
example foraging; and
(b) Show how and where external lighting will be installed (through the provision of
appropriate lighting contour plans and technical specifications) so that it can be clearly
demonstrated that all areas to be lit will not disturb or prevent the above species using their
territory or having access to breeding sites, resting places or feeding areas.
Any such approved scheme shall be fully implemented as approved and permanently
maintained in that form.
Reason for condition:-
To ensure suitable mitigation against biodiversity impacts having regard to Policy ENV02 of
the Breckland Local Plan (Adopted 2019).

13 Net Gain in Biodiversity
Within 6 months of the date of this permission, a scheme demonstrating how net gains for
biodiversity are being secured as part of the development, shall be submitted to and
approved in writing by the Local Planning Authority.  This could include bird/bat boxes, swift
bricks and hedgehog holes for example.  The development shall be carried out in
accordance with the approved details, prior to first occupation.
Reason for condition:-
To ensure a net gain in biodiversity in accordance with Policy ENV02 of the Breckland Local
Plan (adopted 2019).

14 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
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variation to the approved plans will require the submission of a new application.
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