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Schedule of Planning Applications                Committee Date: 17th March 

2021 

 

Reference: 06/19/0625/F 

  Parish: Mautby  

       Officer: Mr G Bolan 

                                                                                            Expiry Date: 17-03-2020    

Applicant: Mr S Hewitt  

 

Proposal: Change of use from an agricultural field to storage of timber, wood 

fuel and firewood.  

 

Site:  Hall Farm 

  Hall Road 

  Mautby 

 

REPORT 

 

1. Background / History :- 

 
1.1 The application site is part of a field, measuring 1756m2 (0.18ha) to the south 

of the group of farm buildings at Hall Farm, at the southern end of Hall Road, 
Mautby.  There is a dwelling to the north east of the site (Hall Farm Cottage) 
and another to the west (Hall Farm House), as well as the occupied recent barn 
conversion within Paston Farm adjacent to Hall Farm, to the west.   
 

1.2 The land to the south is open farm land. The application site is approximately 
35 metres from the boundary with the Broads Authority National Park to the 
south. 

 
1.3 The application site land is currently without an authorised planning use, but is 

being used as part of the operations of Maple Tree Services, a business 
operated by the applicant from the farm buildings at Hall Farm, directly to the 
north of the field which forms the application site. 

 
1.4 The applicant’s business at Hall Farm involves importing, cutting splitting, 

storage and distribution of firewood.  This use within the buildings at Hall Farm 
was regularised when a Certificate of Lawful Use was granted approval on 13th 
July 2016 (GYBC ref. 06/16/0280/EU).   

 
1.5 Over time, storage of logs for the business has extended onto the field to the 

south without planning permission; originally the external storage began on part 
of the field to the east of this application site and has since expanded westwards 
into this application site land.  Temporary permission was originally granted for 
a period of one year for the use of the land to the east of this application site 
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(06/16/0590/CU). That permission expired on 17th November 2017 and a 
subsequent planning permission for temporary storage on the same site was 
granted permission for two years, until 1st December 2019 (06/17/0743/F).  As 
a result, all permissions for use of the land to the east of this site for wood 
storage have now expired, and since 01 December 2019 the applicant has 
continued to store wood on the land without the benefit of planning permission 
whilst the LPA, the applicant and the landowner (Norfolk County Council) 
explored alternative options to relocate the storage if not the entire business. 

 
1.6 The previous temporary planning permission was subject to a number of 

conditions in addition to being temporary in nature, and included the following: 
 

• the permission was made personal to the applicant, such that only the 
applicant could benefit from the permission; 

• no  deliveries to the site or movement of wood within the site shall take 
place outside the following hours:- 08:00 to 18:30 Monday to Friday; 

• the site shall be used for the storage of timber/firewood only; 

• no mechanically powered cutting, sawing or splitting of timber (or other 
similar operation) shall take place within the site.  

 
The reason for granting temporary approval subject to the above restrictions 
was in order for the LPA to retain control over the use of the site until the 
effects of the proposal have been experienced and in the interest of the 
amenities of the locality.  

 
1.7 In the meantime, Norfolk County Council submitted an application proposing an 

alternative location for the applicant’s existing business, proposing to relocate to 
Decoy Wood, Mautby, which was subsequently refused at Development Control 
Committee (application ref no. 06/18/0384/F). 
 

1.8 The current application is proposed to continue the same use as was previously 
permitted on the adjoining part of the same wider field. This is a different area of 
land but is more central to the overall site and covers 1756 sqm in area.  

 
1.9 The current application is to regularise the use which has already started on this 

application site without planning permission, as this is due to wood being re-
located from the area of land to the east, i.e. from the site of the expired planning 
permissions into the centre of the land which is subject to this application.  It is 
therefore a retrospective application, at least on part of the site. 
 

 

2. Consultations :- 

 
2.1 Parish Council – No objections. 
 
2.2. Highways – No objection. 
 
2.3 Environmental Health – No objections subject to use of conditions: Working hours 

to be 0800 – 1700 Mon-Fri and 0800 – 1300 Sat only, with no work on Sundays or 
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Public Holidays; and the site shall only be used for storage of timber and not for 
plant and machinery.  Comments are provided for information at the Appendix. 

 
2.4 Neighbours – Objections – see comments attached at the Appendix. 
 

2.5 Broads Authority – Object – see comments attached at the Appendix.  

 

3. Policies:  

 
The following policies are relevant to the consideration of this application: 
 
Core Strategy 2013 – 2030 policies: 

• CS1 – Focussing on a sustainable future 

• CS6 – Supporting the local economy 

• CS11 – Enhancing the natural environment 
 
The following emerging Local Plan Part 2 (final draft) policies should also be noted: 

• A1 – Amenity 

• B1 – Business development 

• E4 – Trees and landscape 
 

Policy CS6 – Supporting the local economy, are: 
 

The Borough of Great Yarmouth has a diverse local economy.  It is the main 
service base in England for the offshore energy industry and has a thriving 
seasonal visitor economy.  To ensure that the conditions are right for new and 
existing businesses to thrive and grow, there is a need to continue to strengthen 
the local economy and make it less seasonally dependent.  This will be achieved 
by:  

 
a) Encouraging the redevelopment and intensification of existing employment 

sites, particularly those sites with good access by a variety of transport 
modes  

 
b) Safeguarding existing local employment areas identified in Table 10 and 

future local employment areas allocated in other Local Plan Documents for 
employment use.  Alternative uses will only be allowed where it can be 
demonstrated that:  

 

• There is a satisfactory relationship between the proposed use and any 
pre-existing neighbouring uses, without significant detriment to the 
continuation and amenity of existing or proposed uses  

• There is no commercial interest in the re-use of the site for employment, 
demonstrated by suitable marketing at an appropriate price for at least 
18 months  

• A sequential viability test has been applied following the unsuccessful 
marketing of the site, based on the following sequence of testing: mixed 
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use of the site that incorporates an employment-generating use, then 
non-employment use  

 
c)  Allocating approximately 10-15 hectares of new employment land at 

Beacon Park Extension, South Bradwell, through Policy CS18  
 
d)  Exploring the potential for up to 22 hectares of land reclamation to the north 

of the Outer Harbour at South Denes  
 
e) Supporting port-related development proposals relating to the Outer 

Harbour and existing river port, in particular encouraging cargo handling 
and other port-reliant activities  

 
f)  Encouraging a greater presence of higher value technology and energy-

based industries, including offshore renewable energy companies, in the 
borough  

 
g) Supporting the local visitor and retail economies in accordance with Policies 

CS7 and CS8  
 
h) Encouraging the development of small scale business units, including those 

that support the rural economy and rural diversification  
 
i) Supporting the provision of development essential to sustain a rural 

workforce, including agricultural workers’ dwellings and rural community 
facilities  

 
j) Minimising the potential loss of the best and most versatile agricultural land 

by ensuring that development on such land is only permitted if it can be 
demonstrated that there is an overriding sustainability benefit from the 
development and there are no realistic opportunities for accommodating the 
development elsewhere 

 
k) Supporting the delivery of high speed broadband and communications 

technology to all parts of the borough  
 
l) Encouraging flexible working by:  
 

• Allowing home-working where there is no adverse impact on residential 

amenities  

• Allowing the development of live-work units on residential and mixed-

use sites, subject to the retention of the employment element and 

safeguarding of residential amenity  

• Allowing the development of relevant ancillary facilities, such as 

childcare facilities and eateries, in local employment areas, where 

appropriate  

 
m)  Improving workforce skills by:  
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• Working with local education and skills agencies and local business 

organisations to establish training facilities to enhance workforce skills  

• Encouraging the provision of new training facilities on employment sites  

 
See also National Planning Policy Framework (NPPF) –   
 

      Paragraph 83. Planning policies and decisions should enable:(partial) 

 

          a) the sustainable growth and expansion of all types of business in rural areas, 

both through conversion of existing buildings and well-designed new buildings; 

           b) the development and diversification of agricultural and other land-based rural 

businesses; 

           c) sustainable rural tourism and leisure developments which respect the 

character of the countryside; and 

 

Paragraph 84. Planning policies and decisions should recognise that sites to 
meet local business and community needs in rural areas may have to be found 
adjacent to or beyond existing settlements, and in locations that are not well 
served by public transport. In these circumstances it will be important to ensure 
that development is sensitive to its surroundings, does not have an 
unacceptable impact on local roads and exploits any opportunities to make a 
location more sustainable (for example by improving the scope for access on 
foot, by cycling or by public transport). The use of previously developed land, 
and sites that are physically well-related to existing settlements, should be 
encouraged where suitable opportunities exist. 

 
 
4. Public Comments received:  

 
4.1 There have been 12 objections to the application.  The main objection is from 

the occupiers of Hall Farm Cottage which is the closest neighbour to the north 
east (see Appendix to this report) and other objections were received mainly by 
visitors to the area. The reasons for objecting include:  
 

• Noise Nuisance  

• Expansion of business not appropriate  

• Industrial operation encroaching into the countryside  

• Impacts on high quality agricultural land 
 
 
5. Assessment:- 

 
Landscape impacts 

5.1 The site involved in the application is an area of land in an adjoining field to the 
south of Hall Farm.  The site is within very close proximity to the boundary with 
the Broads Authority and is visible from the south as Hall Lane continues south 
as a public bridleway and a popular route to the Broads footpath network.  
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5.2 Core Strategy Policy CS11 requires development to avoid harmful impacts on 

landscape assets and [at part (d)] “ensure that…the Broads and their settings 
are protected and enhanced; and, (e) safeguard and where possible enhance 
the borough’s wider landscape character…”. 

 
5.3 Although not yet adopted, the principles of Final Draft Local Plan Part 2 policy 

E4 should also be noted, as these are considered consistent with the 
requirements of National Planning Policy Framework paragraph 170, and state:  

 
“Development which is…inter-visible within, or otherwise affecting the 
landscape of..,the designated Broads area, will be carefully controlled to avoid 
adverse impacts on their natural beauty, and the enjoyment of their special 
qualities, including views out from those areas…” 

 
5.4 The site is screened from Hall Road to the east by a mature hedge and trees 

and is only visible from the road to the south / south-east of the site.  The 
applicant has planted some trees along part of the southern boundary which 
helps to screen some of the site, but these have only had varying success and 
any approval must be subject to a landscaping and tree planting scheme to 
ensure improved planting and screening establishment measures.  

 
5.5 The applicant has stated that they will carry out additional planting to further 

screen the application site from view, so a condition is recommended to be 
attached to any planning permission granted.  The condition would expect an 
appropriate landscape plan to be provided within 3 months of the decision date, 
with the landscape plan to be implemented in the next planting season (October 
/ November 2021), in line with the Council Arboriculturist’s suggestions with 
regards to species and locations.  

 
5.6 The Broads Authority have objected ‘strongly’ to the application (see their 

comments attached at the Appendix to this report). Their objection concerns the 
impact on the environment and on the setting of the Broads, with specific 
reference to the encroachment of an industrial process into the open 
countryside, and an erosion of the remoteness of the area within the Broads 
landscape and national park qualities.  Furthermore, the Broads Authority has 
concerns that the activities, operations and noise created are incongruous with 
the sense of empty and undeveloped setting, as distinct from occasional 
agricultural noise and activity.  The Broads Authority considers that retaining 
the use within this location will be incompatible with the quiet environment and 
character. This should be considered when taking into account the proposal, 
given the status of the Broads Authority area being equal to a National Park.  

 
5.7 When considering the landscape importance of the site, the location is also 

affected by both paragraphs 170 (a) and (b), and 172 of the National Planning 
Policy Framework (NPPF).  Paragraph 170 states: 

 
“Planning policies and decisions should contribute to and enhance the natural 
and local environment by:  
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a) protecting and enhancing valued landscapes, sites of biodiversity or 
geological value and soils (in a manner commensurate with their statutory 
status or identified quality in the development plan);  
b) recognising the intrinsic character and beauty of the countryside, and the 
wider benefits from natural capital and ecosystem services – including the 
economic and other benefits of the best and most versatile agricultural land, 
and of trees and woodland;…” 

 
5.8 Paragraph 172 of the National Planning Policy Framework also requires that 

“Great weight should be given to conserving and enhancing landscape and 
scenic beauty in National Parks, the Broads…[and] the scale and extent of 
development in these designated areas should be limited.”   
 

5.9 These are important principles, the aims of which should be applied to sites 
such as this which are likely to have an impact on the setting of the Broads.  As 
the site is close to the boundary of the designated Broads area, it is appropriate 
to minimise the visual impact of the proposed operations and ensure the 
development is as recessive and low-profile as possible. 

 
5.10 The open and unspoilt area to the south of Mautby provides a complementary 

landscape or even a ‘buffer’ to the Broads area, but it is noted that in some 
instances there has been encroachment which has eroded the setting of the 
Broads by the creep of industrial processes into the open landscape, and this 
should be prevented from continuing unchecked.  

 
5.11 However, it is considered that the proposal is for the storage of timber, wood 

fuel and firewood in association with an industrial process, and will be ancillary 
to the industrial process that takes place within the establish use to the north.  
Although linked to that industrial activity, and supporting the industrial process, 
the use proposed for this site in isolation does not cause any further significant 
detrimental harm to character, appearance and special qualities of the Broads 
Authority area.  There are a range of conditions proposed to be added as part 
of any permission to be granted, which will ensure the development retains a 
suitable, low-impact appearance more in keeping with the rural nature of the 
site.  

 
5.12 It is noted that the Broads Authority has concerns that any proposed tree 

screening will either be seasonal and less effective as a visual screen, or will 
need to include inappropriate species of trees, such as conifers which bring their 
own problems.  Whilst some types of conifers are native such as Scots Pines, 
the existing screening has used conifers which are seen to be unusual and 
rather incongruous in appearance. A sensitive landscape plan and site layout 
plan will need to take these concerns into account but it is considered possible 
to achieve a balance, which should reduce the site’s prominence year round. 

 
5.13 The proposed controls are intended to ensure the operations are seen against 

the backdrop of the industrial process, which will to some extent actually screen 
the established industrial uses of the woodyard at Hall Farm behind this site.  
Subject to the conditions being agreed within a suitable timeframe, to reflect the 
retrospective nature of the application, the proposal will satisfy paragraph 170 
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of the NPPF and accord with the principles of emerging Local Plan Part 2 policy 
E4, and adopted policy CS11 of the Core Strategy. 

 
5.14 These controls to be secured by conditions include:  

 
o limiting the height of the wood to be stored on the site;  

 
o agreeing a plan for the layout of wood in the site, including areas for 

woodchip and orientation of logs etc to appear more recessive in views 
from the south;  

 
o providing the improved tree screening and planting establishment;  

 
o preventing the storage of anything other than the wood, including plant, 

machinery and apparatus, and including no parking of vehicles 
overnight;  

 
o and the provision of improved surfacing within the Hall Farm 

environment to prevent debris being brought into the public highway 
and/or scarring the landscape.    

 
Loss of agricultural land 

5.15 Core Strategy Policy CS6 seeks to avoid the loss of best and most versatile 
agricultural land. 
 

5.16 According to the Local Plan Policies Map, which is part of the Great Yarmouth 
Local Plan: Core Strategy, the nearest grade 1 agricultural land is just over 300 
metres to the north of Hall Farm, and it appears that the site itself is not grade 
1 land so the proposal will not result in the loss of grade 1 or grade 2 agricultural 
land.   

 
5.17 Notwithstanding, it is suggested that any permission granted should be made 

personal to the applicant, and conditions will expect the land to revert to 
agricultural use if the applicant relocates from the existing site.   
 
Noise and disturbance to neighbouring amenity 

5.18 The proposed use of the site is for storage of timber, that is awaiting processing 
on the established woodyard site at Hall Farm to the north, so the only noise 
that will occur from an approved storage use is when material is delivered to the 
site or when it is moved to the processing area.  Environmental Health officers 
have raised no objections in respect of noise and have suggested hours of work 
to be restricted to 0800 hours to 1700 hours Monday to Friday and 0800 hours 
to 1300 hours Saturday with no work on Sundays or bank holidays. This will 
restrict operations at unsociable hours, and is an acceptable control. 

 
5.19 The application site field and the farm buildings comprising the woodyard at Hall 

Farm to the north are owned by Norfolk County Council, and the cluster of 
buildings and immediate curtilage of Hall Farm has an established lawful use 
for the current activities at the buildings to the north; the storage operations in 
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the adjoining field the subject of this application site will be ancillary in nature 
and associated with those activities.   

 
5.20 It is proposed that any permission granted should be subject to a condition 

which allows the permission to only be used by the applicant, which will ensure 
the Local Planning Authority retains control over the future use of the land in 
question, and will ensure the operations are limited to those specifically 
requested by the applicant and their current business model.  The use, though 
permanent, would be linked to the established use of Hall Farm, and would 
benefit the business and ensure any impacts on surrounding properties are 
limited. 

 
5.21 The proposed controls to be imposed through planning conditions can continue 

to restrict the operations to those of the applicant, which can also be monitored 
and controlled by the landowner, and can prevent sales of timber from the site.  

 
5.22 The application has been submitted for a permanent use of the land and the 

use of the application site would allow the applicant to continue to store a 
volume of logs consistent with that allowed by the temporary planning 
permissions previously granted on adjacent land, in a manner more sympathetic 
to its surroundings.  

 
Economic benefits 

5.23 Facilitating the expansion of an appropriately-sited industrial use can have 
benefits to the economy; these must be assessed against the physical impact 
and the environmental impact and the scale of such proposals.   
 

5.24 Core Strategy Policy CS1 seeks sustainable growth which will ensure 
development is of appropriate scale to the location, character and function of 
individual settlements. By restricting the use, hours and nature of operations the 
development will be ancillary as an associated function of the woodyard, and 
will comply with policy CS1. 

 
5.25 Policy CS6 (i) also applies, stating it: “Supports the provision of development 

essential to sustain a rural workforce.” 
 

5.26 Emerging policy B1 of the Local Plan Part 2 (final draft) also expects 
development to be allowed where it is small scale and rural in character, or 
where it comprises an extension to an existing business premises which does 
not result in a major change in the scale and impact of the premises or use.  

 
5.27 It is recommended that any permission to be granted should be subject to the 

proposed controls set out in the draft conditions, as doing so will ensure the 
business operates as expected by both existing and emerging policy.  
 
Conclusion  

5.28 The applicant has previously been granted temporary permissions for the use 
on this area of land, which has allowed the Local Planning Authority a chance 
to monitor if this is an acceptable use in principle, and establish possible areas 
which should be controlled.  
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5.29 Due to the use being for storage only it is unlikely to cause any significant harm 

to the amenities of the nearest dwellings and it is considered that the use is 
acceptable and will comply with the aims of Policy CS6 of the Core Strategy 
and Paragraphs 83 and 84 of the NPPF.  Any consent should also include 
conditions limiting deliveries to Monday to Friday, limit working hours, prohibit 
mechanically powered cutting, sawing work, etc. taking place on the site, 
require a landscape plan being received 3 months from the date of issuing 
decision with the plan implemented at next planting season, restricting the 
height of the log piles and orientation and restrict use to the storage of wood 
only and prevent any plant or machinery remaining on this site outside working 
hours. 

 
5.30 The application for a permanent use of land is located further from the closest 

neighbour than has previously been considered acceptable on a temporary 
basis.  Taking all the above considerations into account, it is the Officer’s 
opinion that the harm or potential harm associated with the proposed use of the 
site solely for storage of timber, when appropriately conditioned, will be minimal, 
and that the economic benefits outweigh the levels of detrimental impact. 

 
 

6. RECOMMENDATION :-  

 
a) Approve – subject to the imposition of conditions, the proposal will comply with 

Policies CS1, CS6 and CS11 of the Great Yarmouth Local Plan: Core 
Strategy, and Paragraphs 83, 84 and 170 of the NPPF, and is consistent with 
the aims set out in emerging policies of the final draft Local Plan Part 2. 

 
b) Approval should be subject to the conditions suggested below:.  

 
Conditions: 
 
1. Permission shall be granted on a personal basis, for the benefit of the 

applicant only.  
 

2. The site shall only be used whilst the applicant operates from Hall Farm. 
 
3. The land shall be cleared of all wood and woodchip and activity and shall 

be reverted to agricultural use within 1 month of the use ceasing or if the 
applicant relocates from the existing site. 

 
4. An appropriate tree planting and landscape plan to be submitted within 3 

months of the decision date. The landscape plan and tree protection 
measures to be implemented in the next planting season following 
approval of those details. 

 
5. A plan for the layout of the site shall be submitted within 3 months of the 

date of this permission, detailing areas for wood piles in the site, including 
areas for woodchip and orientation of logs etc – with the aim to appear more 
recessive in views from the south, and shall be laid out within 1 month. 
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6. Details of a scheme for the provision of improved surfacing within the Hall 

Farm environment to prevent debris being brought into the public highway 
and/or scarring the landscape, shall be submitted within 3 months, and 
implemented in accordance with the approved details within 2 months.   

 
7. No woodpiles shall be any more than 2.50m in height.  

 
8. Working hours to be 0800 – 1700 Mon-Fri and 0800 – 1300 Sat only, with 

no work on Sundays or Public Holidays;  
 

9. There shall be no deliveries to the site outside 0800 – 1700 Mon - Fri. 
 
10. The site shall only be used for storage of timber and not for plant and 

machinery and apparatus, and including no parking of vehicles overnight.  
 
11. There shall be no mechanically powered cutting, sawing work, or splitting 

of timber (or other similar operation) etc. taking place on the site. 
 
12. No sales of wood, fuel or timber from the site. 
 
And any other conditions considered appropriate by the Planning Manager. 
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Appendix. 

 

1. Site location plan  

2. Location plan and aerial photo 

3. Block plan and indicative landscaping / screening proposals 

4. Comments from the Broads Authority. 

5. Comments from the Environmental Health Officer. 

6. 2no. Comments from neighbouring residents. 
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Hall Farm, Mautby - Proposed Site Plan (Aerial)
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