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1. Introduction  
 

1.1 The Mattishall Parish Neighbourhood Plan is a community-led document for guiding 
the future development of the Parish. The first Mattishall Neighbourhood Plan was 
approved by Breckland District Council on 2nd November 2017 and forms part of the 
development plan which guides planning decisions on new development in the 
parish.  As the first plan is now 7 years old, it is appropriate to review and update 
the Mattishall Neighbourhood Plan to ensure that it reflects new planning policy 
guidance, the adopted Breckland Local Plan and issues and opportunities expressed 
by the local community through more recent engagement events.  Throughout this 
document the review of the Neighbourhood Plan is referred to as MNP2. 

 

1.2 MNP2 has been developed under the Localism Act (2011) and the Neighbourhood 
Planning (General) Regulations 2012 (as amended), which was introduced to regulate 
the formation and approval of Neighbourhood Plans. 

 

1.3 MNP2 has been developed in general conformity with the National Planning Policy 
Framework 2023 (NPPF), wƘƛŎƘ ǎŜǘǎ ƻǳǘ ǘƘŜ DƻǾŜǊƴƳŜƴǘΩǎ ǇƭŀƴƴƛƴƎ policies for 
England and how these should be applied. Locally, the Breckland Local Plan (2019 
and updated with a Partial Review in 2023) sets out strategic planning polices for 
Breckland. These have informed the review of the Mattishall Neighbourhood Plan. 
Having completed a Partial Review of the Local Plan in September 2023, the District 
Council are undertaking a full review of the Breckland Local Plan. Where 
appropriate, due regard has been made to the emerging Local Plan evidence base.   

 
  

Figure 1: Planning policy hierarchy in relation to 
Mattishall's Neighbourhood Plan  
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1.4 The Neighbourhood Plan is concerned with the use and development of land over 
the next 13 years. It sets out a number of policies, developed by the local 
community, to shape development for the period 2024 to 2036. 

 

1.5 The Local Plan classification of Mattishall as a Local Service Centre is welcomed as 
this will support the maintenance, and where appropriate, the development of 
services and community facilities in Mattishall for the benefit of residents and those 
from the surrounding area. 

 

1.6 The Local Plan sets a target for the number of dwellings to be developed in 
Mattishall over the planning period. The Local Plan identifies this target as being 
broadly equivalent to 10 per cent of the number of households at the start of the 
Plan period (2011) which translates into a target of 149 dwellings. This target has 
been met through recent developments including estate development at Dereham 
Road, together with development not yet built but with planning approval. Policy 
HOU1 and its supporting text (in Section 8 of this Plan) provides the spatial strategy 
for Mattishall, which aligns with the strategy in the Breckland Local Plan.  It also 
provides a context to the housing completions and commitments at the time of the 
preparation of this Submission version of MNP2.  Breckland District Council is 
preparing a Local Plan Review. It will cover the period from 2021 to 2046. This review 
will include new allocations for development to comply with the National Planning 
Policy Framework and other statutory requirements. 

 

1.7 The Minerals and Waste Local Plan provides important context to the Mattishall NP 
area. The document was adopted in 2017 and a review of the plan is currently at 
examination. See https://www.norfolk.gov.uk/what-we-do-and-how-we-
work/policy-performance-and-partnerships/policies-and-strategies/environment-
and-planning-policies/minerals-and-waste-planning-policies/adopted-policy-
documents ¢ƘŜ ŎǳǊǊŜƴǘ Ǉƭŀƴ ƛƴŎƭǳŘŜǎ tƻƭƛŎȅ /{мс άǎŀŦŜƎǳŀǊŘƛƴƎ ƳƛƴŜǊŀƭ ŀƴŘ ǿŀǎǘŜ 
ǎƛǘŜǎ ŀƴŘ ƳƛƴŜǊŀƭ ǊŜǎƻǳǊŎŜǎέ ŀƴŘ ǘƘŜǊŜ ŀǊŜ ǘǿƻ ǎƛǘŜǎ ƛƴ ǘƘŜ ǇŀǊƛǎƘ ǘƘŀǘ ŀǊŜ 
safeguarded for sand and gravel. This applies to land at Thynnes Lane and land off 
Back Lane. For ease of reference, Appendix 6 provides a link to the Minerals and 
Waste Local Plan. 

 

1.8 The Neighbourhood Plan Review was commissioned by Mattishall Parish Council in 
2022 and part funded by them. Other funding came from a Locality grant from 
central government and a grant from Breckland Council. A working group of local 
residents, referred to as the Neighbourhood Plan Steering Group (NPSG), developed 
the Plan with independent consultants, based on the principles of sustainable 
development. Sustainable development is about positive growth, making economic, 
social and environmental progress for the present and future generations. This 
means contributing to building a strong, responsive and competitive economy, 
supporting a strong, vibrant and healthy community and contributing to protecting 
and enhancing the natural and built environment. 

 

 

https://www.norfolk.gov.uk/what-we-do-and-how-we-work/policy-performance-and-partnerships/policies-and-strategies/environment-and-planning-policies/minerals-and-waste-planning-policies/adopted-policy-documents
https://www.norfolk.gov.uk/what-we-do-and-how-we-work/policy-performance-and-partnerships/policies-and-strategies/environment-and-planning-policies/minerals-and-waste-planning-policies/adopted-policy-documents
https://www.norfolk.gov.uk/what-we-do-and-how-we-work/policy-performance-and-partnerships/policies-and-strategies/environment-and-planning-policies/minerals-and-waste-planning-policies/adopted-policy-documents
https://www.norfolk.gov.uk/what-we-do-and-how-we-work/policy-performance-and-partnerships/policies-and-strategies/environment-and-planning-policies/minerals-and-waste-planning-policies/adopted-policy-documents
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1.9 The policies and projects in the Plan reflect the views of local people gathered 
through a series of consultation events, questionnaires, detailed stakeholder 
sessions and examination of relevant documents. The Plan has considered and 
where appropriate amended the draft pre-submission MNP2 to take on board the 
responses made during the statutory Regulation 14 consultation. The Plan 
references the qualitative and quantitative outputs from these activities, 
particularly in relation to the provision of evidence in support of the policies and 
projects. The NPSG is grateful to residents and organisations that have given their 
time to developing and agreeing ideas for the Plan. 
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2. How the Plan was prepared 
2.1 The Neighbourhood Plan Steering Group (NPSG) recognised that communication and 

community engagement was essential to informing and involving residents in the 
review of the Plan. The mechanisms to achieve this are summarised below. 

 

         

 Agreement to review the current 
Neighbourhood Plan (made 2017) 

Decision of the Parish Council 

 Formation of the 
Neighbourhood 
Plan Steering 
Group 

   

         

 Initial consultation/ 

community 
engagement. Dec 
22/Jan 23 

 Identify key 
issues 

   

Reviewing/ 
building/ the 
evidence base 

   

         

 Comprehensive 
ŎƻƳƳǳƴƛǘȅ άŘǊƻǇ-
ƛƴέ ŜǾŜƴǘ ǿƛǘƘ 
questionnaire. April 
23. 

 

Reviewing and 
developing 
policies, 
proposals, 
projects 

     

         

 Statutory 
Consultation (6 
weeks) Reg 14. End 
date 8 January 
2024 

 

Proposed 
reviewed 
Neighbourhood 
Plan 

     

         

 Submission to 
Breckland District 
Council 

 Independent 
Examination 

 Modifications  Referendum  

         

       Bring the Plan 
into force 

 

 

         

Figure 2: Neighbourhood Plan process diagram  

Communication 

2.2 The NPSG has made extensive use of a range of appropriate communication media. 
These are: 

¶ The project website (mattishallparish.gov.uk), 

¶ Facebook, 

¶ Nextdoor, 

¶ Miscellanea (Village magazine), 

¶ Drop-in sessions, 

¶ Questionnaire. 
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2.3 The Mattishall Parish Council website kept residents and other interested parties 
informed during each phase of the development of the Plan. Regular feedback has 
been provided via social media and the Miscellanea magazine, which is distributed 
quarterly to each parish household. Each monthly public Parish Council meeting has 
received a formal report covering the work of the Steering Group. 

 

2.4 Throughout the development of MNP2 and the parallel development of the Local 
Plan, the NPSG have kept in close communication with officers and local Councillors 
from Breckland Council through regular meetings, email communication and 
consultation events. 

 

2.5 The NPSG has also used banners, posters, flyers in village shops/ cafes etc, displays 
and has an extensive email distribution list of interested residents and businesses. 

 

Community engagement stages 

2.6 So far, there have been four clear stages in which residents of Mattishall Parish have 
been engaged in the review of the Neighbourhood Plan. More details are provided 
in the Consultation Statement that is available alongside this submission version of 
MNP2 stage. 

 

Stage 1: The recruitment of the Neighbourhood Plan Steering Group (NPSG) 

The Parish Council asked Mattishall Parish residents to come forward if they were 
interested in being part of a Steering Group to the review of the Neighbourhood 
Plan. The NPSG developed Terms of Reference and appointed planning consultants 
in 2022.  The NPSG includes both Parish Councillors and residents. 

 

Stage 2: Identifying key themes 

In December 2022/January 2023 a questionnaire was distributed to every 
household, via Miscellanea, in Mattishall. The questionnaire explained the purpose 
of the Neighbourhood Plan and set out the achievements secured since the plan 
was made in 2017. Residents and businesses were asked how they would like the 
village to evolve: 

i. What works well in the village? 

ii. What does not work well in the village? 

iii. What are your top three priorities for change or making things better in the 
parish? 

 

The NPSG confirmed the Key theme areas: 

Environment and Landscape, Housing and the Built Environment, Community, 
Economy, and Transport. From this input, the NPSG formed a draft vision, aims and 
a set of objectives for the Plan. 

 

Stage 3: Development of policy ideas 

The NPSG ƘƻǎǘŜŘ ŀ Ŧǳƭƭ Řŀȅ ά5ǊƻǇ-ƛƴέ Ŏƻƴǎǳƭǘŀǘƛƻƴ ŜǾŜƴǘ ƻƴ нпǘƘ !ǇǊƛƭ нлно ƘŜƭŘ ŀǘ 
Poultec Training Centre. This was attended by over one hundred local residents, 
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businesses, District Councillors, Officers from Breckland District Council and Norfolk 
County Council.  

 

The session advised attendees of the draft Vision. Consultation conversations were 
ƘŜƭŘ ǿƛǘƘ ŀǘǘŜƴŘŜŜǎ ǘƻ ŜȄǇƭŀƛƴ ǘƘŜ ǇƭŀƴΩǎ ǇǳǊǇƻǎŜ ŀƴŘ ǘƻ ŘƛǎŎǳǎǎ ǘƘŜ ŀƛƳǎ ŀƴŘ 
objectives of the Plan and to gather policy ideas.  

 

wŜǎƛŘŜƴǘǎ ǿŜǊŜ ŀǎƪŜŘ ŀ ǎŜǊƛŜǎ ƻŦ ǉǳŜǎǘƛƻƴǎ ǳƴŘŜǊǇƛƴƴƛƴƎ ǘƘŜ tƭŀƴΩǎ ƪŜȅ ǘƘŜƳŜǎΥ 

a. Heritage assets 

b. Open spaces and recreation 

c. Important views and vistas 

d. Trees, hedgerows and biodiversity 

e. Medical facilities 

f. Safe and sustainable transport 

g. Housing, community, economy and design 

h. Climate change 
 

The questionnaire responses were collated, and data used as input to policy 
development. 

 

Residents were kept advised of the Drop-ƛƴ ǎŜǎǎƛƻƴΩǎ ƻǳǘŎƻƳŜǎ Ǿƛŀ ǘƘŜ ǾƛƭƭŀƎŜ 
magazine. 

 

Stage 4: Pre-submission (Regulation 14) consultation of the draft plan 
A further consultation with our local community and all consultees in accordance 
with the statutory requirements known as Regulation 14 was completed between 
November 2023 and 8th January 2024. This consultation process was open and 
/ transparent. All comments received have been taken into account. Comments have 
been carefully analysed and assessed and can be viewed in the accompanying 
Consultation Statement, and the NPSG has responded constructively where 
amendments to MNP2 are considered appropriate. 

 

Stage 5: Submitted Plan (Regulation 15) 

The following steps have been taken to enable Breckland District Council to 
complete (adopt) the modifications to the existing Neighbourhood Plan (MNP1) as 
proposed through this version (MNP2): 

¶ Breckland District Council has publicised it and invited comment from a number 
of consultation bodies and the general public.  Breckland District Council and 
Mattishall Parish Council jointly appointed an independent planning examiner to 
examine the proposed review of the Neighbourhood Plan. 

¶ MNP2 has passed examination, and will proceed to referendum as the examiner 
has considered the modifications to be significant enough to warrant a 
community-wide referendum. At the referendum, every resident of Mattishall 
Parish will have the opportunity to vote on whether or not they agree with 
MNP2.  
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¶ If the referendum indicates community support, and Breckland District Council 
agree the modifications made via MNP2, ǘƘŜ bŜƛƎƘōƻǳǊƘƻƻŘ tƭŀƴ ǿƛƭƭ ōŜ ΨƳŀŘŜΩ 
by Breckland District Council.  At this point, the currently adopted Mattishall 
Neighbourhood Plan (2017) will be replaced by MNP2.  
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3. Mattishall Parish 
3.1 The Parish of Mattishall is located in the Breckland district of Norfolk and includes 

the once individual villages of Mattishall and Mattishall Burgh. Mattishall is 21km 
west of Norwich and 6km east of Dereham. 
 

3.2 The Parish covers an area of 11.89 sq km, of which the vast majority is green space, 
mostly arable farmland with scattered woodland. The nature of the landscape 
affords open vistas with broad horizons. 
 

3.3 ¢ƘŜ tŀǊƛǎƘ Ƙŀǎ ǘǿƻ ƳŜŘƛŜǾŀƭ ŎƘǳǊŎƘŜǎΣ aŀǘǘƛǎƘŀƭƭ !ƭƭ {ŀƛƴǘǎ ŀƴŘ {ǘ tŜǘŜǊΩǎ aŀǘǘƛǎƘŀƭƭ 
Burgh, and a number of chapels. There are 26 Grade I and II listed buildings within 
the Parish, with a significant number of these clustered around All Saints Church. 
Two Conservation Areas (see Map 3) have been designated within the village firstly, 
centred around All Saints Church and secondly, around the junction of Back Lane 
and Dereham Road.  
 

3.4 Between 2001 and 2011, the population of Mattishall was broadly static.  However, 
data collected via the national census tells us that since 2011, the population has 
increased by approximately 5% whilst there has been a small decrease in overall 
household size.  In 2021, the population of Mattishall Parish was 2,745 in 1,227 
households, compared to 2,617 people in 1,160 households in 2011 and 2,631 
people in 1,106 households in 2001.  

 

 
Figure 3: Changes in population and household numbers in the parish 2001 to 2021 

3.5 Mattishall village is classed as a Local Service Centre1F in the Local Plan. This 
classification is based on the existing infrastructure and resources, which include a 
ŘƻŎǘƻǊǎΩ ǎǳǊƎŜǊȅ ŀƴŘ ǇƘŀǊƳŀŎȅΣ ŀ tƻǎǘ hŦŦƛŎŜΣ ǎƘƻǇǎ ŀƴŘ ǇǊƛƳŀǊȅ ǎŎƘƻƻƭΦ There are 
also important not-for-profit community facilities such as the Memorial Hall and the 
Sports and Social Club. Other commercial services include a public house, cafés, 
pre-school nurseries, car repairs, hairdressers, Poultec Training and South Green 
Park conference centre. 

 

2001 2011 2021

Mattishall Parish
Population

2631 2617 2745

Mattishall Households 1106 1160 1227

0
500

1000
1500
2000
2500
3000

Population and number of households in 
Mattishall 2001 to 2021

Mattishall Parish Population Mattishall Households
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Map 1: Mattishall Neighbourhood Plan area and administrative boundary for the parish 
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4. The Vision and Aims: 2036 
4.1 Through the consultation process the following Vision and Aims were developed and 

supported. 
 

  

AIMS OF THE NEIGHBOURHOOD PLAN 
By undertaking a Neighbourhood Plan, the community of Mattishall aims to: 
1. Give residents a voice over planning applications; 
2. Respond to the climate change emergency by ensuring the policies in MNP2 support 

the ¦YΩǎ ŎƭƛƳŀǘŜ ŎƘŀƴƎŜ ŎƻƳƳƛǘƳŜƴǘ ǘƻ ǊŜŀŎƘ ƴŜǘ-zero greenhouse gas emissions by 
2050; 

3. Manage the impact of development on infrastructure, services and the environment 
to help maintain the viability of the village; 

4. Enhance the prospects and opportunities for local employment; and 
5. Maintain the character of the village. 

 

VISION 
Mattishall will continue to thrive and, through sympathetic and sustainable 
development, will meet the needs of a modern community whilst preserving and 
enhancing its village character and its connection to the surrounding rural landscape. 

Image 1: Entering Mattishall village from the east. 
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5. Objectives of the Plan 
5.1 The community understands the need to accommodate housing growth over the 

next 20 years and accepts the development target proposed in the Local Plan. 
During consultation undertaken as part of MNP1, residents expressed concern at 
the potential size of individual developments and the possibility of an uncontrolled 
pace of development. If new developments are not delivered at the right scale and 
pace, they could erode the very qualities that make the Parish a flourishing 
community. Residents also felt strongly that new development should not detract 
from the character of the Parish and should provide local benefits.  
 

5.2 Since the adoption of MNP1, the parish has seen a significant growth in new 
housing development, exceeding the required target set by the Local Plan. Some 
ƭƛƳƛǘŜŘ ƳƛǘƛƎŀǘƛƻƴ Ƙŀǎ ōŜŜƴ ǎŜŎǳǊŜŘ όǎƳŀƭƭ ŎƘƛƭŘǊŜƴΩǎ Ǉƭŀȅ ŀǊŜŀ ŀǘ /ŜŘŀǊ wƛǎŜύΦ 
Measures associated with the Kingfisher development (allotments, community 
woodland/orchard, play area) are under construction, but there is currently no 
indication as to how proposals to improve village health facilities will be achieved. 
Residents have expressed the view that physical and social infrastructure has not 
been adequately provided to meet the growth experienced. 
 

5.3 From the various consultations, a series of objectives were developed to achieve 
the Aims and deliver the Vision in a sustainable way. The objectives address how to 
enhance the community, manage change and provide a starting point for the 
development of policies. 
 

5.4 The objectives have been grouped into the following five themes ς Environment and 
Landscape, Housing and the Built Environment, Community, Economy and 
Transport. 
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ENVIRONMENT AND LANDSCAPE objectives 

 

HOUSING AND THE BUILT ENVIRONMENT objectives 

 

COMMUNITY objectives 

 

ECONOMY objective 

 

TRANSPORT objective 

 

Objective 12: To support and encourage safe and sustainable transport, including 
walking and cycling. 

Objective 1: To protect and enhance the rural look and feel of the village and wider 
Parish. 
Objective 2: To protect and enhance the local natural environment while providing 
good access to the countryside for the range of non-motorised users. 
Objective 3: To ensure new developments do not create flood risk and problems 
with sewerage and surface water drainage. 

Objective 4: To ensure that future development is near to the village centre so that 
our community does not need to rely on cars to access services and facilities. 
Objective 5: To provide a range of housing to meet local needs. 
Objective 6: To ensure new development is of a high quality design, eco-friendly 
and of a scale that reinforces local character. 

Objective 7: To provide new opportunities for social interaction through cultural, 
leisure, sport and commercial activities for all members of the community. 
Objective 8: To retain and improve the range and / or quality of facilities and 
services  
Objective 9: To support the appropriate growth of medical facilities, early years 
provision and the primary school to meet the needs of the Parish.  
Objective 10: To provide services that meet the needs of people as they age and so 
avoid their having to leave the Parish. 

Objective 11: To support existing businesses and promote businesses and 
employment opportunities on a scale compatible with aŀǘǘƛǎƘŀƭƭΩǎ rural character 
and function as a Local Service Centre. 
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6. Policies and Projects 
6.1 ¢ƻ ŘŜƭƛǾŜǊ ǘƘŜ tƭŀƴΩǎ ƻōƧŜŎǘƛǾŜǎ ό{ŜŎǘƛƻƴ рύΣ a set of policies and projects has been 

developed with the community to ensure Mattishall Parish develops in a sustainable 
way. 
 

Policies 

6.2 The Neighbourhood Plan is first and foremost a land-use document for planning 
purposes. The policies seek to achieve the objectives and deliver the Vision of the 
Plan and are grouped into the same five themes ς Environment and Landscape, 
Housing and the Built Environment, Community, Economy and Transport. 
 

6.3 The Neighbourhood Plan policies follow the ƎƻǾŜǊƴƳŜƴǘΩǎ guidance. They exist to: 

a. Set out requirements in advance for new development in an area; 

b. Inform and guide decisions on planning applications; and 

c. Ensure that the multitude of individual decisions add up to something coherent 
for the area as a whole2F

1. 
 

6.4 To aid decision-makers and planning applicants, the policies under each objective 
are accompanied by explanatory text and supporting evidence. 
 

Projects 

6.5 As expected, during consultation events, the local community identified a number 
of projects that fall outside the remit of the planning system. Where relevant, these 
appear in a green box below the policies and will be taken forward by the Parish 
Council outside of the Neighbourhood Plan process. 

 

 

 

 

 

 

 

 

 
1 Tony Burton, (2014) Ψ²ǊƛǘƛƴƎ Planning tƻƭƛŎƛŜǎΩΣ Locality. 
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7. Environment and Landscape 
Ensuring developments in Mattishall Parish are considerate of the 
environment 

 
7.1 As Mattishall is a rural Parish, the environment and landscape is important. The 

village lies at the heart of the Parish with a few outlying hamlets and working farms 
(Map 2).  The farmland is predominantly arable but with some pasture and 
scattered woodland. Field boundaries are mainly hedges interspersed with trees, 
and the River Tud defines the northern boundary of the Parish and is largely tree-
lined. There is a clear visual and physical break between the village of Mattishall 
and villages and hamlets of neighbouring parishes. 

 

Objective 1: To protect and enhance the rural look and feel of the village and wider Parish. 

Objective 2: To protect and enhance the local natural environment while providing good 
access to the countryside for the range of non-motorised users. 

Objective 3: To ensure new developments do not create flood risk and problems with 
sewerage and surface water drainage. 

Map 2: Aerial map of the Parish, showing its rural nature (source: Parish Online mapping). Blue 
line denotes the Parish boundary 
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7.2 The environment supports a wide variety of wildlife and the nature of the landscape 
affords open vistas with broad horizons, with All Saints Church tower being a key 
component of many views. 

 

7.3 Two designated Conservation Areas3F

2 within the village (Map 3), 26 listed buildings 
and numerous tree preservation orders combine to lend important character to the 
village and wider Parish. However, open and green space within the settlement 
boundary is limited. The few streetlights are in the centre of the village, which means 
that night skies are dark, allowing wonderful panoramic views of the stars on clear 
evenings. 

 

Policy MNP ENV1: Conservation Areas and Heritage  

7.4 During public consultations, residents overwhelmingly identified that the historic and 
rural character of the village and wider Parish are of great value to them and are 
therefore priorities for the Neighbourhood Plan. 

 

7.5 When asked why they liked living in Mattishall, respondents on MNP1 strongly agreed 
the following are important: Its traditional/historic architecture (74 per cent); open 
and green spaces in and around the village (96 per cent); surrounded by working 
farms (86 per cent); unobtrusive street lighting (68 per cent); and quiet (93 per cent). 
Protecting the environment via, for example, maintaining rural views and vistas and 
wildlife corridors was also considered important by residents (92 per cent). The 2022 
/23 consultation on MNP2 highlighted the importance of maintaining and enhancing 
the village appearance, its quiet and peaceful atmosphere and its dark skies. 

 

7.6 There are 26 listed buildings in Mattishall Parish including the Grade I listed buildings, 
Church of St Peter and All Saints Church, one Grade II*listed building, Ivy Farmhouse 
(the stables and barn are Grade II), and 23 Grade II listed buildings including 
Mattishall Hall, Victoria Stores and Rookery Farm.  The two Conservation Areas were 
designated in 1974 and many, but not all, of the listed buildings are within the two 
Conservation Areas. 

 

7.7 The Local Plan recognises that heritage assets including listed buildings, are an 
irreplaceable resource.   Understanding the significance of a heritage asset is crucial 
to assessing proposed changes that may impact on that significance.  Both applicants 
and decision makers should make use of the appropriate expertise and guidance in 
order to establish significance. 

 

7.8 It is not only the listed buildings and the Conservation Areas themselves that are of 
historic interest but the setting surrounding them sustains and enhances their 
appreciation, particularly surrounding gardens or grounds and through views into and 
out of the settlement. 

 

 
2 An area of special architectural or historic interest, designated under the Planning (Listed Buildings and 
Conservation Areas) Act 1990, whose character and appearance it is desirable to preserve and enhance 
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7.9 Whilst the designated historic assets represent the more ancient past, there are a 
number of other structures which signify more recent but historically important 
changes within the village community and help give character and promote a sense 
of place.  The Neighbourhood Plan identifies these as non-designated heritage assets.  
These are shown on Map 4, and are: 

 

1 Flour House Cottage, Church Plain/Mill Street 

2 Mattishall Village Sign, Church Plain 

3 War Memorial, Old School Green 

4 Mill House and Mill, South Green, Mill Street 

5 Sobriety House, Mill Street 

6 Methodist Church, Dereham Road 

7 Edinburgh House, Dereham Road 

8 Sunnyside, Dereham Road 

9 May House, Dereham Road 

10 Kensington House, Dereham Road 

11 Congregational Chapel, Old Moor, off Stone Road 

12 The Manse, Mill Road 

13 Old Mill, Mill Road 

14 Former Chapel, Welgate 

 

7.10 Appendix 2 provides a description of each of these non-designated heritage assets, 
alongside an explanation of their significance. This is important since Policy ENV1 
requires the significance of the asset to be understood and taken into account when 
development proposals that may impact upon them are being considered. 
 

7.11 Recent large-scale excavations suggest that there is evidence of a medieval and 
post-medieval common edge settlement with the potential that heritage assets 
with archaeological interest (buried archaeological remains) are present in and 
around Mattishall.  It is important that applicants consult the Norfolk Historic 
Environment Record (accessed here) in order to establish the potential of a 
development site to include artefacts of archaeological interest.  It is also important 
to ensure that any planning application is supported by an archaeological 
assessment that is appropriate to the significance of the site, including any 
preliminary assessment and field evaluation. 

 
  

https://www.norfolk.gov.uk/libraries-local-history-and-archives/archaeology-and-historic-environment/historic-environment-record
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Map 3: Mattishall Conservation Areas 
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Map 4: Non-designated heritage assets 
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Breckland Local Plan Policies applicable to Policy MNP ENV1  

¶ Policy COM 01 Design  

¶ Policy ENV 08 Non-designated heritage assets 

 
  

MNP ENV1: Conservation Areas and heritage 

1. All development within or affecting the setting of the Conservation Areas 
and within the settings of listed buildings, must take account of the historic 
fabric and features of these areas and preserve, and where possible, 
enhance their character and appearance.  Any development which causes 
significant harm or loss to the significance of a listed building, or its setting, 
will not be supported in accordance with the NPPF. 

2. Development proposals that involve the construction of new buildings or 
the demolition of existing buildings within the Conservation Areas or the 
demolition or part demolition of a listed building should provide a 
statement with the associated applications to set out: 
a. The significance of any heritage asset(s) affected including listed 

buildings; 
b. Any adverse impacts the development may have on the asset(s) 

and their setting and any proposed mitigation measures; and 
c. How it will contribute to the character and setting of the 

relevant heritage asset(s). 

3. Where proposals have any effect on a non-designated heritage asset, a 
balanced judgement will be applied having regard to the scale of any harm 
or loss and the significance of the heritage asset. 

4. Applicants of new residential or commercial developments should take into 
account the potential of buried archaeological evidence in and around 
Mattishall and consult the Norfolk Historic Environment Record in order to 
establish the potential of a development site to include artefacts of 
archaeological interest.  The submission of an appropriate desk-based 
assessment and field evaluation will be required where necessary in line 
with the NPPF. 
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Policy MNP ENV2: Important views and vistas  

7.12 A comprehensive characterisation and assessment of the landscape setting of 
Mattishall is available in the Breckland District Settlement Fringe Landscape 
Assessment (July 2007) (available here). Through this characterisation and 
assessment, inherent sensitivities to development have been defined and detailed 
considerations of landscape management and design principles for future 
development made. For Mattishall, the landscape surrounding the settlement edge 
has been defined as being of moderate and moderate/high sensitivity with respect 
to development.  
 

7.13 The Breckland Landscape and Settlement Character Assessment 2022 (available 
here) describes Mattishall as an Ψ!ƎǊƛŎǳƭǘǳǊŀƭ ±ƛƭƭŀƎŜ ¢ȅǇŜΩΦ  ¢ȅǇƛŎŀƭƭȅΣ aŀǘǘƛǎƘŀƭƭ 
exhibits a strong relationship with surrounding farmland which contributes to the 
rural identity of the settlement.  Additionally, the report notes that selective views 
between properties and visual links are afforded across the surrounding agricultural 
context, with hedgerows and woodland often forming a component of the view 
with the churches dominating both the landscape and the street scene.   
 

7.14 During consultation, residents identified certain views and vistas they considered of 
particular importance.  Policy MNP ENV2 identifies seven locally valued views and 
vistas which should be maintained or enhanced. The views and their key features 
are described in more detail in Appendix 3 to this NP.  

 

Locally valued views looking out over open countryside 

7.15 View 1: Howes Lane, looking northeast from junction with Old Hall Lane.  This 
view looks across open countryside at the western settlement edge.  
 

7.16 View 2: View providing wide vista from Back Lane looking north and northeast 
across fields towards Mattishall Burgh. This is one of several views looking out 
towards the rural and agricultural landscape along Back Lane. This view is directed 
towards the settlement of Mattishall Burgh, and the spire of St. Peters Church can 
be glimpsed above the tree line.  

 

7.17 View 7: Mill Road, opposite Ivy Dene and The Old Mill, looking northeast. This 
view is taken from outside Mattishall village to the north from Mill Road. An open 
vista of fields defined by a line of trees is provided, together with a glimpse of St. 
Peters Church in Mattishall Burgh further beyond.   

 

7.18 View 4: From public footpath in field bordered by Thynnes Lane and Welgate.   A 

locally valued view from the public footpath (a popular rural walking route) looking 
across open countryside. 
 

Locally valued views looking inwards towards the settlement 

7.19 View 3: View from New Lane towards All Saints Church. A locally iconic view 
towards the eastern edge of the Mattishall Village, one of the two historic cores and 
an important gateway location. The view is from New Lane where it meets the 
public footpath.  

https://www.breckland.gov.uk/local-plan/environment
chrome-extension://efaidnbmnnnibpcajpcglclefindmkaj/https:/www.breckland.gov.uk/media/20182/Breckland-Landscape-and-Settlement-Character-Assessment/pdf/Breckland_Landscape_and_Settlement_Character_Assessment_-_optimised_o5ntzb0m4rfo.pdf?m=637969321509800000
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7.20 View 5: Mattishall Lane, west of Mattishall Burgh, looking south. A locally valued 
view and open vista towards the settlement.  
 

7.21 View 6: Dereham Road from east of village, looking towards the settlement. A 
locally iconic view, also identified in MNP1, towards the eastern edge of Mattishall 
Village, one of the two historic cores and an important gateway location.  

 
 

 

Breckland Local Plan Policies applicable to Policy MNP ENV2  

¶ Policy COM 1 Design 
  

MNP ENV2: Important views and vistas 
1. Proposals for new development should take account of the relationship 

between Mattishall village and its surrounding hinterland. 
 

2. Development proposals should respond positively to the key features (as 
described Appendix 3) of the views shown on Map 5 and listed below:  

Views from the edge of the settlement looking out into the countryside: 

1. Howes Lane, looking northeast from the junction with Old Hall Lane 

2. Back Lane looking north and northeast across open countryside with 
Mattishall Burgh in distance 

4. From public footpath in field bordered by Thynnes Lane and Welgate 

7. Mill Road, opposite Ivy Dene and The Old Mill looking northeast 

Views from the countryside looking into the settlement: 

3. New Lane towards All Saints Church 

5. Mattishall Lane, west of Mattishall Burgh, looking south 

6. Dereham Road from east of village, looking west towards the settlement 
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Map 5: Mattishall key views and vistas  
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Policy MNP ENV3: Trees, hedgerows and boundaries 

7.22 Although open and green space within the village is limited, there are areas within 
the village, at the village gateways and in the countryside that are softened by well-
established landscaping including mature trees and hedging. These contribute to 
aŀǘǘƛǎƘŀƭƭΩǎ ǊǳǊŀƭ ŎƘŀǊŀŎǘŜǊ identified in the Breckland Landscape and Settlement 
Study 2022, where open and undeveloped farmland at the village periphery 
provides a rural setting as well as physical and visual separation from neighbouring 
villages.  An important part of the rural character is a network of trees and historic 
hedgerows which both line the rural roads and permeate the village. The network of 
hedgerows in the parish can be appreciated by studying Map 13. 

 

7.23 Policy MNP ENV3 sŜǘǎ ƻǳǘ ǘƘŜ tƭŀƴΩǎ ŀǇǇǊƻŀŎƘ ǘƻ safeguarding these important 
components of the local landscape. Policy ENV 06 (Trees, Hedgerows and 
Development) in the Local Plan also applies to proposals.  Category A B and C trees are 
defined in BS 5837:2012 Trees in relation to design, demolition and construction.  

 

7.24 There are 3 veteran trees at Ivy House Farm, Clippings Green and Stoneroad Farm in 
Mattishall and a number of TPOs that have been defined by Breckland District 
Council. 

Map 6: Mattishall's veteran trees. Map reproduced with kind permission from NBIS 
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Breckland Local Plan Policies applicable to Policy MNP ENV3  

¶ Policy ENV 06 Trees, Hedgerows and Development 
 

 
  

MNP ENV3: Trees, hedgerows and boundaries 
1. Trees, copses and hedgerows of good arboricultural value should be retained 

as an integral part of the design of any development, except: 

¶ where their long-term survival would be compromised by their age or 
physical condition, which must be justified through professional survey 
reports undertaken to the appropriate standards (e.g., Tree Survey, an 
Arboricultural Report to BS5837:2012, Ecological Report to BS4 
2020:2013) that verifies that the poor health and condition of such items 
warrants their removal) or 

¶  there are exceptional and overriding benefits in accepting their loss. 
2. Where a development site includes trees, copses and hedgerows that it seeks 

to retain, provision must be made for their care and protection in line with 
Local Plan policy (currently ENV 06). 

 
Category A, B and C trees (compensation requirements) 
3. Loss of trees or hedgerows classified as being of category A or B in value (BS 

5837:2012) will not be supported in line with Local Plan policy (currently ENV 
06). Where loss is permitted, any Category A or B tree or hedgerow, or any 
Category C tree or hedgerow that has the growth potential to become 
Category A or B, lost as a result of development should be adequately 
compensated elsewhere within the site, taking into account the size and 
condition of the lost items.  At least 2 trees should be planted, in suitable 
locations and as appropriate, up to an optimum level, to replace every tree 
that is removed (not suitable for ancient woodland or veteran trees as these 
are irreplaceable). Replanting should comprise species that are characteristic 
of the area and enhance the landscape. Supplementary planting which 
strengthens the existing network of hedgerows will also be supported. 

 

Veteran Trees 

4. Proposals that may result in harm to, or full or partial removal of veteran 
trees (see Map 6) shall be wholly exceptional and only supported if they have 
been assessed in accordance with Natural England's "Standing Advice for 
Ancient Woodland and Veteran Trees" (or any more up to date guidance 
made available by Natural England) and shown to be justified. 
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Policy MNP ENV4: Open and Local Green Space 

Local Green Spaces 

7.25 The NPPF enables the designation and protection of land of particular importance 
ǘƻ ƭƻŎŀƭ ŎƻƳƳǳƴƛǘƛŜǎ ŀǎ [ƻŎŀƭ DǊŜŜƴ {ǇŀŎŜǎ όΨ[D{Ωύ ƛƴ ƴŜƛƎƘōƻǳǊƘƻƻŘ ǇƭŀƴǎΦ 
Paragraph 106 of the NPPF states that the designation should only be used where 
the green space is: 

ω In reasonably close proximity to the community it serves 

ω Demonstrably special to a local community and holds a particular local 
significance, for example, because of its beauty, historic significance, 
recreational value (including as a playing field), tranquillity or richness of its 
wildlife 

ω Where the green area concerned is local in character and is not an extensive 
tract of land. 

 

7.26 The adopted Mattishall Neighbourhood Plan included one Local Green Space at the 
School Playing Field.  It is proposed to retain this as a Local Green Space.  The 
County Council has provided forecast pupil numbers for the school catchment area 
to 2033.  These forecasts demonstrate that demand at the school will not exceed 
the capacity at the school for 210 pupils.  There are no current proposals for 
expansion.  However, should expansion of the school be necessary on the playing 
field, policy MNP ENV4 would support the expansion of the school for a 
demonstrated educated educational need.  A separate Local Green Space 
Assessment, available as part of this consultation, has been undertaken as part of 
the preparation of the Neighbourhood Plan.  This demonstrates how certain local 
spaces meet the criteria in paragraph 106 of the NPPF. The spaces that meet the 
criteria are listed in Policy MNP ENV4 and are identified on Map 7.  They are 
summarised below.  
 

Site 1: Mattishall Community Woodland, Dereham Road  

This is an area of open space to be owned and maintained by the Parish Council. 
The site is well connected to the village by public footpaths. The site is due to be 
planted as a community woodland in the spring of 2025. Its principal function as a 
Local Green Space is through providing public amenity value and biodiversity value.  

 

Site 2: Land off Back Lane 

An open field with two natural ponds, one is the site of an historic moat and is 
surrounded by mature trees. The site helps to maintain the rural characteristics of 
the village and has important historical significance. The ponds are used by 
overwintering Canada and Greylag geese. Its principal function as a Local Green 
Space is through providing strong rural character at settlement edge and being a 
site of local historic importance. View 2 (see Policy ENV2) is also applicable here.  

 

Site 3: School Playing Field 

The site is identified as an existing Local Green Space in the adopted Mattishall 
Neighbourhood Plan. 
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Site 4: South and West of Ivy Way 

The site is grassed and contains two ponds as well as clusters of mature trees. It is 
bounded by former hedgerows now turning into trees interspersed with trees to 
the south and western boundaries, with agricultural fields beyond. Many saplings of 
pioneer species scattered about the site. A public footpath runs through the site, 
roughly in parallel to the southern boundary, accessed from Welgate.  Community 
consultation reveals that residents value the site due to its beauty, historic 
significance, recreational value, tranquillity and richness of its wildlife.  The principal 
function of this Local Green Space is as a publicly accessible area of informal open 
space. 

 

Open spaces 

7.27 Policy ENV 04 Open Space, Sport and Recreation safeguards open spaces in 
Mattishall that are identified on the Local Plan Policies Maps.  Loss of these 
designated open spaces will not be permitted unless there is shown to be an excess 
of recreation or amenity open space, the recreation space will be enhanced by the 
proposed development, or the community would gain greater benefit from the 
developer providing a suitable alternative recreational or amenity open space in an 
equally accessible and convenient location. 

 

7.28 Policy ENV4 in the adopted MNP1 (adopted before the Local Plan in 2017) identified 
two additional open spaces to be safeguarded. These are:  

 

¶ Mattishall Old School Green, Dereham Road 

¶ /ƘƛƭŘǊŜƴΩǎ Ǉƭŀȅ ŀǊŜŀΣ ǘƻ ǘƘŜ ǿŜǎǘ ƻŦ ǘƘŜ Old School Green 
 

7.29 Policy MNP ENV4 (in this plan) is updating Policy ENV4 in MNP1 by linking the policy 
to Policy ENV 04 Open space, Sport and Recreation in the adopted Breckland Local 
Plan. It is also updating an element of Policy ENV 04 in the Local Plan by ensuring 
the two additional spaces, listed above, are recognised as safeguarded open spaces 
under the Local Plan.  

 

7.30 The proposed Local Green Spaces are shown on Map 7 and all the safeguarded open 
spaces are shown on Map 8. 
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Breckland Local Plan Policies applicable to Policy MNP ENV4  

¶ Policy ENV 04 Open Space, Sport and Recreation 

 
  

MNP ENV4: Open and Local Green Space 

Local Green Spaces 
1. The following sites, as shown on Map 7, are designated as Local Green 

Spaces: 
1. Mattishall Community Woodland 
2. Land off Back Lane 
3. School Playing Field (designated as LGS in 2017 as part of the MNP1) 
4. South and west of Ivy Way 

2. Development proposals on the identified Local Green Spaces will not be 
supported other than in very special circumstances.  

 
Other protected open spaces 
3. The open spaces identified in Map 8 will be safeguarded for the 

contribution they make to the recreational or amenity open space 
provision within the parish. Proposals for built development on the 
identified open, recreational and amenity spaces will not be supported 
unless the development is consistent with Local Plan Policy ENV 04. 
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Map 7: Existing (LGS 3) and Proposed Local Green Spaces 
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Map 8: Protected open space 
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Other protected open spaces (non-Local Green Spaces) in 
Mattishall: 

1.  Amenity land at Wier Avenue 

2.  Evangelical Church amenity space 

3.  Allotments 

4.  Cemetery 

5.  St. PeterΩǎ ŎƘǳǊŎƘȅŀǊŘ ŀƴŘ ŎŜƳŜǘŜǊȅ 

6.  Mattishall golf course 

7.  Mattishall Memorial Hall and playing field 

8.  !ƳŜƴƛǘȅ ǎǇŀŎŜ ŀǘ 5ŜǊŜƘŀƳ wƻŀŘκtŀǊƪŜǊΩǎ wƻŀŘ ƧǳƴŎǘƛƻƴ 
(east) 

9.  !ƳŜƴƛǘȅ ǎǇŀŎŜ ŀǘ 5ŜǊŜƘŀƳ wƻŀŘκtŀǊƪŜǊΩǎ wƻŀŘ ƧǳƴŎǘƛƻƴ 
(west) 

10.  All Saints churchyard and cemetery 

11.  Old School Green 

12.  Play area 
Figure 4: Protected open spaces on Map 8 
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Policy MNP ENV5: Landscape and settlement character 

7.31 Residents identified the importance of keeping significant green space between 
villages to maintain their distinct identity and prevent ΨǳǊōŀƴ ǎǇǊŀǿƭΩΣ avoid 
coalescence and ǘƻ ōǳƛƭŘ ƻƴ ΨōǊƻǿƴ ŦƛŜƭŘΩ ǎƛǘŜǎ ǊŀǘƘŜǊ ǘƘŀƴ ƻƴ ŦŀǊƳƭŀƴŘΦ  
Development and change that would conflict with these objectives, and that would 
reduce the actual or perceived perception, reduce the separate identity of the 
settlements, alter the settlement or lead to coalescence will not be supported. 

 

7.32 A comprehensive characterisation and assessment of the landscape setting of 
Mattishall is available in the Breckland District Settlement Fringe Landscape 
Assessment (July 2007). Through this characterisation and assessment, inherent 
sensitivities to development have been defined and detailed considerations of 
landscape management and design principles for future development made. For 
Mattishall, the landscape surrounding the settlement edge has been defined as 
being of moderate and moderate/high sensitivity with respect to development.  

 

7.33 ¢ƘŜ .ǊŜŎƪƭŀƴŘ [ŀƴŘǎŎŀǇŜ ŀƴŘ {ŜǘǘƭŜƳŜƴǘ !ǎǎŜǎǎƳŜƴǘ όнлннύ ŘŜǎŎǊƛōŜǎ aŀǘǘƛǎƘŀƭƭΩǎ 
ΨƻǊƛƎƛƴΩ ŎƘŀǊŀŎǘŜǊ ŀǎ ōŜƛƴƎ ŀƴ Ψ!ƎǊƛŎǳƭǘǳǊŀƭ ±ƛƭƭŀƎŜΩ ŀƴŘ ƛŘŜƴǘƛŦƛŜǎ aŀǘǘƛǎƘŀƭƭΩǎ 
ƳƻǊǇƘƻƭƻƎƛŎŀƭ ǾƛƭƭŀƎŜ ǘȅǇŜ ŀǎ ōŜƛƴƎ ŀ ΨbǳŎƭŜŀǘŜŘ ς {ƛƴƎƭŜ CƻŎǳǎΩ ŀƴŘ ƳƻǊǇƘƻƭƻƎƛŎŀƭ 
landscape cƘŀǊŀŎǘŜǊ ǘȅǇŜ ŀǎ ōŜƛƴƎ ΨbŜƛǘƘŜǊ DǊŜŜƴ nor /ƻƳƳƻƴ 9ŘƎŜέΦ  ¢ƘŜ IȅōǊƛŘ 
Classification Matrix notes that it is only the modern (current day) village which falls 
ǳƴŘŜǊ ƳƻǊǇƘƻƭƻƎƛŎŀƭ ǾƛƭƭŀƎŜ ǘȅǇŜ ΨbǳŎƭŜŀǘŜŘ ς {ƛƴƎƭŜ CƻŎǳǎέΦ IƛǎǘƻǊƛŎŀƭƭȅΣ ǘƘŜ ǾƛƭƭŀƎŜ 
would have fŀƭƭŜƴ ǳƴŘŜǊ ƳƻǊǇƘƻƭƻƎƛŎŀƭ ǾƛƭƭŀƎŜ ǘȅǇŜ ΨbǳŎƭŜŀǘŜŘ ς tƻƭȅŦƻŎŀƭΩΦ  The 
main focal point of the village today is All Saints Church with the village growing 
around this area. 

 

7.34 Mattishall has open and undeveloped farmland at the village periphery which 
provides a rural setting as well as physical and visual separation from neighbouring 
villages.  A network of intact hedgerows lines the rural roads and delineate the 
settlement approach. See Map 13.  

 

7.35 Additionally, Mattishall was historically a nucleated polyfocal village with clustering 
of built form including the village green and the church at Mattishall Burgh. With 
the original polyfocal development of the settlement, open land surrounding and 
penetrating between the historic cores of the village form a vital component of 
ǎŜǘǘƭŜƳŜƴǘ ŎƘŀǊŀŎǘŜǊΦ ¢ƘŜǎŜ ΨƎǊŜŜƴ ƎŀǇǎΩ ŀƴŘ ǾƛŜǿǎ ǘƘŀǘ ǎŜǇŀǊŀǘŜ ǘƘŜ ǎŜǘǘƭŜƳŜƴǘ 
are integral to the setting of the village and are protected in this policy recognising 
their importance to the setting of the village, to avoid coalescence, reflecting the 
visual amenity to the local area and protecting and enhancing the green network of 
habitats. 
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MNP ENV5: Landscape and settlement character 
 
1. Development proposals should be sensitive to the distinctive landscape and 
settlement character and should take account of the relationship between 
Mattishall village and its surrounding hinterland as set out in the Breckland 
Landscape and Settlement Assessment 2022 and the Mattishall Design Guide 
and Code document 2023. 
 
2. Specifically: 

a) Development proposals should respect and retain the generally open 
and undeveloped nature of the physical separation and visual gap 
between Mattishall and Clint Green, Welborne, North Tuddenham and 
East Tuddenham.  Development proposals that would individually or 
cumulatively with other development proposals substantially undermine 
the physical or visual separation or the rural setting of these settlements 
will not be supported.  

 
b) Development proposals that would have a harmful impact on the 

contributions made by land at Howes Lane/Dereham Road and land 
north and south of Norwich Road (as defined in Maps 9 and 10) to the 
rural setting of the village, including the openness of the surrounding 
countryside experienced at these gateway locations, will not be 
supported. In the case of the Norwich Road sites, the contribution the 
open land makes to the setting of key heritage assets (St. PeterΩs Church 
Mattishall Burgh, All Saints Church and Mattishall Church Plain 
Conservation Area) is of key importance. 

 
3. In general, development proposals will be supported where: 
 

a) their scale, location and design are appropriate to the landscape 
character and sensitivity (both landscape and visual) of the area in which 
the development is located; 

b) they would not have an adverse impact on the key natural, built or 
historic features of an areas landscape character; and  

c) they retains rural spaces between existing village settlement clusters to 
avoid coalescence. 

 
4. ²ƘŜǊŜ ǇƻǘŜƴǘƛŀƭ ƛƳǇŀŎǘǎ ƻƴ aŀǘǘƛǎƘŀƭƭΩǎ ŘƛǎǘƛƴŎǘƛǾŜ ƭŀƴŘǎŎŀǇŜ ŀƴŘ 
settlement character are identified, development proposals should  
demonstrate accordance with the principles in the third part of this policy 
through the provision of an assessment of landscape and visual impacts 
(proportionate to the scheme proposed) and drawing on guidance and 
recommendations in the Breckland Landscape and Character Assessment 2022. 

 
ǇƻƭƛŎȅ ŎƻƴǘƛƴǳŜŘ ƻǾŜǊƭŜŀŦΧ 
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Breckland Local Plan Policies applicable to Policy MNP ENV5  

¶ Policy ENV 05 Protection and Enhancement of the Landscape 
  

MNP ENV5: Landscape and settlement character 
 
tƻƭƛŎȅ ŎƻƴǘƛƴǳŜŘΧ 
 
5. Development proposals on the settlement fringe, including on the eastern 
and western approaches to the village, should integrate sensitively with respect 
to its countryside and open setting.  The exposure of built development in the 
settlement fringe from surrounding areas should be minimised.    
 
6. As appropriate to their scale, nature and location, development proposals 
should set out measures that will be taken to mitigate landscape impact 
including an appropriate level of native tree and hedge planting, as appropriate.   
Development proposals that would have an unacceptable impact on the 
landscape setting of the settlement, or the character and appearance of the 
open countryside, will not be supported. 
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Map 9: Edge of settlement site. Howes Lane. Note: See Map 17 Mattishall settlement boundary.  
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Map 10: Edge of settlement site. Land north and south of Norwich Road. Note: See Map 17 Mattishall settlement boundary 
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Policy MNP ENV6: Tranquillity and dark skies 

7.36 It was also clear from both the MNP1 and MNP2 consultations that residents value 
highly the quiet, peaceful nature of the Parish and its dark skies. There are currently 
only 8 streetlights, each associated with a speed bump along the main road through 
the village. Many consultees indicated that they did not wish to see further street 
lighting. Limiting light pollution from any future development is therefore clearly 
very important to residents. 
 

7.37 The Campaign to Protect Rural England (CPRE) has fought for the protection and 
improvement of dark skies, and against the spread of unnecessary artificial light. 
Using data captured in 2015, CPRE worked with LUC to map light pollution across 
England. The data was split into nine categories to distinguish between different 
light levels. As can be seen from the figure below, Mattishall Parish falls into the 6th 
and 7th colour band. Mattishall parish has, compared to other areas, low levels of 
light pollution with Mattishall Burgh being the darkest of all the populated areas.  

 

 
Figure 5: Dark skies in Mattishall Parish 
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7.38 Our dark skies are treasured by parish residents and should be protected.  

 

7.39 The British !ǎǘǊƻƴƻƳƛŎŀƭ !ǎǎƻŎƛŀǘƛƻƴΩǎ Commission for Dark Skies has prepared 
lighting guidelines which can be applied to both street lighting and external lighting 
used with buildings. The Commission advises:  

¶ Light should shine only where needed. This means that light should shine 
downward, towards the target and uplighting should be avoided. Lights should 
be shielded from shining into neighbouring homes, to avoid causing nuisance 
and the risk of a range of health problems.  

¶ Lights should shine only when needed.  

¶ Lighting should avoid environmental harm. Unnecessary lighting has a negative 
impact on nocturnal wildlife. White lighting should be warm white (colour 
temperature 3000 kelvins as a maximum) in order to protect wildlife, human 
health and dark skies.  

 

7.40 Where artificial lighting is required as part of a development, there are a range of 
measures that can be taken to minimise any additional light pollution to the area. 
The International Dark Sky Association (darksky.org) has established five principles 
for outdoor lighting. These are:  

¶ Useful. Only use the light if it is needed 

¶ Targeted. Direct light so it falls only where it is needed.  

¶ Low level. Use the lowest light level required.  

¶ Controlled. Use controls such as timers and motion detectors to ensure that 
light is available when needed, dimmed when possible, and turned off when 
not needed. 

¶ Warm-coloured. Limit the amount of shorter wavelength (blue-violet) light 
to the least amount needed.  
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Breckland Local Plan Policies applicable to Policy MNP ENV6  

¶ Policy COM 03 Protection of Amenity 
 

 
  

MNP ENV6: Tranquillity and dark skies 

1. Development proposals should not disturb the tranquillity of the plan 
area through obtrusive or insensitive lighting or excessive noise intrusion 
either by the operation of the development concerned or by associated 
transport impacts. 

2. Development proposals that include external lighting will only be 
supported if the night sky is protected from light pollution. This means 
the proposed external lighting:  
a) Is the minimum appropriate for its purpose (for example turned off 

when it is not needed).  
b) Is designed such that lighting is directed downwards to avoid spill up 

into the sky or out of the site (beam angle should be below 70 
degrees). 

c) Avoids light spillage beyond the area intended to be lit. 
d) Should have a colour temperature of less than 3000 kelvins.  

3. Where external lighting is required, proposals should be accompanied by 
information on layout and beam orientation, a schedule of light 
equipment proposed including luminaire type, mounting height, aiming 
angles and lumen unit levels.  

4 Development proposals should demonstrate compliance with best 
practice guidance for avoiding artificial lighting impacts on bats: 
(https://theilp.org.uk/publication/guidance-note-8-bats-and-artificial-
lighting/ ).  Where lighting cannot be avoided altogether in proposals 
then it must be designed to avoid light spill onto wildlife roosts, foraging 
habitat, and commuting routes for bats, birds, and other species. 
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Policy MNP ENV7: Biodiversity, ecological networks and habitat connectivity. 

7.41 Some 90 per cent of Mattishall Parish is located outside the built-up area of the 
village and is for the most part in agricultural use. Within this there are two areas 
designated as Sites of Special Scientific Interest (SSSIs) amounting to 7.82 hectares, 
and one County Wildlife Site of around 7.4 hectares (see Map 11). The SSSIs consist 
of habitats that are now rare in the UK. wƻǎƛŜ /ǳǊǎǘƻƴΩǎ aŜŀŘƻǿ ƛǎ ŀ species-rich 
unimproved calcareous clay pasture supporting a number of rare plants including 
green-ǿƛƴƎŜŘ ƻǊŎƘƛŘǎΣ ōŜŜ ƻǊŎƘƛŘǎ ŀƴŘ ŀŘŘŜǊΩǎ ǘƻƴƎǳŜΦ Mattishall Moor is an area 
of fen and marshy grassland, which is now almost entirely confined to East Anglia 
and North Wales, again supporting locally rare plant species (for example, narrow- 
leaved, early marsh and fragrant orchids, bog pimpernel and marsh helleborine). 
Together with the nearby Badley Wood SSSI, 1.5km to the west, it represents the 
remaining fragments of the once much more extensive Badley Moor. The Impact 
Risk Zones of Hockering Wood SSSI at Heath Road, Hockering and Badley Wood SSSI 
on the parish boundary between Yaxham and Dereham extend into Mattishall Parish.  
County Wildlife Site at Clippings Green Farm is permanent pasture with marshy 
areas and is also botanically very rich. The County Council has designated a 
Roadside Nature Reserve at Stone Road and there are 3 veteran trees (see glossary) 
at Ivy Farm, Clippings Green and Walnut Tree Farm, West End.  Development 
proposals should identify and assess any potential impact on a Site of Special 
{ŎƛŜƴǘƛŦƛŎ LƴǘŜǊŜǎǘΣ ōȅ ŎƻƴǎƛŘŜǊƛƴƎ bŀǘǳǊŀƭ 9ƴƎƭŀƴŘΩǎ LƳǇŀŎǘ wƛǎƪ ½ƻƴŜǎΦ  CǳǊǘƘŜǊ 
details are set out in Appendix 8. 

 

7.42 A wide variety of wildlife is observed within the Parish. Roe and muntjac deer are 
regularly seen (Chinese water deer more occasionally), as well as farmland avian 
species such as barn owl, tawny owl, buzzard, kestrel, sparrowhawk, red kite, 
woodpecker, pheasant, partridge and many song birds. The ponds and ditches 
provide good habitats for populations of amphibians and a wide variety of 
invertebrates has resulted in a healthy bat population. The numerous small 
mammals also contribute to a thriving predator population including stoat and 
weasel.  There are a number of protected or priority species (see glossary) within 
the local environment including bats, lapwing, yellow hammer, house sparrow, 
spotted flycatcher, redwing, song thrush, fieldfare, common cuckoo, European 
turtle dove, grey partridge and white ermine.  The habitats within and around the 
village host sightings of great crested newts, hedgehogs, reptiles and otters.   

 

7.43 Areas of Mattishall are also identified as a Great Crested Newts Strategic 
Opportunity Areas where the addition of new ponds would benefit great crested 
newt populations.  We would encourage applicants to engage with the Norfolk 
Ponds Project which promotes the conservation of Norfolk ponds.  
https://www.norfolkfwag.co.uk/norfolk-ponds-project/.  

 

7.44 The parish is home to the following priority habitats (see glossary): coastal and 
floodplain grazing marsh, lowland meadow, lowland fens, deciduous woodland and 
traditional orchards ς see Map 12.  Given the rural nature of the Parish and its 
relatively rich flora and fauna, it is important to maintain and enhance, where 

https://www.norfolkfwag.co.uk/norfolk-ponds-project/
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possible, wildlife corridors (river, streams, ditches and hedgerows). And in 
recognition of the number of mature trees that stand to be lost within the Parish to 
various diseases (for example, ash die-back), new planting of native trees will be 
important both for biodiversity and landscape character. 

 

7.45 Existing parish habitats are important as they are areas in which species can move 
and spread to maintain genetic diversity.  They form part of a wider network across 
the county. In 2017, and to inform the 2017 Greater Norwich Green Infrastructure 
Delivery Plan, the Norfolk Biodiversity Partnership prepared a set of green 
infrastructure maps (focusing on grassland and heathland, woodland and wetland).  
For each of the habitats, the maps identify core habitats (e.g., comprising larger areas 
of existing woodland and semi natural grasslands) and stepping stones (comprising 
smaller areas of these habitats). Areas of native habitat that are joined together in a 
landscape are more resilient to changing climate or management. Inside the network, 
habitats generally provide a higher level of other ecosystem services, such as the 
ability to clear or regulate water flow as the habitats function as a complete system.  
Within the network, restoration of woodland will be far more effective as propagules, 
pollinators and important species will be available for colonisation.  The Greater 
Norwich Green Infrastructure maps are available to view at 
https://www.norfolkbiodiversity.org/   They show how the parish priority habitats 
provided in Map 12 below, contribute as both core habitats and stepping stones 
within the wider regional green infrastructure network.  

 

7.46 A distinctive characteristic of Mattishall is its numerous mature and diverse 
hedgerows both within the village and in its surrounding landscape providing 
valuable habitats and wildlife corridors.  Important species rich hedgerows survive 
along some field boundaries.  The hedgerows form property boundaries and are at 
risk from damage / removal during land management and during development.  
IŜŘƎŜǊƻǿǎ ŀǊŜ ΨƛƳǇƻǊǘŀƴǘΩ ŀǎ ŘŜŦƛƴŜŘ ōȅ ǘƘŜ IŜŘƎŜǊƻǿ wŜƎǳƭŀǘƛƻƴǎ мффт ǳƴŘŜǊ 
Section 5(a), if they are part of a field system that existed before 1845 and shown 
on the 1812 Inclosure map. It is also important to consider whether the hedgerows 
also meet additional criteria in the regulations due to the number of species they 
support.  Hedgerows that do not predate 1845, are ΨƛƳǇƻǊǘŀƴǘΩ ƛŦ ǘƘŜȅ ƛƴŎƭǳŘŜ т ƻǊ 
more woody species specified in Schedule 1, Part II Criteria, paragraph 7(1) of the 
Hedgerow regulations. The extent of parish hedgerows is illustrated on Map 13.  

 

7.47 Ninety-two per cent of consultation responders on MNP1 considered protecting the 
environment of importance to their enjoyment of living in the Parish. When asked 
what the ΨōƛƎƎŜǎǘ ōŜƴŜŦƛǘǎΩ that development of the village could bring, many 
ǊŜǎƛŘŜƴǘǎ όрф ǇŜǊ ŎŜƴǘύ ǎŀƛŘ ƻƴŜ ƛǎ ΨǇǊƻǘŜŎǘƛƻƴ ƻŦ ǘƘŜ ŎƻǳƴǘǊȅǎƛŘŜ ŀƴŘ ƭƻŎŀƭ ŀǎǎŜǘǎΩΦ 
There was support for creating new publicly accessible green spaces such as a 
community wood or orchard and suggestions on how to enhance the countryside 
included encouraging verges as wildflower areas, retaining un-used ground as 
important wildlife sites and planting roadside trees. Policy MNP ENV7 provides a 
policy context to safeguard the key features of the local environment. It provides 
protection for the two SSSIs, Protected Roadside Verge and the County Wildlife Site 
within the framework established by paragraph 185 of the NPPF. The first part of 

https://www.norfolkbiodiversity.org/
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the policy also sets out a general presumption that other elements of biodiversity 
and ecological importance should be maintained and enhanced including the 
ecological connectivity between them or protected species, or other priority species.  
 

7.48 The diversity of habitat necessitates the individual assessment of any proposal both 
in terms of its likely impact on a wildlife habitat or the ecological connectivity 
between habitats and the proposed methods of landscaping and management.  For 
example, where a habitat or ecological connectivity is known to be of value for a 
particular species, contributions to the effectiveness of the habitat or ecological 
connectivity should be tailored to meet the specific requirements of that species 
although not to the detriment of other minority species. 
 

7.49 An ecological assessment will be required to be submitted with the planning 
application to assess effects on habitat, species, connections, flora and fauna, 
commensurate with the scale of the impact and the importance of the species or 
habitat. Ecological surveys must be carried out to the required standards by suitably 
qualified and experienced people.  The Institute of Ecology and Environmental 
Management (IEEM) will provide lists of recognised professional ecologists.  The 
ecological assessment must be up to date, surveys must be undertaken at an 
appropriate time of year for the habitats and species concerned, using appropriate 
survey methods.   Applicants are encouraged to comply with BS42020:2013 
ΨBiodiversity ς Code of practice for planning and developmentΩ which will be seen as 
an indication of the assessmentΩs validity and relevance to the determination of the 
development proposal.  Any deviations from this British Standard will need to be 
fully justified.  Where there is insufficient survey data, or data is gathered at an 
inappropriate time of year, planning permission should be refused on the basis of 
the extant government circular on planning and biodiversity (Circular 06/2005).  
This makes it explicit:  "the presence or absence of protected species, and the 
extent to which they could be affected by a proposed development, should be 
established before planning permission is granted, since otherwise all material 
ŎƻƴǎƛŘŜǊŀǘƛƻƴǎ ƳƛƎƘǘ ƴƻǘ ƘŀǾŜ ōŜŜƴ ŎƻƴǎƛŘŜǊŜŘ ƛƴ ƳŀƪƛƴƎ ǘƘŜ ŘŜŎƛǎƛƻƴέΦ 
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 Map 11: Sites of Special Scientific Interest, County Wildlife Site and Roadside Nature Reserve  
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Map 12: Priority habitats in Mattishall Parish.  

 
Map 13: All habitats (excluding arable land) in Mattishall parish. Map reproduced with kind permission from NBIS 
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Breckland Local Plan Policies applicable to Policy MNP ENV7  

¶ Policy ENV 02 Biodiversity protection and enhancement 
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1. Development proposals should retain and enhance features of existing 
biodiversity value, ecological networks, and habitat connectivity (as 
shown on Maps 11, 12 and 13).  In accordance with national policy, 
development proposals should provide at least a 10% increase net gain in 
biodiversity, and to ensure successful recovery of nature in Norfolk, aim 
to achieve a 20% net gain.  Proposals which result in a net loss of 
biodiversity will not be supported. 

2. The two Sites of Special Scientific Interest, and the Roadside Nature 
Reserve (as shown on Map 11) will be safeguarded as appropriate to the 
status of their designations. 

3. Proposed development on land outside the sites on Map 11 or within or 
outside the sites, identified on Map 12 that is likely to have a direct or 
indirect impact on their ecological importance (either individually or in 
combination with other developments), shall demonstrate in an 
ecological assessment that: 
a. they would not sever or destroy the operation of a protected species, 

priority species or priority habitat or its ecological connectivity; or if 
that is not possible, 

b. they include measures to avoid harm to the protected species and 
priority habitat or its ecological connectivity or if that is not possible, 

c. suitable mitigation measures are proposed to reduce or minimise 
impact on the protected species and priority habitat, or ecological 
connectivity affected; or if that is not possible, and 

d. suitable measures are proposed to compensate for harmful effects. 

4. When development occurs, opportunities should be sought to improve 
habitats (including the creation/restoration of ponds given Mattishall falls 
within the Great Crested Newts Strategic Opportunity Area ς see 
Appendix 7) and their networks (see Maps 11, 12 and 13); this includes: 

a. improving continuity along hedgerows and between trees ς this 
should be achieved by appropriate planting in gaps to create safe 
corridors of movement with good continuity and cover for wildlife 
moving through the landscape and reducing fragmentation of 
habitats; 

b. Improve the naturalness of greenspaces and access to them; 
c. Improve connectivity with and between green spaces; 
d. Incorporating green roofs and/or green walls to buildings where 

appropriate and possible. 
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PROJECTS 
Investigate the potential to enhance the local countryside through positive actions such 
as: 

a. The Parish Council will seek the preparation of Conservation Area Character 
Appraisal by Breckland District Council 

b. Project to review Listed Buildings, Conservation Areas and TPOs- working with 
Breckland Council and Historic England  

c. Village Wildlife Watch Project - A community engagement project with the 
ƻōƧŜŎǘƛǾŜ ƻŦ ŎǊŜŀǘƛƴƎ ŀ άǊŜŀƭ-ǘƛƳŜέ ǊŜƎƛǎǘŜǊ ƻŦ ǿƛƭŘƭƛŦŜ ŀŎǘƛǾƛǘȅ ǿƛǘƘƛƴ ǘƘŜ ǇŀǊƛǎƘΦ 
The intention would be to establish a Wildlife Watch group, where adults and 
children can meet and enjoy exploring their environment. Watch groups give 
children opportunities to discover local wildlife and be involved into practical 
activities. 
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Policy MNP ENV8: Walking, cycling and horse riding 

7.50 Public access to the countryside in the Parish is provided principally by the many 
small lanes, although there are a number of public rights of way particularly south 
of the Dereham/Norwich Road and some permissive footpaths (see Map 14). There 
are currently no cycle paths. 

 

7.51 During consultation the desire for better facilities for walking and cycling was 
identified (79 per cent). And the better linking of the west and centre of the village 
with South Green via a footpath and/or cycle path was mentioned on a number of 
occasions. tƻƭƛŎȅ 9b±у ǎŜǘǎ ƻǳǘ ǘƘŜ tƭŀƴΩǎ ŀǇǇǊƻŀŎƘ ǘƘŀǘ ǿƘŜǊŜ ŀǇǇǊƻǇǊƛŀǘŜ ƴŜǿ 
developments should provide improved access into the surrounding countryside. 
This will represent good planning and will have health and well-being benefits to the 
wider community. 

 

 

Breckland Local Plan Policies applicable to Policy MNP ENV8  

¶ Policy ENV 01 Green infrastructure 
 
 
 

 

PROJECT 
d. Footpath improvement and expansion- consider and propose 

improvements and expansion of parish footpath network to deliver greater 
accessibility to areas of interest and neighbouring facilities 

 

MNP ENV8: Walking, cycling and horse riding 
1. New developments should make provision, where feasible, and 

appropriate to its layout and position, within the village for footpaths, 
cycle paths and bridleways to improve access to the wider countryside 
and to connect with existing rights of way (see Map below). 
 

2. Wherever practicable, and as appropriate to their scale, nature and 
location, development proposals should take opportunities to provide 
improved and additional public and permissive footpaths, cycleways and 
bridleways, particularly where they would secure improved connectivity 
between proposed development and the village centre.  
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Map 14: Public Rights of Way map 


