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The site and surroundings 

1. Angel Road Infant School is located to the west off Angel Road with Angel Road
Junior School being located directly opposite.

2. The Infant School is sited to the south of Waterloo Park. To the west lies the YMCA
Norfolk centre, which includes a nursery, café and children’s indoor soft play, and a
church centre. Otherwise, the neighbours and wider area are predominantly
residential.

3. The proposed modular units have already been placed on site and therefore this
application is retrospective.

4. In addition, there are three existing modular buildings sited within the immediate
area, to the southwest of the main school buildings.  One of the proposed modular
buildings would sit to the north of these existing units, whilst the second would sit to
the south of 2 of them and alongside another. There would be a total of 4 modular
units in a row, plus another sited closer to the school building.

5. The three "existing” modular buildings in the row comprise:

(a) One which was granted temporary permission for 2 years under 21/01338/F.
This temporary permission runs to 13 December 2023.

(b) One which was granted a 5 year temporary consent under Y/4/2012/4009 in
2012 (by Norfolk County Council as the relevant planning authority whilst the
management of the school was under their jurisdiction). This 5 year temporary
consent lapsed on 3 July 2017.

(c) One which is sited to the north east of proposed building one, and was granted
a 5 year temporary consent under Y/4/2005/4003 by Norfolk County Council.
This 5 year consent lapsed in 2010, but the structure has become lawful due to
the passing of 10 years.

Constraints 

6. The main school building is locally listed

“Typical of the new steel-framed modernist school building style emerging in
1950’s, cf David Percival’s Hewett School.” Taken from Norwich Society’s Local
Listing Report 2012

7. Critical Drainage Catchment Area

8. Open Space

9. Adjacent to Waterloo Park, a Historic Park and Garden II*. See Appendix A for full
listing.

Reasons for Designation: “Waterloo Park, Norwich, opened in 1933, is designated
at Grade II* for the following principal reasons: * Date: the park is as a good
example of an early C20 municipal park; * Design: the park’s design is essentially
unchanged from its original layout of the mid 1929; * Designer: the park was
designed by Captain Sandys-Winsch, a protégé of Thomas Mawson; * Historic



interest: the park was the second largest of a series of parks laid out by Sandys-
Winsch in Norwich; four others are registered; * Structures: the park retains various 
structures from its foundation.” 

Relevant planning history 

10. The records held by the city council show the following planning history for the site.

Ref Proposal Decision Date 
4/1998/1020 Provision of mobile accommodation for 

playgroup and school use. 
APCON 27/01/1999 

04/00095/F Additional prefabricated unit for play 
school use. 

APPR 05/03/2004 

05/00150/CF3 
(Norfolk County 
Council 
reference 
Y/4/2005/4003) 

Replacement of 1 No. mobile classroom 
with a new 3-bay mobile classroom. 

APPR 24/06/2005 

12/01219/CF3 
(Norfolk County 
Council 
reference 
Y/4/2012/4009) 

Provision of a 6-bay Modular 
Accommodation building to the west of 
the main school building for a period of 
five years. Accommodation to provide two 
classrooms, entrance lobby, toilet 
facilities, entrance ramp, steps, external 
lighting, air conditioning and associated 
works. 

OBJ 
(APPR by 
Norfolk 
County 
Council) 

03/07/2012 

13/01212/CF3 Change of use of part of redundant tennis 
court to form car parking provision; the 
erection of fencing and gate. 

APPR 07/08/2013 

21/01338/F Siting of temporary modular building 
(retrospective). 

APPR 13/12/2021 

22/00328/F Erection of new teaching block and 
associated works. 

WITHDN 06/05/2022 

The proposal 

11. Following discussions with the agent and applicant revised and additional plans and
information have been submitted. The proposal now includes the siting of 2 modular
buildings, creation of a seating area and associated cycle/scooter parking. A fire
hydrant is also proposal, to meet the current standards.

12. The modular buildings would both be single storey, include 2 classrooms each plus
toilets and small stores. They would be finished in green plastisol cladding to the
walls, with grey flat roofing membrane and grey fenestration.

13. The seating area would include works to a steep grass bank to create large steps
that can function as seating, together with two sets of more regular sized steps on
either side.



14. The revised Design and Access Statement advises that the school currently
provides for years 1-3, together with reception. The school intends to now
accommodate years 5 and 6 within the proposed modular buildings, with the pupils
coming from Angel Road Junior School.

15. A submitted statement from the Evolution Academy Trust advises that in July 2021
the condition of Angel Road Junior School represented a current risk to the pupils,
which included ceiling collapses. The trust’s current intention is to acquire funding
to replace all the modular units on the site with a permanent building, which
includes funding from the government via a Building Schools fund. It is also
understood that other year groups from the Angel Road Junior School have been
relocated to the neighbouring St Clements Hill.

Representations 

16. Adjacent and neighbouring properties have been notified in writing. 2 letters of
representation have been received citing the issues as summarised in the table
below. All representations are available to view in full at
http://planning.norwich.gov.uk/online-applications/ by entering the application
number. 

17. Re-consultation occurred following the submission of revised plans and additional
details.

Issues raised Response 

Application looks like it is retrospective At the time of the site visit on 24 June 
2022 1 of the 2 buildings had been 
sited already (the building sited furthest 
south). Confirmation that both buildings 
have been installed was received on 22 
August 2022. 
Whilst it is regrettable that the school 
chose to undertake development before 
consent had been secured, the 
planning acts do allow for applications 
to be sought retrospectively.  The fact 
that the application is retrospective 
should not affect the assessment of the 
proposal one way of another.  

Complaints regarding how the trust has 
handled the wider situation in relation to the 
Angel Road Junior School.  

The concerns are noted, but are not a 
material planning matter 

The Junior School should be retained. Its 
closure and the proposed development 
would result in the loss of admissions which 
would equate to 210 across the seven year 
groups.  

See main issue 1 

Concerns that the buildings could become 
more permanent  

See main issue 1 

10 years temporary permission is too long See main issue 1 
Angel Road Infant School is too small for the 
extra pupils 

See main issue 1 

http://planning.norwich.gov.uk/online-applications/


Issues raised Response 

Some of the school playing field could be 
sold off 

There is no indication of this in the 
submission. If part of the playing field 
were to be sold off, then a change of 
use application may be needed for any 
proposed use of the land.  

Inconsistencies within the submission These have been addressed with the 
submission of the revised details  

Concerns regarding highway safety and 
potential removal of a tree next to the 
southern access. Car parking insufficient 

See main issue 5. 
More details have now been provided. 
No trees are proposed to be removed 
as part of this development. 

Impact upon adjacent Waterloo Park, a 
Historic Park and Garden 

See main issue 3 

Loss of playing area and conflict with DM8. See main issue 1 

18. Councillor Brociek-Coulton has objected, raising concerns about if there is enough
room for the children to have lunches in a separate hall or if they will have to have
their lunch in their classrooms.

Consultation responses 

19. Consultation responses are summarised below the full responses are available to
view at http://planning.norwich.gov.uk/online-applications/ by entering the
application number.

Fire Water Officer 

20. Proposed location of the fire hydrant is acceptable. Condition and informative
required.

Norfolk Gardens Trust 

21. No objection

Highways (local) 

22. Updated travel plan appears to be satisfactory and will assist sustainable travel.

23. The adjacent highway has extensive waiting restrictions that help to manage
parking and aid free flow of traffic and safer crossing points for children and
parents.

24. I have no objection with regards to the proposed modular classrooms

Historic England 

25. No response

http://planning.norwich.gov.uk/online-applications/


Norfolk police (architectural liaison) 

26. No objection. Supplied additional information regarding the safety of the buildings
and discussed the recommendations directly with the agent. Advice relates to
elements such as toughened glass and alarms.

Sport England 

27. No objection

28. The classrooms will not impact the use of the playing field, and meets exception 3
of their playing fields policy criteria.

Tree protection officer 

29. No objection with condition added regarding arboricultural supervision.

Assessment of planning considerations 

Relevant development plan policies 

30. Joint Core Strategy for Broadland, Norwich and South Norfolk adopted March
2011 amendments adopted Jan. 2014 (JCS)

• JCS1 Addressing climate change and protecting environmental assets
• JCS2 Promoting good design
• JCS3 Energy and water
• JCS6 Access and transportation
• JCS7 Supporting communities
• JCS12 The remainder of the Norwich urban area including the fringe

parishes
• JCS19 The hierarchy of centres

31. Norwich Development Management Policies Local Plan adopted Dec. 2014
(DM Plan)

• DM1 Achieving and delivering sustainable development
• DM2 Ensuring satisfactory living and working conditions
• DM3 Delivering high quality design
• DM5 Planning effectively for flood resilience
• DM6 Protecting and enhancing the natural environment
• DM7 Trees and development
• DM8 Planning effectively for open space and recreation
• DM9 Safeguarding Norwich’s heritage
• DM22 Planning for and safeguarding community facilities
• DM28 Encouraging sustainable travel
• DM30 Access and highway safety
• DM31 Car parking and servicing

Other material considerations 

32. Relevant sections of the National Planning Policy Framework July 2021
(NPPF):

• NPPF2 Achieving sustainable development



• NPPF3 Plan-making
• NPPF4 Decision-making
• NPPF8 Promoting healthy and safe communities
• NPPF9 Promoting sustainable transport
• NPPF11 Making effective use of land
• NPPF12 Achieving well-designed places
• NPPF14 Meeting the challenge of climate change, flooding and coastal

change
• NPPF15 Conserving and enhancing the natural environment
• NPPF16 Conserving and enhancing the historic environment

33. Supplementary Planning Documents (SPD)
• Open space & play space SPD adopted Oct 2015

Case Assessment 

34. Planning law requires that applications for planning permission must be determined
in accordance with the development plan unless material considerations indicate
otherwise. Relevant development plan polices are detailed above. Material
considerations include policies in the National Planning Framework (NPPF), the
council's standing duties, other policy documents and guidance detailed above, and
any other matters referred to specifically in the assessment below. The following
paragraphs provide an assessment of the main planning issues in this case against
relevant policies and material considerations.

Main issue 1: Principle of development 

35. Key policies and NPPF paragraphs – DM8, JCS7, NPPF section 8.

36. The application has now been accompanied by an updated Design and Access
Statement together with a statement from the school (Evolution Academy Trust).
The units are intended as a temporary measure to accommodate pupils from the
Angel Road Junior School. The statement indicates the Trust’s current intent to
replace the modular units with a permanent building, but no planning permission or
funding exists for this at present.

37. This application is not to close the Angel Road Junior School, it is only for the siting
of the 2 modular buildings at the Angel Road Infant School. Therefore, the future of
the Angel Road Junior School does not form part of your officers’ assessment of the
current application.   Any proposals to redevelop that site would need to be
assessed independently is an application for that purpose were to be made.

38. The applicants have requested a temporary period of 10 years, however this is
considered to be too long. The situation that the academy is in is appreciated,
however a shorter period of 5 years should be sufficient time to allow them to
acquire funding, draw up any proposals, formally submit them and commence any
building work required. The application is therefore being assessed on the basis of
a temporary permission for 5 years. Should an application be submitted for a
permanent extension to the school a more in-depth assessment of the capacity of
the site to accommodate the extra pupils in the long term would need be
undertaken.



39. Following discussions with the agent and applicant more information has been
received as to how the site would function with the extra pupils. The existing main
hall, dining room and pavilion all provide areas where pupils can have their lunch,
and there is enough space to accommodate them in sittings. Additional information
has been received in relation to the transport issues, which is discussed below.

Open Space and Recreation

40. The playing field is designated Open Space, and contains the school’s athletics
track, and two football pitches. The existing, and 2 units under consideration, are all
sited to the side of the formal markings. As such the modular units do not have a
direct impact upon the formal provision. The school is relatively well provided in
terms of outdoor space, with the large formal grassed area being accompanied by 2
tennis courts (currently unused), an informal grassed area and 2 hard landscaped
paly areas.

41. DM8 advises that “In assessing proposals for development on existing school
playing fields which involves the extension, expansion or redevelopment of school
buildings and facilities, significant weight will be given to the need to meet identified
local needs for school places over the plan period and beyond. Such development
will be supported and accepted where it meets the criteria in policy DM22.”

42. The temporary loss of the open space is not anticipated to have a significant impact
upon the quality or quantity of the open space available for the students. Whilst the
requirement is not because of identified local needs for school places there is an
identified need to accommodate the extra students.

43. Sport England have not raised an objection, with their consultation comments
identifying that the proposal would; not reduce the size of any playing pitch, result in
the inability to use any playing pitch, reduce the sporting capacity of the playing
field, result in the loss of any ancillary facilities, or prejudice the use of the
remaining playing field. Sport England normally oppose applications which would
lead to the loss of part of a playing field unless the development meets an
exception in their playing fields policy. Due to the above, the proposal meets
exception 3 in their policy, and therefore Sport England are not objecting.

Conclusion

44. The concerns raised by the representations are noted and appreciated, however
they largely focus on the wider matter of the use of the Angel Road Junior School,
which is not the subject of this application.

45. With no objection from Sport England and no direct impact upon the playing pitches
or ancillary facilities, the impact upon the sporting facilities at the site is considered
be acceptable.

46. The temporary siting of the modular units, together with the increase in student
numbers are acceptable in principle at this site, with the site large enough to
accommodate them. The other main issues are discussed in more depth below,
however the site is considered

Main issue 2: Design 

47. Key policies and NPPF paragraphs – JCS2, DM3, NPPF paragraphs 124-132.



48. The modular units are not easily viewable from any public viewpoint. Limited views
can be gained from rear windows of nearby dwellings and from within the school
grounds. Given the temporary nature of the proposals, the functional design is
considered acceptable.

49. The proposals are enhanced by the use of timber for the skirting around the base of
the units and the steps and access ramp, in comparison to a less sensitive material.
The finish would be green, which draws upon the wider colour palette of the playing
field and boundary treatments, minimising their impact.

Main issue 3: Heritage 

50. Key policies and NPPF paragraphs – JCS2, DM9, NPPF paragraphs 184-202.

51. Sections 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act
1990 place a statutory duty on the local authority to have special regard to the
desirability of preserving listed buildings or their setting or any features of special
architectural or historic interest which they possess and to pay special attention to
the desirability of preserving or enhancing the character or appearance of
conservation areas. Case law (specifically Barnwell Manor Wind Energy Ltd v East
Northamptonshire DC [2014]) has held that this means that considerable
importance and weight must be given to the desirability of preserving the setting of
listed buildings and conservation areas when carrying out the balancing exercise.

52. The school building in locally listed and appears largely unaltered. It sits lower than
the main playing field, and the site of the modular buildings. The main school
building which fronts the playing field is not a principal elevation and there are
several small outbuildings sited along this south- west side. This elevation is
therefore less sensitive in terms heritage value, as the views are frequently
interrupted.

53. Waterloo Park is a Grade II* Historic Park and Garden. It is sited to the north of the
location of the modular buildings, with a relatively significant row of hedges and
trees bordering the site. As single storey flat roofed units the buildings visual impact
is reduced and would be largely screened from view from within the park, even in
the winter months. Whilst they do not represent a particularly high-quality design,
their impact upon the heritage asset is considered to be low. Furthermore, the units
are temporary, and so any impact is also temporary.

54. The proposal would therefore have some limited impact upon the heritage assets,
but this is limited to less than substantial harm.

Main issue 4: Amenity 

55. Key policies and NPPF paragraphs – DM2, DM11, NPPF paragraphs 8 and 127.

56. The units are sited alongside the existing school buildings and hard landscaping.
The nearest residential neighbours are some 90m away. The direct impact from the
new classrooms is not anticipated to have a significant impact upon any residential
neighbour.

57. The additional staff and student numbers will have some impact, however given
that the proposal would result in 2 additional years groups on top of the existing 4
schools years and nursery, the change is not anticipated to have an overall



significant impact beyond that already experienced from the school. Due to the 
nature of schools, the noise impact will primarily be restricted to school hours and 
school term time, restricting the impact further.  

Main issue 5: Transport 

58. Key policies and NPPF paragraphs – JCS6, DM28, DM30, DM31, NPPF paragraphs
8, 102-111.

59. Additional information has been submitted after discussions were had with the agent
and applicant. Information now includes 2 documents titled Travel Plans, one of which
identifies a potential area for additional visitor and staff cycle parking, and another
area for student cycle and scooter parking. No further details have been provided, but
sufficient information has been submitted to allow an informed assessment of any
future details to be submitted, and to ensure that they can provide the extra storage
within the wider site.

Main issue 6: Flood risk 

60. Key policies and NPPF paragraphs – JCS1, DM5, NPPF paragraphs 155-165.

61. DM5 advises that within critical drainage catchment areas proposals which involve
new buildings or hardstanding should ensure that adequate and appropriate
consideration has been given to mitigating surface water flood risk. The units would
be served with soakaways for any surface water and connect to the existing foul
sewerage.

62. The modular unit to the north (building two) is located on an existing hard standing
area, used as a playground. The unit to the south is sited on land which was just
treated with amenity grass.

63. The units have been installed using a slab and jacks system, with a timber slatted
hit and miss skirt. This results in the area below the units being somewhat open for
ventilation, but also for any surface water. The submitted details advise that the
units are served with new soakaways, details have not yet been submitted.

64. With a condition requesting that suds details are submitted and agreed upon, the
level of mitigation is considered to be acceptable, complying with DM5.

Main issue 7: Trees 

65. Key policies and NPPF paragraphs – JCS1, DM7, NPPF paragraphs 170 and 175.

66. There is anticipated to be no direct impact upon trees from the proposed modular
buildings.

67. The proposed seating area is close to a Lime Tree, which sits at the top of the
bank. A submitted plan shows that a small section would encroach into the Root
Protection Area (RPA). Following a response from the Tree Officer the impact is
anticipated to be relatively small and can be mitigated against with the imposition of
a condition requesting that there is arboricultural supervision when any works within
the RPA occur. With this condition the proposal is considered to comply with DM7.



Compliance with other relevant development plan policies 

68. A number of development plan policies include key targets for matters such as
parking provision and energy efficiency. The table below indicates the outcome of
the officer assessment in relation to these matters.

Requirement Relevant policy Compliance 
Cycle storage DM31 Yes subject to condition 
Car parking 

provision DM31 Yes subject to condition 

Refuse 
storage/servicing DM31 Yes subject to condition 

Sustainable 
urban drainage DM3 & DM5 Yes subject to condition 

69. Assessment of Impacts under the Conservation of Habitats & Species
Regulations 2017 (as amended)

Site Affected:  (a) Broads SAC/Broadland Ramsar

(b) River Wensum SAC

Potential effect:  (a) Increased nitrogen and phosphorus loading

The application represents a ‘proposal or project’ under the above regulations.  Before 
deciding whether approval can be granted, the Council as a competent authority must 
undertake an assessment to determine whether or not the proposal is likely, either on its 
own or in combination with other projects, to have any likely significant effects upon the 
Broads SAC, and if so, whether or not those effects can be mitigated against. 

The Council’s assessment is set out below and is based on advice contained in the letter 
from Natural England to LPA Chief Executives and Heads of Planning dated 16th March 
2022. 

(a) Broads SAC/Broadland Ramsar

Does the plan or project create a source of water pollution or have an impact on water 
quality (e.g. alters dilution)? AND 

Is the plan or project within the hydrological catchment of a habitats site which includes 
interest features that are sensitive to the water quality impacts from the plan or project? 

Answer: NO 

The proposal is to accommodate students from the school opposite and will not impact 
upon the number of students across the catchment and will therefore not impact upon 
water quality in the Broads SAC/Broadland Ramsar. 

Conclusion: It is not necessary to carry out an assessment under the Habitats regs 

(b) River Wensum SAC



Does the plan or project create a source of water pollution or have an impact on water 
quality (e.g. alters dilution)? AND 

Is the plan or project within the hydrological catchment of a habitats site which includes 
interest features that are sensitive to the water quality impacts from the plan or project? 

Answer: NO 

The proposal does not:- 

- Result in an increase in overnight accommodation in the catchment area of the
SAC;

- By virtue of its scale, draw people into the catchment area of the SAC
- Result in additional or unusual pollution to surface water as a result of processes

forming part of the proposal.

In addition, the discharge for the relevant WwTW is downstream of the SAC. 

Consequently, the proposal would not result in an increase in nutrients flowing into the 
SAC in the form of either nitrogen or phosphorous. 

Conclusion: It is not necessary to carry out an assessment under the Habitats regs. 

Equalities and diversity issues 

70. There are no significant equality or diversity issues. Both modular buildings will be
served with ramped accesses along with steps.

Local finance considerations 

71. Under Section 70(2) of the Town and Country Planning Act 1990 the council is
required when determining planning applications to have regard to any local finance
considerations, so far as material to the application. Local finance considerations
are defined as a government grant or the Community Infrastructure Levy. Whether
or not a local finance consideration is material to a particular decision will depend
on whether it could help to make the development acceptable in planning terms. It
would not be appropriate to make a decision on the potential for the development to
raise money for a local authority. In this case local finance considerations are not
considered to be material to the case.

Conclusion 

72. The development is in accordance with the requirements of the National Planning
Policy Framework and the Development Plan, and it has been concluded that there
are no material considerations that indicate it should be determined otherwise.

Recommendation 

To approve application 22/00728/F at Angel Road Infant School and grant planning 
permission subject to the following conditions: 

1. Standard time limit;
2. In accordance with plans;
3. SUDS details;



4. Arboricultural supervision;
5. Submission parking/ cycle/ bin storage details;
6. Provision of fire hydrant.















Appendix A - List entry Waterloo Park
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