
REF NO: BLR/2017/0003/PIP   RECOMMENDATION: APPROVAL 
 
LOCATION: Former Malthouse,  
           Land South of Norwich Road, Dereham 
 
PROPOSAL: The net number of dwellings which the Council considers the land is capable 
of supporting is between 53 and 75 dwellings. 
 
BROWNFLIELD LAND REGISTER SITE REFERENCE: BLR_20 
 
CASE OFFICER: James Mann 
 
 
KEY ISSUES  
 

- Principle of development 
- Contaminated land  
- Historic Environment  
- Flood Risk  
- Protection of Amenity 

 
DESCRIPTION OF DEVELOPMENT 
 
The report seeks for the site to be placed on Part 2 of the Brownfield Land Register and be 
granted permission in principle for the construction of between 53 and 75 dwellings.  
 
SITE AND LOCATION 
 
The site lies within the Settlement Boundary of the town of Dereham. The site is located 
close to the town centre and is an area of primarily vacant and derelict land that includes 
areas of hard standing and the foundations of previous structures.  
 
EIA REQUIRED 
 
The adjoining application was screened under the Town and Country Planning 
(Environmental Impact Assessment Regulations) 2011 (as amended). In the screening 
opinion issued the Council decided that the proposals were unlikely to lead to significant 
environmental impacts and, as such, no environmental impact assessment was required.  
 
No formal screening opinion has been issued for this site. If the Local Planning Authority 
identifies at the technical details stage that the development proposal should be subject to 
Environmental Impact Assessment (EIA), the grant of permission in principle remains valid. 
The specific requirements set out in the EIA regulations and other legislation relating to EIA 
development must then be met before technical details consent can be granted.  
 
HABITATS ASSESSMENT  
 
The site is not considered to have a significant effect on a qualifying European site, and is 
not directly connected with, or necessary to, the management of any site.  
 
 
 
 
 



RELEVANT SITE HISTORY 
 
D1 – The Old Maltings – Land amounting 6 hectares (including this site) is allocated through 
the Adopted Site Specific Policies and Proposals Development Plan Document for 180 
dwellings.  
 
Adjacent site 
3PL/2016/1454/H - Application to repair & refurbish the Maltings and erect 127 dwellings, 
garages and associated works. The application has resolution to grant subject to a section 
106 agreement.  
 
POLICY CONSIDERATIONS 
 
The following policies of the adopted Breckland Core Strategy and Development Control 
Policies and the adopted Site Specific Policies and Proposals Document, including the 
Proposals Maps, have been taken into consideration in the determination of this proposal. 
The provisions of the National Planning Policy Framework have also been taken into 
account, where appropriate  
 
Policy SS1: Spatial Strategy  
Policy DC2: Principles of New Housing 
Policy DC1: Protection of Amenity 
Policy D1: The Old Maltings 
 
CONSULTATIONS 
 
Breckland Tree and Countryside Consultant 
No objections subject to a tree survey of the site being undertaken to identify constrains and 
to help determine layout.  
 
Breckland Economic Development/ Inward Investment Team 
Hope that with a development of this size local trades people and suppliers will be utilised at 
every opportunity allowing employment of local people and turnover of profits to local 
businesses. 
 
Breckland Environmental Health Officers 
Noise mitigation measures to ensure that the proposed houses are not adversely affected by 
the existing noise climate or the proposed use of the Maltings. 
  
Breckland Contaminated Land Officers 
It is noted that the site is one where contaminants are likely to be owing to its past use. No 
objections, subject to the application of comments made to the adjacent site’s planning 
permission (3PL/2016/1454/H) being applied.  
 
Breckland Housing Enabling Officer  
No objections subject to the development being in accordance with policy DC4.  
 
Breckland Historic Buildings Consultant 
Refer to the 2017 Historic Characterisation Study where applicable. 
 
Breckland Air Quality Officer 
For a development of this size an Air Quality Assessment will be required to assess the 
impact of the development on the town centre.  
 
 



Norfolk County Council Natural Environment Team  
A Preliminary Ecological Appraisal of the site prior to planning permission being granted. A 
Preliminary Roost Assessment of the buildings and trees prior to planning permission being 
granted.  
 
Norfolk County Council Lead Local Flood Authority  
Our view is that this level of local flood risk does influence the principle of development at 
this location and our advice would be that permission in principle is not granted for this site. 
Our view is that development should be limited to the existing building footprints and same 
risk vulnerability classification ‘Low Risk’ as defined by Planning Practice Guidance 
Paragraph: 066 Reference ID: 7-066-20140306. In addition, any application for development 
must show that it does not increase risk elsewhere and on this site we believe that 
demonstrating this would require detailed modelling work. Finally whilst a surface water 
drainage solution may be available it would require further investigation by the applicant prior 
to submitting their application. 
 
Norfolk County Council Highways  
The County Council, in relation to highway matters, would have no objection to this land 
being included in the Brownfield Land Register and therefore being granted approval in 
principle.  
 
As you will be aware the proposed development to the west has been granted planning 
permission. These sites should be developed comprehensively to ensure a continuous road 
from Greenfields Road though this site and the development to the west to Norwich Road is 
provided. Development of this site would also need to consider walking routes to local 
services, including the schools / colleges and bus stops. This may require provision of a 
controlled pedestrian crossing on Crown Road and footway improvements to nearby bus 
stops. 
 
Norfolk County Council Obligations  
Seek contributions towards Education, Fire Service, Library Provision and Green 
Infrastructure.  
 
Natural England  
No objections. The site will not impact on any Special Scientific Interest or significant area of 
Best and Most Versatile agricultural land and we, therefore, have no specific comments to 
make. Natural England confirm that they do not need to be consulted on the technical details 
consent for the site.  
 
Environment Agency  
Consider that the site is not suitable in principle for residential development and we advise 
against permission in principle due to the fact the site is located above a Principle Aquifer 
and within a Source Protection Zone 2 (SPZ). The applicant should provide a Preliminary 
Risk Assessment (PRA), including a Desk Study, Conceptual Site Model and initial 
assessment of risk, to satisfactorily demonstrate to the Local Planning Authority that the risk 
to controlled waters has been fully understood and can be addressed through appropriate 
measures.  
 
Historic England 
The site itself contains no designated heritage assets but it is located to the east of Dereham 
Maltings which is Grade II* listed and is a very rare and complete survival of a medium sized 
Maltings. Dereham Maltings is also on the 2017 Heritage at Risk Register.  
 
Historic England has no objection to this site being added to Part 2 of the Brownfield 
Register provided that provision is made to ensure that development of the site considers its 



context and proximity to this nationally important building. Appropriate building heights and 
densities should be used to protect the setting of Dereham Maltings and to ensure its 
significance is conserved. We therefore recommend that the presence of these heritage 
assets and the need for development to have regard for Dereham Maltings and its setting is 
added to the notes column of the register. There may be opportunities to improve views of 
the Maltings from the south as part of the development of this brownfield site. 
 
Mid Norfolk Railway 
No objections subject to conditions regarding containment and control of surface water run 
off and no soakaways being constructed within 3 meters of the MNR statutory fence line.  
 
REPRESENTATIONS 
 
Two representations were made during the consultation which highlighted issues of flood 
risk, traffic within the town, issues around infrastructure and the impact upon the historic 
environment. It is also highlighted that regard need to be had to the neighbouring properties 
during construction, with specific concern around pile driving.  
 
ASSESSMENT NOTES 
 
The proposal is referred to Planning Committee as it seeks to place the site on Part 2 of the 
Brownfield Register, and, therefore grant Permission in Principle. 
 

- Principle of development 
 
It is proposed that the site is placed on Part 2 of the Brownfield Land Register and granted 
Permission in Principle for between 53 and 75 new dwellings within the settlement boundary 
of the town of Dereham. The redevelopment of the site for housing is acceptable in principle 
in accordance with Core Strategy Policy DC2 (Principles of New Housing) and paragraphs 
47-55 of the National Planning Policy Framework. Core Strategy Policy SS1 identifies 
Dereham as a market town, which over the plan period is identified for significant 
employment growth to enhance its position as the administration centre of Mid-Norfolk.  
 
The site forms part of Policy D1 as set out within the Site Specific Policies and Proposals 
Development Plan, an allocation for 180 dwellings. The land adjacent to the application (the 
remainder of the allocation D1) (3PL/2016/1454/H), has resolution to grant subject to a 
section 106 agreement. The development of this site is in conformity with Policy DC1.  
 
Paragraph 17 of the National Planning Policy Framework (NPPF) is also relevant to this 
proposal in that one of the core land-use planning principles which should underpin both 
plan-making and decision-taking is identified as being to encourage the effective use of land 
by re-using land that has been previously development (brownfield land) provided that it is 
not of high environmental value. The redevelopment of this site would support this aim.    
 

- Contaminated Land  
 
The Council’s Contaminated Land Officer has raised no objections, subject to conditions. In 
order to address environmental concerns it is recommended that a desk study and risk 
assessment be carried out on the site. This should then be followed by a site investigation 
and risk assessment to determine the nature and extent of any contamination. A detailed 
remediation scheme would be required to bring the site to a condition suitable for the 
intended use by removing unacceptable risks to human health, buildings and other property, 
and the natural and historic environment. This scheme must be carried out in accordance 
with its terms prior to the commencement of development. This is addressed in Technical 
Details Consent Key Development Consideration 1.   



  
- Historic Environment  

 
Whilst the site itself contains no designated heritage assets, it is noted that the site is located 
east of the Maltings which is Grade II* listed and is a very rare and complete survival of a 
medium sized Maltings. Technical Details Consent Key Development Consideration 8 
addresses the concerns raised by Historic England.  
 

- Flood Risk  
 
The Lead Local Flood Authority highlighted that a proportion of the site is subject to surface 
water flow or ponding, and/or local flood risk. It is also highlighted that the site is further 
constrained due to being situated within groundwater source Protection Zones 2 and 3.  
 
Whilst the Lead Local Flood Authority advise that permission in principle should not be 
granted for this site, it is considered that the principle of development on this site is already 
established through the saved allocation in the Site Specific Policies and Proposals DPD 
(2012). Technical Details Consent Key Development Consideration 6 sets out that any 
application for development must show that it does not increase flood risk elsewhere and 
that further work be undertaken regarding a surface water drainage solution.  
 
The Environment Agency also advise against permission in principle on the site due to the 
fact the site is located above a Principle Aquifer and within a Source Protection Zone 2 
(SPZ). In order to address the concerns Technical Details Consent Key Development 
Consideration 11 sets out that the further information required by the Environment Agency 
should be provided at the Technical Details Consent stage.  
 

- Planning Obligations  
 
Whilst no obligations can be placed as conditions on Permission in Principle consents, the 
Government’s Planning Practice Guidance indicates that it is possible to seek to enter into a 
Section 106 agreement at the subsequent Technical Details Consents stage. This offers the 
opportunity to address wide infrastructure needs at this point by seeking contributions to 
assist in mitigating the impacts of the development. 
 

- Conclusion 
 
The development is acceptable in principle given the site lies within the Settlement Boundary 
for Dereham. Whilst both the Lead Local Flood Authority and the Environment Agency have 
advised against granting permission in principle, both have set out what information would 
need to be provided in order to alleviate concerns. These are issues that would need to be 
addressed through the Technical Details Consent application and have been expressed 
through the Technical Details Consent Key Development Considerations, which should be 
given due regard.  
 
TECHNICAL DETAILS CONSENT KEY DEVELOPMENT CONSIDERATIONS  
 
In accordance with Planning Practice Guidance (Paragraph: 019 Reference ID: 58-019-
20170728) Local Planning Authorities can inform applicants about what they expect to see at 
the Technical Details Consent stage. The following set out the matters that Breckland 
Council would like to see addressed at the Technical Details Consent stage regarding this 
proposal:  

 
1. A desk study, site investigation and risk assessment should be carried out to 

determine the risk of any contamination on the site, irrespective of whether it 



originates on the site. Following this, a detailed remediation scheme should be 
developed to bring the site to a condition suitable for the intended use by removing 
unacceptable risks to human health, buildings and other property and the natural and 
historical environment. 
 

2. A Preliminary Ecological Appraisal of the site would be expected to be carried out on 
the site. 

 
3. A Preliminary Roost Assessment of the buildings and trees would be expected to be 

carried out; 
 

4. For a development of this size an Air Quality Assessment would be expected to be 
carried out in order  to assess the impact of the development on the town centre;  

 
5. The scheme would be expected to include full scheme of mitigation to ensure that the 

proposed houses are not adversely affected by the existing noise climate or the 
proposed use of the Maltings;  

 
6. Any application should show that development does not increase flood risk 

elsewhere on this site and further investigation carried out in regards to a surface 
water drainage solution. This should be carried out to the satisfaction of the Lead 
Local Flood Authority;  
 

7. A tree survey would be expected to be carried out to identify constrains and to help 
determine layout;  

 
8. Development should consider the context and proximity to the Grade II* listed 

Maltings building; appropriate building heights and densities should be used to 
protect the setting of and ensure its significance is conserved ; 

 
9. Development of this should be developed comprehensively to ensure a continuous 

road from Greenfields Road through this site to Norwich Road. Development of this 
site should also consider walking routes to local services, including the schools / 
colleges and bus stops. This may require provision of a controlled pedestrian 
crossing on Crown Road and footway improvements to nearby bus stops; 

 
10. Soakaways should not be constructed within 3 meters of the MNR statutory fence 

line. 
 

11. A Preliminary Risk Assessment, including a Desk Study, Conceptual Site Model and 
initial assessment of risk, to satisfactorily demonstrate to the Local Planning Authority 
that the risk to controlled waters has been fully understood and can be addressed 
through appropriate measures.  
 
 

RECOMMENDATION 
 
Under the Town and Country Planning (Brownfield Land Register) Regulations: It is 
recommended that the transfer of the site from Part 1 to Part 2 of the Council’s Brownfield 
Register be APPROVED and Permission in Principle granted for between 53 and 75 
dwellings on the former Malthouse site.  
 
 


