
 

 

 

 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2017/1576/D CASE OFFICER Debi Sherman

LOCATION: CROXTON APPNTYPE: Reserved Matters
Norwich Road, POLICY: In Settlemnt Bndry
Croxton ALLOCATION: N

CONS AREA: N

APPLICANT: Hopkins Homes Limited
Melton Park House Scott Lane

LB GRADE: N

AGENT: Hopkins Homes Limited
Melton Park House Scott Lane

TPO: N

PROPOSAL: Reserved Matters Application for approval of details of appearance, scale, layout,
landscaping, and detailed access works for the construction of 343 residential dwellings and
Local Centre (incorporating Police Beat Base (Class D1), local food convenience store (Class
A1), Additional retail unit(s)(Classes A1, A2, A3 and or A5) and local domestic recycling point)
with associated vehicle parking, servicing area, garages, roads, footpaths/ cycleways,bus
infrastructure, public open spaces, drainage infrastructure and other associated works in
respect of part of Sub-Phase 1a of Outline Planning Permission 3PL/2011/0805/O (as
amended)

REASON FOR COMMITTEE CONSIDERATION

The application relates to a major development of strategic significance and is presented to committee for
determination.

KEY ISSUES

- Principle of Development
-  Layout
- Scale
- Appearance
- Access
-  Other matters

DESCRIPTION OF DEVELOPMENT

The reserved matters planning permission deals with part of Sub-Phase 1A of Phase 1 of the Thetford
Sustainable Urban Extension.  Phase 1a is identified as providing 450 dwellings, a neighbourhood centre,
highway junctions improvements, strategic open space and a primary school.

This application specifically deals with the erection of 343no. dwellings,the neighbourhood or Local Centre,
proposed areas of public open space, both strategic and specific to the phase as well as the estates road,
cycleways, footpaths, associated bus infrastructure, drainage works, domestic recycling point and other
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associated infrastructure necessary to bring forward this part of Phase 1a.

A Design Brief was required to be submitted concurrently with the reserved matters application.  The Brief
goes beyond the extent of this reserved matters application and deals with Phase 1a in its entirety.
Nevertheless, it is relevant to the consideration of this application.

In terms of the scope of this particular reserved matters application the proposal deals with all reserved
matters relating to the part of Phase 1a as set out in the description of development  assessing the layout,
scale, appearance, landscape and the detailed access works that were not considered strategically at outline
stage.

 Residential

Consent is sought for 343no. residential dwellings. The dwelling mix is set out below:

 Market Housing                                                    Affordable Housing

one bed flat         18no.                                               one bed flat            12no.
two bed flat          16no.                                               two bed flat             nil
two bed house     33no                                                two bed house        23no.
three bed house  146no.                                              three bed house    14no.
four bed house     75no.                                               four bed house       2no
five bed house      4no.                                                 five bed house       nil

TOTAL -               292no                                                                             51no

The area subject of this application was defined as the Red House Character Area in the Design and Access
Statement (addendum) approved under the outline permission.  The overriding character is one of a
suburban style of development consisting of a broad range of residential building types including detached,
semi detached and terraced homes. There are also blocks of flats provided to accommodate one and two
bedroom properties as smaller housing units have been identified as being sought via the housing needs
survey assessment work.   There would be several apartment blocks but the dominant typology of built form
would be of a two or three storey domestic scale relating well to the key characteristics of Thetford.

Heights are identified as follows:

Two storey buildings - 7.2 - 9.5 m
Two and half storey buildings - 9.5 - 11.3 m
Three storey buildings - 11.2 - 12 m

The S106 agreement signed in connection with the outline permission states that 15% of the first 500 new
homes within the SUE will be affordable housing.  The number of new affordable homes  proposed within this
part of  Sub-phase 1a is  51 dwellings as set out above.  The tenure will be split 31no. for rent and 20no. for
intermediate housing.

 Vehicular Access

The development would be accessed  from the A1075. The principle access or Main Street Corridor would be
taken from the new road junction across the A1075 'Primary Road'  and would provide the main linkages into
the other parts of Phase 1a in a northerly and easterly direction. The Main Street would be at a width of 6m.
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Secondary Streets at 4.8m in width would feed off into the development to the shared space Tertiary Streets
(4m in width) which would provide another level of access to the residential development.

 Bus Links

The Main Street and Secondary Streets would provide the bus route linkages down into the approved
Alternative Bus Link Corridor at Joe Blunt's Lane.  This application would only provide the required
connections but not the Bus Link Corridor itself which is captured under a requirement of the outline planning
permission.

 Pedestrian and cycle links

The Main Street and Secondary Streets would incorporate 2 m and 1.5 m wide  (respectively) footpaths to
facilitate pedestrian access.  The Tertiary Streets would facilitate shared space to private dwellings.  There
was a Pedestrian Route Parameter Plan was which approved as part of the outline consent and the detailed
layout has close regard to the approved principle pedestrian routes approved at that stage.  A more detailed
pedestrian route plan has also been provided demarcating a more detailed level of pedestrian routes through
the development.   The principle pedestrian routes would also provide the primary cycle links provided onto
the A1075 with direct access into Thetford.

 Public Open Space, Green Infrastructure and Drainage features

Full landscaping details have been provided as part of the reserved matters application with a Landscape
Framework Plan identifying the main types of open space and green infrastructure on site.  This
demonstrates the locations of bio swales, green corridors, semi-natural open space, parks and amenity
green spaces, hedges and ornamental tree planting.

In accordance with the approved Public Open Space and Green Infrastructure Parameter Plan  one of the
areas of semi-natural open space  would be provided in the form of the Strategic Open Space, including
surface water detention areas, along the southern boundary of the site linking into the existing green
infrastructure network surrounding Joe Blunt's Lane. Further to this there would be a central area of public
open space facilitating preservation of a number of mature trees within the site.  This, together with green
corridors and mature trees on the western boundaries that are adjacent to the railway line to the west form
the principle elements of the green infrastructure on site. There would also be a central drainage feature and
LEAP within a semi natural setting to the south of the Main Street and an area of open space around the
Neighbourhood Centre fronting onto the Primary Road (A1075).

 Local Neighbourhood Centre

The proposed Local Centre would provide a facility agreed at outline stage for Phase 1 of the SUE
development.  It is shown as a two storey building with flats at first floor and a mixture of retail, professional
services, restaurant and/or takeaways uses and 'beat base' or neighbourhood policing facility provided.  The
Local Centre would be located off the Main Street and would be visible from the Primary Road and as such
would serve the development itself as well as providing a facility for passers by.  It would have associated
parking and servicing facilities and would be readily accessible by all modes of transport.

SITE AND LOCATION

The application site comprises an area of agricultural land on the northern edge of Thetford.   The site is
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currently used for arable purposes.

The site is bounded in all directions by mature trees; to the south there is a substantial planting belt that
delineates the agricultural land to the north from the built up edge of Thetford and Joe Blunt's Lane.

The site is currently punctuated by a field hedge which contains a number of mature trees.  To the west of
the site is the railway line also bounded by a mature hedgerow.  To the east lies the A1075 Norwich Road.  In
the south eastern corner of the site is a residential care home known as the Red House.  Further to the south
east of the site on the other side of Norwich Road lies a retail superstore with junction opposite the Red
House and entrance to Joe Blunt's Lane.

EIA REQUIRED

The outline application 3PL/2011/0805 was accompanied by an Environmental Statement and considered in
light of the Environmental Impact Assessment (EIA) Regulations 2011.  This reserved matters submission is
considered to fall within the scope of the updated EIA Regulations 2017.  This reserved matters submission
follows the principles set by the outline permission  and therefore a further Environmental Statement has not
been requested.

RELEVANT SITE HISTORY

3PL/2011/0805/O - CROXTON & KILVERSTONE Land North of Thetford - Comprehensive mixed use urban
extension (up to 5000 dwellings, 22.5ha of employment land, local centres, 3 primary schools, green
infrastructure, playing fields, other amenity areas & means of access) - Approved -  27-11-15.

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 application.  The provisions of the National Planning Policy
Framework and National Planning Policy Guidance  have also been taken into account, where appropriate

CP.01 Housing
CP.04 Infrastructure
CP.05 Developer Obligations
CP.08 Natural Resources
CP.09 Pollution and Waste
CP.10 Natural Environment
CP.11 Protection and Enhancement of the Landscape
CP.12 Energy
CP.13 Accessibility
DC.01 Protection of Amenity
DC.02 Principles of New Housing
DC.04 Affordable Housing Principles
DC.11 Open Space
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DC.12 Trees and Landscape
DC.13 Flood Risk
DC.14 Energy Efficiency
DC.15 Renewable Energy
DC.16 Design
DC.19 Parking Provision
NP Neighbourhood Plan
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance
SS1 Spatial Strategy
TH20 Thetford Urban Extension Strategic Design Principles
TH21 Locally Distinctive Features of the Landscape
TH25 Walking and Cycling

OBLIGATIONS/CIL

The S106 obligations for this development are set out within a S106 legal agreement approved as part of
3PL/2011/0805/O.

CONSULTATIONS

THETFORD T C
The design layout has omitted to address the connectivity with the major supermarket directly opposite the
site and this needs to be addressed. It is unclear how the various needs of the residents are to be provided
and financed in particular:cemetery,doctors,dentist,allotments and community hub.
NORFOLK COUNTY COUNCIL HIGHWAYS
Revisions required to various aspects of the layout to make the scheme acceptable.
FLOOD & WATER MANAGEMENT TEAM
The applicant has submitted revised details for this site with revised highways proposals, as well as revised
pedestrian measures and increased number of affordable housing. However the changes made to the
proposal in this re-submission do not affect the drainage strategy for this site, which remains the same. No
objections are raised to the proposed drainage strategy for this site.
HISTORIC BUILDINGS CONSULTANT
No objection on the basis that the proposed development will not impact on any above ground heritage
assets.
TREE AND COUNTRYSIDE CONSULTANT
A tree survey, implication assessment, tree protection plan and method statement is required.
HOUSING ENABLING OFFICER
The proposals now appear to meet, or fall insignificantly short of, the space standards required. No further
comments on this issue
ECONOMIC DEVELOPMENT

BRECKLAND COUNCIL - PLANNING COMMITTEE - 4th June 2018

COMREPORT (ODB-Ocella One Click Agenda/Officer report)



The delivery of Sub-Phase 1a of the proposed KingsFleet sustainable Urban Extension will make an
important contribution to the Economic Development of Greater Thetford, providing local housing supporting
expansion of economic activity in Thetford and the wider A11 economic corridor. Sufficient availability of
housing is an important factor considered by businesses and industrial developers considering making an
investment in the area and this is an important first step in this key housing development.
KIRSTY MALLETT, LAND MANAGEMENT OFFICER
If the applicants wish to request the Council to consider whether or not they wish to be the nominated body
for the Public Open Space they should make contact with Facilities Management to discuss. However, BDC
are not a drainage authority and Facilities Management would not want to be responsible for the drainage
infrastructure or an open space that includes any drainage features such as storage lagoons, ponds,
underground storage tanks/pipes or soakaways.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
The application relates to a sub-phase of a site which was subject to an Environmental Statement (Wardelll
Armstrong; June 2011) submitted at the time of the Outline Planning Permission (3PL/2011/0805/O).
Legislation, best practice and planning policies have been amended since the ecology surveys were carried
out and the ecology chapter of the Environmental Statement was produced. The Environment Statement
needs to therefore be updated at this stage.
ENVIRONMENTAL HEALTH OFFICERS
Condition 40 of 3PL/2011/0805/O states Prior to the commencement of each phase or sub-phase, or such
longer period as may be agreed, a detailed scheme of measures to mitigate the impact of traffic noise from
the A11 trunk road, railway line or noise from the proposed employment development on noise sensitive
development such as residential properties, shall be submitted to and agreed in writing by the Local Planning
Authority. The agreed measures shall be implemented and carried out in full prior to the first occupation of
the noise sensitive development concerned. Reason for condition In the interests of the amenities of future
occupants. Although there is some information regarding expected noise levels for the whole development
submitted at the outline stage I was unable to find a detailed scheme as described in the above condition
submitted with this application. I am particularly concerned to see the detailed scheme in relation to the
proposed properties adjacent to the existing railway line. Condition 13 also refers to the submission of a
Construction Method Statement which is required prior to development. The Environmental Protection Team
would like to be consulted on this when it is submitted in order to ensure that suitable mitigation measures
with respect to noise, dust etc are in place to protect existing residential properties adjacent to the site.
CONTAMINATED LAND OFFICER
Recommend that the same conditions are imposed on the reserved matters application as on the outline
planning permission.
AIR QUALITY OFFICER
For a development of this size an Air Quality Assessment will be required to assess the impact of the
development, in particular traffic related emissions of NO2 and Particulate Matter along the roads serving the
town centre
HIGHWAYS ENGLAND
No objection
ENVIRONMENT AGENCY
We have reviewed the information as submitted and wish to make the following comments. Surface Water
Management We previously commented on the outline application at this site (ref 3PL/2011/0805/O) and
recommended surface water flood risk conditions (EA letter dated 28th August 2012 ref AC/2011/115178/02).
We are no longer a statutory consultee for surface water flood risk. We recommend that you consult the Lead
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Local Flood Authority for their comments regarding surface water management at this site. Groundwater and
Contaminated Land The site is underlain by a Principal Chalk Aquifer, within the Water Framework Directive
(WFD) Cam and Ely Ouse Chalk groundwater body. Principal aquifers are geological strata that exhibit high
permeability and provide a high level of water storage. They support water supply and river base flow on a
strategic scale. The site is located within a Source Protection Zone (SPZ), namely SPZ2 and 3. The River
Thet and pond/drains are located approximately at 350m and 80m, respectively to the south east of the site.
Therefore, we consider the site to have high sensitivity with respect to controlled waters. Due to the
environmental sensitivity of this site we recommended groundwater and contaminated land conditions in our
response (letter dated 28th August 2012 ref AC/2011/115178/02) to the outline application 3PL/2011/0805/O.
The information provided as part of this outline application does not discharge these conditions and therefore
our previously recommended groundwater and contaminated land conditions remain pertinent.
HISTORIC ENGLAND
No comment
RAMBLERS ASSOCIATION:  NORFOLK AREA
No comment
NATURAL ENGLAND
The proposed application is unlikely to have significantly different impacts on the natural environment than
the original proposal. Should the proposal be amended in a way which significantly affects its impact on the
natural environment then, in accordance with Section 4 of the Natural Environment and Rural Communities
Act 2006, Natural England should be consulted again.
R S P B
Whilst we have no objection to this proposal in principle, we would like to draw your attention to the section
106 agreement that forms part of the outline permission (ref: 3PL/2011/0805/O). This requires the provision
of ecological mitigation land both on-site and off-site, plus the provision of ecological management plans for
these sites, with the offsite plan requiring approval in writing from the Council, in consultation with RSPB and
Natural England.
CRIME REDUCTION & ARCHITECTURAL LIAISON OFFICER
Design and Access Statement makes reference Secured by Design and to some proposed crime prevention
measures for the development. Specifically:
- The 2m high fencing surrounding the allotments
- Car parking to be overlooked by related homes
- Mews parking
-  Cycle parking for homes
- Secure cycle parking for apartments
- 1.8m physical boundaries between private gardens
- 1.8m rear garden gates & capable of secure locking
- Paneled or closed board fencing
- Back to back gardens where possible with fencing at 2m with a closed board construction

LEAP -
Provisions should be made so that this area can be secured at night. This will reduce the amount of criminal
damage, anti-social behaviour and graffiti which occurs after dark. Recommend that this area has 1.2m hoop
topped fencing. Consideration should be given for an area designated for older children such as a Teen
Shelter so that improper use of the play area is discouraged. This area will need to be subject to good
surveillance but sited so that local residents will not suffer from possible noise pollution.

Attenuation Area -
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To address issues of anti-social behaviour recommend -
1. A suitable barrier, such as a metal railing or welded mesh is installed around the perimeter of the basin, at
a height of 1.2 metres.
2. The low level defensive planting is added to the external side of the barrier and that it is maintained to a
height of 1 metre to allow for good surveillance.
3. Appropriate signage (for warnings and rule setting) to be erected on metal signposts which have been
cemented into the ground to prevent leverage, at intervals around the basins perimeter.

Lighting -
To work in harmony with high levels of natural surveillance, a carefully designed lighting plan to cover all
vulnerable areas should be in place. This will help to deter and reveal potential offenders and a uniform
spread of white light to British Standard BS5489-1:2013.is advisable. It is equally important that luminaries
are used that have suitable photometry serving to reduce light spill and direct light only to where it is
required. White light aids witness identification by providing better colour rendition. This practice does not
necessarily mean more lamps or greater energy use but the efficient use of light directed to where it is
required.

Neighbourhood Centre -
It is recognised that some commercial developments or mixed use (domestic and commercial) may be either
phased; developed when the market allows or speculative; the developer provides the infrastructure. Neither
of the above circumstances will necessarily preclude achievement of SBD Certification provided there is a
continuous dialog with Norfolk Constabulary ALO Team.
The centre itself should be designed to incorporate the Physical security elements of the Secured by Design
Commercial Award.

With regards to Page 7 of the Section 106 Agreement 27.11.2015 Police ContributionsÂ means the Index-
Linked sum of 175,000 pounds to be used by the Council for: (i) Extension of the existing Thetford Police
Station (for an enlarged briefing room and storage facilities); (ii) Costs for two vehicles, uniforms and
equipment and (iii) Cost of 2 PCSOs for an on-site presence at the Site The Norfolk Constabulary Policing
Model, as you are no doubt aware, has significantly changed since this agreement was made.
HISTORIC ENVIRONMENT SERVICE
The proposed development site will affect the remains of a 19th century lime kiln which is shown on historic
Ordnance Survey maps and which was observed during archaeological field survey in 2010. The kiln is a
heritage asset with both archaeological and historic interest. The proposed development will result in
complete loss of significance of the heritage asset through its destruction and it is worthy of archaeological
excavation and recording prior to its removal. The site has been subject to a programme of archaeological
evaluation comprising fieldwalking, metal detecting, geophysical survey and trial trenching. These phases of
archaeological fieldwork did not identify any additional heritage assets at the current site that required further
archaeological work. The requirement for archaeological mitigatory work at the site is covered under
Condition 34 of the outline permission 3PL/2011/0805/O and further conditions are not therefore required on
the present reserved matters. However, we do wish to highlight to the applicant that the requirement for the
archaeological mitigatory work is still outstanding for this part of the site. With regard to the area covered by
this reserved matters application the archaeological mitigation will comprise the excavation and recording of
the lime kiln structure.

CROXTON P C No Comments Received
SPORT ENGLAND No Comments Received
BRETTENHAM/KILVERSTONE P C No Comments Received
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FOREST HEATH DISTRICT COUNCIL No Comments Received
ST. EDMUNDSBURY DIST. COUNCIL No Comments Received
SUFFOLK COUNTY COUNCIL No Comments Received
KINGS LYNN & WEST NORFOLK B C No Comments Received
OBLIGATIONS OFFICER, NORFOLK COUNTY
COUNCIL

No Comments Received

ENVIRONMENTAL PLANNING No Comments Received
ENVIRONMENTAL SERVICES OFFICER No Comments Received
COMMUNITY DEVELOPMENT OFFICER No Comments Received
ANGLIAN WATER SERVICE No Comments Received
NORFOLK RIVERS INTERNAL DRAINAGE BOARD No Comments Received
HEALTH & SAFETY EXECUTIVE No Comments Received
NATIONAL GRID No Comments Received
H M INSPECTOR OF RAILWAYS OFFICE OF RAIL
REGULATION

No Comments Received

NORFOLK WILDLIFE TRUST No Comments Received
NATIONAL PLANNING CASEWORK UNIT No Comments Received
KILVERSTONE/BRETTENHAM P C No Comments Received

REPRESENTATIONS

The application was advertised in the EDP and site notices erected. A number of letters from four separate
objectors received raising issues relating to -

- Outline planning permission 3PL/2011/0805/O Condition 5,7,11, 29,42,46,49 have not been fully
addressed.
- The site boundary on application 3PL/2011/0805/O does not match recent application 3PL/2017/1576/D
- Increase damage to trees during construction phase.  Concerns over proposed bus route during Phase 1A
of this development.
- Issues with Footpath/cycleway as connectivity between Phase 1A to local supermarket is limited. - Further
concern with footpath/cycleway into town.
- Concerns about usability of the Travel Plan
- Scheme does not accord with the outline application
- Concerns about utilities provision and bus route within Joe Blunt's Lane

ASSESSMENT NOTES

1.0   Principle of Development

1.1  The site comes forward following the outline approval as set out in the Planning History Section above.
The principle of development has therefore been established.  The outline permission was subject of a
number strategic design parameter plans which establish the 'rules' for the development going forward.
There are twelve in all, they are set out below -
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-Application Site Location Plan
- Site Boundary Plan
- Land Use (Built Development and Ancillary Uses) Parameter Plan
- Access and Movement Hierarchy Parameter Plan
- Pedestrian Routes Parameter Plan
- Cycle Routes Parameter Plan
- Open Space and Landscape Parameter Plan
- Building and Infrastructure Heights Parameter Plan
- Density Parameter Plan
- Phasing Parameter Plan
- Development Zones Parameter Plan
- Means of Access Drawings

1.2  Further to this Condition 3 of the outline consent required that development of the SUE come forward in
an ascending numerical order as set out in the Phasing Parameter Plan.  This site is a part of Phase 1a
which in turn is part of Phase 1 of the SUE development and comes forward having close regard to the
approved parameter plans and in accordance with the phasing requirements of the outline planning
permission.  On this basis, there are no objections in principle to the development of this site.

1.3  Adopted Core Strategy Policies as listed in the Section above are relevant to the consideration of this
reserved matters application.  On the basis that the principle of development has been approved policies of
particular relevance are considered to centre on the Development Control policies. Further to this the
Thetford Area Action Plan 2012 and in particular Policy TH 20, TH 21 and TH25 are of particular relevance to
the consideration of this reserved matters application.  TH20 deals with the design principles of the Thetford
Urban Extension and considers impacts of landscape and setting as well as townscape.  Policy TH21
references Locally Distinctive Features.Similarly, Policy TH25 refers to cycling and walking and emphasises
the need for developments within the SUE to be permeable to all modes of transport.  These policies were
fully taken account of at outline stage in the consideration of the approved design parameter plans which
form the basis of this reserved matters application

2.0  Reserved Matters - Layout

2.1 Condition 5 of the outline permission (3PL/2011/0805/O) required the submission of Design Brief  to
accompany reserved matters applications for each Phase or Sub-Phase.  A Design Brief has been prepared
for this application, which as set out in the Description of Development Section above goes beyond this
proposal and relates to the whole Sub Phase but is entirely relevant to the consideration of this application.
Officers are satisfied that TH20 and TH25 have been taken account of in the drawing up of the Design Brief.

2.2  Matters relating to layout 'trickle down' from the approved design parameter plans and are captured in
the detailed reserved matters proposal and evidenced in the Design Brief.  Issues relating to the form of the
development, the nature of the development provided for within the development, strategic infrastructure
provision, relationships between uses and zoning of development down to matters such as character areas
were set out and approved at outline stage.  The current application interprets those 'rules' and sets out to
create a development which seeks to emulate the principles.  The density of the development accords with
the requirements of the outline with low to medium densities, again reflective of the suburban character of
this phase of development.

2.3 It is considered that the proposed layout successfully interprets the over-arching requirements of the
design parameter plans by setting out a layout that creates a sense of 'place'  that reflects the Red House
Character Area by providing a well structured development that is reflective of the wider established
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character of the locale and that incorporates the associated green infrastructure and strategic drainage
features sensitively and appropriately.  Further the strategic pedestrian routes, cycleway ways and
neighbourhood centre are assimilated into this predominantly residential phase logically to create a high level
of legibility and permeability.  The detailed layout has departed to a minor degree from the Contextual Plan
for Phase 1 in so far as an adjustment to the location of the Neighbourhood Centre and public Open Space
but the changes are not significant and are considered logical to allow for visibility of the Neighbourhood
Centre beyond that of the new development itself and to provide a focal point for the development in the form
of the attenuation feature and LEAP in front of the proposed crescent of town houses.

2.4 The application provides for 51no.affordable housing units across the site located principally in four
locations, this is considered appropriate in urban design terms by providing a variety of house types and
tenures across the site in a manageable form that assimilates appropriately into the development.  The
internal layouts of the affordable units have been revised to ensure that overall internal space standards are
met, this has been recognised by the Strategic Housing Service.

2.5 The provision of strategic green infrastructure has been considered across the whole of the SUE
development in light of bringing forward the wider development.  It is acknowledged that under Policy DC 11
requirements for areas for outdoor sports would not come forward as part of this sub-phase but there is
scope for significant provision under later phases which would be controlled under the outline approval and
the approved phasing strategy.  The scheme provides for a LEAP to be provided on site which does not meet
the full requirement for children's play space but again other provision would come forward on a strategic
basis.  Further, there is ample scope within the semi natural open space and parks and amenity green space
provided on site to facilitate informal play opportunities on site.

2.6 The layout has been designed to take account of Secure by Design principles and ensure that there are
good levels of natural surveillance of both public open space and of private communal areas such as parking
courts.  The Architectural Liaison Officer has commented on the layout and made observations regarding
these issues acknowledging that efforts  have been made in this regard.  Comments have been made
regarding security of play space and the attenuation features.  It is appropriate to provide an enclosure for
children's play space and this would be incorporated.  Issues relating to fencing of the attenuation features
are not considered conducive to good place making particularly on the basis that there would be good natural
surveillance and would be located in an area where there would be regular use that would act as a deterrent
to anti-social behaviour.  The issues raised in relation to fencing and lighting are either captured under the
reserved matters details or are the requirements of conditions of the outline and can be captured accordingly.

2.7 On the basis of the issues explored above, no objections are raised to the proposed layout of the
development.

3.0  Reserved Matters - Scale

3.1 The scale of the development was again identified and set out at outline stage with the option of
development up to four storeys in height..  The scheme proposed is mainly two storeys in height but there
are various elements at two and half storeys and three storeys which provide variety and create visual
interest with a number of focal buildings at strategic locations within the development .  This strategy is
considered to be well conceived and marry in with the layout, particularly in relation to features such the
proposed crescents of properties looking out on areas of open space and at various vistas and junctions
throughout the scheme.

4.0 Reserved Matters - Appearance
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4.1 The appearance of the development again conforms to the requirements of the Red House Character
Area with traditionally styled properties that are generally reflective of the type of development seen in the
wider vicinity.  The architectural detailing and palette of materials are considered appropriate in their context
and the proposed use of traditional red brick, render and where appropriate weatherboarding would provide a
quality of environment that is appropriate in this setting.

4.2  The Neighbourhood Centre building is relatively low key in its appearance, it is shown set away from the
Primary Road A1075 frontage (Norwich Road) with its principal elevations inward looking into the
development site.  It is acknowledged that this could reduce its visibility to passers by but on balance, its
appearance is appropriate in its context and with suitable advertising treatments could still have an
appropriate presence in the wider locality.

5.0 Reserved Matters - Landscaping

5.1  The outline planning permission required under Condition 9 that details of hard and soft landscaping
details are provided as part of the reserved matters application.  A Landscape Framework Plan has been
provided with a series of Planting Plans and landscaping details that demonstrate how the development
would come forward in an appropriate, well integrated manner, protecting and enhancing the natural
landscape features of the site.  This is considered to be achieved with pocket parks and a variety of forms of
open space with differing functions.  Structural landscaping elements such as on street tree planting and
Green Corridors represent positive features that seek to enhance the quality of the development in urban
design terms.

5.2  The Tree Officer has queried issues in relation to the tree protection measures associated with this part
of the development.  Conditions 7 & 8 of the outline permission deal with these issues and require
information to be submitted prior to the commencement of development of any phase or sub-phase.  It is
acknowledged that the existing principle landscape features of the site would be protected as part of this
development and as such it is not considered that the scheme would cause demonstrable harm or affect their
retention.

6.0 Reserved Matters - Access

6.1  Strategic access routes were approved under the outline permission but all other means of access within
this part of Sub-Phase 1a are for determination under this reserved matters application.  This includes the
Main Street, Secondary Streets and Tertiary Streets that provide all levels of vehicular access to the
development.  It also incorporates the new junction (10b) across the A1075 which would facilitate access to
other parts of Phase 1a are for consideration under this application.

6.2  The strategic pedestrian linkages provided through the scheme have close regard to the approved
parameter plans and no objections are raised on this basis.  Concerns have been expressed regarding the
level of non-motorised connections but it is considered that the layout facilitates a good level of permeability
for pedestrian and cycle users that allow for movement within the development and to the wider area via
connections to the south via Joe Blunt's Lane and for future connections to other parts of the SUE when
constructed.  The Town Council has raised a concern that the development does not facilitate a pedestrian
route through to the adjacent retail superstore.  The scheme shows a footpath to be provided along the
A1075 down towards the existing footpath in front of the Red House, this would facilitate a connection to the
existing footpath network adjacent to the superstore.  There is no new pedestrian crossing proposed at this
point but a defined pedestrian connection would be facilitated once the western section of Phase 1 comes
forward.
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6.3  Parking provision is also a matter for consideration at this stage.  The parking provision is generally
shown as 'on plot' parking with garaging and additional spaces for properties.  There are areas of communal
parking but this kept to a minimum to facilitate the most appropriate overall layout.  Parking provision meets
the requirements of DC19 in terms of levels of provision.

6.4  Issues relating to access, parking, pedestrian and cycle ways have been the subject of discussion with
the Highway Authority.  At the time of writing this report further revised plans have been submitted to address
the concerns of the Highway Authority.  The response will be reported on the Members Update.

7.0  Other matters

7.1 Issues have been raised by the Council's Asset management Team regarding the on going management
and maintenance of the areas of public open space.  These matters are dealt with under the existing S106
legal agreement and are not for consideration under this reserved matters application.

7.2  Matters in relation to ecological issues are captured under the requirement of Condition 43 of the outline
permission.  At the time of the outline application the Environmental Statement fully considered ecological
impacts.  It is considered that the requirements of this condition are sufficient to address the need for
updated information prior to the commencement of the development.

7.3  Air Quality was considered at the time of the outline planning permission as part of the Environmental
Statement and it was concluded that the impacts would be negligible on existing and proposed receptors.  It
is not considered that there has been a material change in circumstances since that time and it is not
considered appropriate to impose conditions at this point.

7.4  Environmental Health Officers have identified potential conflicts with the railway line and new occupants
of the development.  Condition 40 of the outline permission requires that prior to on-site commencement
noise mitigation measures need to be submitted and approved to address disturbance from this noise
source, details cannot be required at this stage.  Similarly, there is no requirement for additional
contaminated land surveys (Conditions 36-38) or archaeological information as the conditions (Conditions 34
& 35) imposed at outline require the information to be submitted and agreed prior to the commencement of
development.

7.5  An issues has been raised by the Architectural Liaison Officer regarding the appropriateness of providing
the beat base as part of the Local Neighbourhood Centre.  This has not been confirmed at this time by the
Police Authority and as it remains a requirement of the outline planning permission it is  considered
appropriate it is retained as part of the scheme until such time as there is confirmation it is no longer
required.

8.0 Conclusions

8.1  Taking into account the matters set out above, and the overall planning balance of the scheme in context
of the outline permission granted and general conformity with the requirements of the approved design
parameter plans, the development has been considered and weight applied in the planning balance exercise
to asses the potential harm of development when considered in context of the overall benefits.  It is
concluded that the adverse impacts of the proposed development would not demonstrably outweigh its
benefits and the proposal would represent a well conceived sustainable development, as defined in the
NPPF, and would not conflict with the objectives of development plan policies.  For these reasons,  the site is
considered to be suitable for residential development.
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 RECOMMENDATION

The application has been the subject of re-consultation which at the time of the committee is still on going.
On this basis, it is recommended that powers be delegated to The Executive Director of  Place to approve
the application, subject to:

 -the response of the Highway Authority,
- the conditions listed in the report; and
- that no new material matters are received as a result of the consultation process.

RECOMMENDATION Approval of Reserved Matters

CONDITIONS

1 Reserved Matters - time limit
This approval is granted following the grant of Outline Planning Permission Reference
3PL/2011/0805/O Dated 27 November 2015.The development hereby permitted shall be
begun either before the expiration of FIVE YEARS from the date of the Outline Planning
Permission, or before the expiration of TWO YEARS from the date of the last of the reserved
matters to be approved, whichever is the later.
The development shall comply with all the conditions attached to the outline permission
unless varied by this approval of reserved matters.
Reason for condition:-
For the avoidance of doubt and to ensure that the development accords with conditions
attached to the outline planning permission for the proposal, including time limits specified
for commencement, resulting in appropriate development of the site.

2 In accordance with submitted plans NEW 2017
The development must be carried out in strict accordance with the application form, and
approved documents and drawings as set out in the table at the end of this notice.
Reason for condition:-
To ensure the satisfactory development of the site.

3 External materials as approved
The development hereby permitted shall be constructed using the materials specified on the
approved Materials Schedule.
Reason for condition:-
To enable the Local Planning Authority to ensure the satisfactory appearance of the
development, as required by policies DC 1 & DC 16 of the Adopted Core Strategy and
Development Control Policies Development Plan Document 2009.

4 Boundary treatment/screening to be agreed
Prior to the occupation of any part of the development hereby permitted a plan indicating the
positions, design, materials and type of boundary treatment/screening to be erected  shall be
submitted to and approved in writing by the Local Planning Authority.  The boundary
treatment/screening shall be completed before the dwellings to which they relate are first
occupied or in the case of public areas in accordance with a timetable to be agreed in writing
with the Local Planning Authority.  Development shall be carried out in its entirety in
accordance with the approved details.
Reason for condition:-
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In the interests of the satisfactory appearance of the development in accordance with policy
DC 16 of the Adopted Core Strategy and Development Control Policies Development Plan
Document 2009.
This condition will require to be discharged
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