
 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2017/1574/O CASE OFFICER Jon Berry

LOCATION: HOCKERING APPNTYPE: Outline
Land west of Heath Road,Heath Road POLICY: Out Settlemnt Bndry
Hockering ALLOCATION: N

CONS AREA: N

APPLICANT: Mr & Mrs  Monk
C/o agent

LB GRADE: N

AGENT: Locus Planning Ltd
DBH 17A Diss Business Hub

TPO: Y

PROPOSAL: Application for outline planning permission for the development of up to 28 dwellings with
associated works including vehicular and pedestrian access, pedestrian links, infrastructure
and landscaping. All matters reserved except access. Amended site plan showing full
details of three access points from Heath Road.

DEFERRED REASON

This application is presented to Members following a deferment from the agenda at the last Planning
Committee meeting on 4th June 2018 to allow the Parish Council time to consider the revised plans that had
been submitted.

 CONSULTATIONS

 HOCKERING PC

The original comments against this application still stand. The Parish Council objects strongly to this
application on the grounds already stated. An amendment of access will make no difference.

HIGHWAY AUTHORITY

No objections to the revised proposal subject to conditions relating to:
- estate roads
- visibility splays
- construction traffic management plan
- off site highways works inc. a footpath and pedestrian crossing improvements

 ASSESSMENT

Following the recent deferral, the Parish Council has now had the opportunity to comment further as set out
above.

Further, Policy DC.11 of the Local Plan requires in certain circumstances the provision of appropriate outdoor
amenity space. For developments of 25 dwellings or more, or on sites of 0.8ha or more, open space should
be provided on site with priority given to children's play space. The Applicant has been informed of this
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requirement and has amended the plan to show an area of outdoor play space, comprising a Local Area for
Play (LAP) covering a minimum of 100 square metres, to meet the requirements set out under Policy DC.11.
The central location is indicative only at this stage and a condition is recommended to ensure this is secured
in a suitable place on the detailed layout for the reserved matters application.

 RECOMMENDATION

Approval with conditions and S106 Agreement

 REMAINDER OF REPORT IS SET OUT BELOW

REASON FOR COMMITTEE CONSIDERATION

The proposal involves a major development outside of a settlement boundary.

KEY ISSUES

Principle of development/sustainability
Landscape, character and appearance of the area
Design and layout
Access and highway impact
Impact on amenity
Other matters - ecology, flood risk, archaeology, contamination and representations.

DESCRIPTION OF DEVELOPMENT

Consent is sought at outline stage to construct 28 dwellings with associated ancillary works within the site.
An indicative plan has been submitted demonstrating a potential layout including a Local Area for Play. Three
points of access would be provided onto Heath Road. The plans illustrate a mix of detached, semi-detached
and terrace dwellings, and suggest some would be served by garages with other properties served by
parking courts. A central estate road, roughly T shaped, would serve the development. Under this plan a row
of dwellings would front Heath Road with a cul-de-sac arrangement further into the site.

SITE AND LOCATION

The site extends to approximately 1.6 hectares of agriculture land.  The plot is irregularly shaped, playing
fields exist to the north and the site skirts around the southern and eastern boundaries of the playing fields.
Boundaries are relatively well screened by existing trees and hedgerows. The site fronts the highway on its
south-eastern flank and there are residential properties to the south west and on the opposite side of the
road, predominantly red brick post-war developments. There is another row of dwellings to the north of the
site, divorced form the settlement by the site.

The site lies outside the designated settlement boundary of Hockering, though it does adjoin the settlement
boundary. Hockering is designated in the Local Plan as a rural village. Local services do exist however,
including a primary school, church/village hall, shop/post office public house and there are some local
businesses. Breckland Council is in the process of preparing a new Local Plan, which has recently been
through Examination in Public. The emerging Local Plan designates Hockering as a Local Service Centre,
suitable for housing growth. The site, as detailed in the planning history, has been the subject of previous
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applications for residential development.

A footway is provided on the western side of Heath Road that connects the proposal site to the services and
facilities within Hockering. The town of Dereham is located approximately 5 miles to the west and the city of
Norwich is approximately 6 miles to the east. There is a local bus service serving these nearby settlements.
The A47 passes just to the south of the settlement providing easy access to the country's motorway network.
A Public Right of Way (PROW), Hockering FP9, passes within the site on the western flank. The Hockering
Wood SSSI is located to the north west of the site.

EIA REQUIRED

No

RELEVANT SITE HISTORY

3PL/2017/1534/F - Construction of 8 residential dwellings.  Approved - 15th February 2018.
3PL/2017/0887/D - Reserved Matters application for 18 dwellings - Undetermined.
3PL/2017/0600/O - Outline permission for 8 dwellings. Approved - 2nd  August 2017.
3PL/2014/0945/O - Outline approval for 18 dwellings. Approved - 24th July 2015.

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.1 Housing
CP.10 Natural Environment
CP.05 Developer Contributions
CP.06 Green Infrastructure
CP.11 Protection and Enhancement of the Landscape
CP.14 Sustainable Rural Communities
DC.01 Protection of Amenity
DC.02 Principles of New Housing
DC.04 Affordable Housing Principles
DC.11 Open Space
DC.12 Trees and Landscape
DC.13 Flood Risk
DC.16 Design
DC.17 Historic Environment
DC.19 Parking Provision
SS1 Spatial Strategy
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance

OBLIGATIONS/CIL

The following requirements would need to be secured by a suitable legal agreement:
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- Open space contribution
- Affordable housing (in conjunction with the Housing Enabling Officer's advice)
- Education contributions as per NCC advice
- Library service provision
- Green Infrastructure
- Public Rights Of Upgrades

CONSULTATIONS

HOCKERING P C
The Parish voted unanimously to oppose this application as this is one development too many for the village
which has now almost fulfilled its quota of houses up to 2036 of 68 houses. There are concerns over access
with this proposal and the increase in traffic using Heath Road. The area, which backs onto Lily Avenue, is
prone to major flooding as local residents can testify. The parish is concerned about the environmental
issues with all these developments in Hockering. The devastation caused by the current developments has
yet to be fully realised but the village would like to retain some element of its rural nature and feels that it has
fulfilled its obligation to provide low-cost housing in the area. Yet more low-cost housing will not provide the
proper mix in the village.
ENVIRONMENT AGENCY
No objections to the proposal. The site is located above a Principal Aquifer and within Source Protection
Zone (SPZ) 3. However, this proposal is not considered to be High Risk. The water environment is potentially
vulnerable and there is an increased potential for pollution from inappropriately located and/or designed
infiltration (SuDS). Any infiltration (SuDS) greater than 2.0 m below ground level is considered to be a deep
system and generally not acceptable. If the use of deep bore soakaways is proposed the Agency should be
re-consulted.
ANGLIAN WATER SERVICE
The foul drainage from this development is in the catchment of Hockney Water Recycling Centre that will
have available capacity for these flows. The sewerage system at present has available capacity for these
flows.
HISTORIC ENVIRONMENT SERVICE
Archaeological mitigation has previously been recommended for this site (3PL/2017/0887/D) but that
previous condition is not required for this new application. The archaeological mitigation has been started in
the northern part of 3PL/2017/0887/D and has not produced evidence of enough archaeological activity to
justify continued investigations within the present application area (3PL/2017/1574/O).
RAMBLERS ASSOCIATION:  NORFOLK AREA
The confirmation in the Design and Access Statement that the proposal would not prejudice the use of the
existing public footpath to the south-western boundary of the proposal site is welcomed. No objection.
NATURAL ENGLAND
No objection to the scheme subject to suitable mitigation which ensures that the Hockering Wood Site of
Special Scientific Interest (SSSI) has been accounted for and does not lead to adverse effects on protected
species, particularly bats.
CRIME REDUCTION & ARCHITECTURAL LIAISON OFFICER
Clarification is required on whether the existing public right of way footpath is being re-routed through the
development. Unobserved parking areas (as suggested for plots 1-4, 8 bays) were a design feature of the
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last century and still provide a legacy and burden on the Constabulary. To work in harmony with high levels
of natural surveillance, a carefully designed lighting plan to cover all vulnerable areas should be in place. The
homes themselves should be designed to incorporate the Part Two Physical Security elements of the
Secured by Design Award detailed in the guide. The correct security measures need to be out in place to
ensure the construction of the development does not negatively impact on the neighbourhood. Officers would
be pleased to work with the agent or developer to ensure that the proposed development incorporates all of
the required elements.
PUBLIC RIGHTS OF WAY OFFICER
A Public Right of Way, known as Hockering footpath 1, is aligned along the western boundary of the site.
Detailed plans are required of the layout and proposed boundary structures to ensure the full legal extent of
this Public Footpath remains open and accessible for the duration of the development and subsequent
occupation.
NORFOLK COUNTY COUNCIL HIGHWAYS
The proposed junction has been amended to take the form of a dropped kerb crossing and its position
relocated further north.  The Highways Officers are satisfied with the access now proposed.

The new site layout drawing now also shows the crossing and barrier improvements associated with FP1 &
FP9; and confirms the footway widening across the site frontage.

Should the Local Planning Authority support the application it is recommended the conditions and informative
set out at the end of this report be appended to the consent notice.
OBLIGATIONS OFFICER, NORFOLK COUNTY COUNCIL
The requirements below would need to be addressed in order to make the development acceptable in
sustainable terms through the delivery of necessary infrastructure. The funding of this infrastructure would be
through Planning obligations / condition.

Education
There is spare capacity at Primary and High school levels but there is no local childcare in the Early
Education sector, therefore County Children's Services will be seeking developer contributions in line with
costs set out within this correspondence.

The contributions will be used to fund the following project:
Identified projects
- Early Education
- Nursery place accommodation for new Early Years provision.

Library Provision
A development of 28 dwellings would place increased pressure on the existing library service particularly in
relation to library stock, such as books and information technology. This stock is required to increase the
capacity of the library. It has been calculated that a development of this scale would require a total
contribution of 2,100 pounds (75 per dwelling). This will go towards library stock and equipment for mobile
service.

Fire Service
1 fire hydrant required.

Green Infrastructure
A maintenance/mitigation contribution or commuted sum for new and existing GI features may be required in
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addition to the County response in order to comply with local policy.

Hockering FP1
Hockering FP1 runs adjacent to the south western boundary of the site. The connection from the
development to this existing Public Right of Way is supported. However due to the increased footfall this
development will generate, contributions will likely be required to upgrade the surfacing of this footpath.
Improved signage to this footpath is required within the adjacent estate to the south and on Heath Road. Due
to the proximity and connectivity of this site to Hockering Wood SSSI, the local planning authority may wish
to consider mitigation or a contribution towards mitigation, appropriate to the scale of development.
FLOOD & WATER MANAGEMENT TEAM
Officers have screened this application and it falls below the current threshold for providing detailed
comment. This is because the proposal is for less than 100 dwellings or 2 ha in size and is not within a
surface water flow path as defined by Environment Agency mapping.
TREE AND COUNTRYSIDE CONSULTANT
No objection in principle although minor adjustments will be required in order to create more distance
between dwellings and trees.
HOUSING ENABLING OFFICER
The site area and number of dwellings proposed trigger the thresholds of the Council s affordable housing
policy as per policy DC4.

At present a 40% provision is required on sites capable of accommodating 5 or more dwellings and/or
0.17ha. This is then further split into 65% being made available for rent and 35% for shared ownership,
shared equity or any other intermediate product that meets the intermediate definition within NPPF, meets an
identified need in the District and is agreed by the Council. However, NPPG states that affordable housing
should not be sought on developments of fewer than 11 units with a combined floorspace of less than
1000sqm. In this instance 11 units would be required, 7 for rent and 4 for intermediate housing.

The affordable housing mix will need to be addressed in the reserved matters application. It is recommended
that, in order to best meet an identified housing need, mainly smaller units are provided.
KIRSTY MALLETT
The Council has transferred the adjacent play area to the south west of this planned development to the
Parish Council. The applicants should ensure that the development land is not subject to any restrictive
covenants in favour of the Council and should contact Facilities Management if there are any restrictions
which they need to request to be removed.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
The following conditions are recommended:
- If any arboricultural works on trees are proposed then a further bat survey and inspection will be required
prior to any works taking place.
- A pre-construction badger check needs to be undertaken prior to works commencing on site.
- Vegetation clearance needs to be subject to a timing constraint.
- An Ecological Management Plan (EMP) needs to be submitted to, and approved in writing by the LPA prior
to commencement of development.
- A Construction Environmental Management Plan (CEMP) needs to be submitted to and approved in writing
by the local planning authority.
ENVIRONMENTAL HEALTH OFFICERS
The proposed houses will be on the boundary with the existing football/recreational area. These recreational
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areas do generate noise when in use and this will be audible in the gardens and houses.

The proposed Western houses will be close to the flood lit area of the fenced hard court. There could be
noise and light pollution affecting the proposed houses and prior agreement with the owners of the
recreational site is recommended as changes to the old lighting may be required.
CONTAMINATED LAND OFFICER
It is recommended that a land contamination assessment is secured by condition.
AIR QUALITY OFFICER
No objections on the grounds of Local Air Quality Management.
CPRE NORFOLK
The site is outside the settlement boundary and therefore the proposal is contrary to policy. The village has
almost met its plan designations for housing. The proposal will take further development into the countryside
than existing approvals. Although Breckland does not currently have a five-year supply for land for housing,
the negative impacts of this scheme outweigh this consideration, especially as the development lies outside
the settlement boundary. There is case law which supports giving determining weight to existing policies
which restrict development.

NORFOLK RIVERS INTERNAL DRAINAGE BOARD No Comments Received
NATIONAL GRID No Comments Received
NORFOLK WILDLIFE TRUST No Comments Received
COMMUNITY DEVELOPMENT OFFICER No Comments Received
ENVIRONMENTAL PLANNING No Comments Received
ENVIRONMENTAL SERVICES OFFICER No Comments Received
OPEN SPACES SOCIETY No Comments Received

REPRESENTATIONS

The application in its original form was advertised in the local press, site notice displayed at the site and
letters sent to neighbouring residents. No representations were received. Reconsultation around the
amended plans was commenced on 13th June and any new representations will be reported at the meeting.

ASSESSMENT NOTES

1. Principle of the Development/Introduction

1.1 As outlined above there is a recent planning history relating to the site, including extant permissions.
Application 3PL/2014/0945/O agreed the principle and granted consent for 18 dwellings on an albeit reduced
site. Recent outline and full permissions have agreed the development of the front, narrower section of the
site along Heath Road, for 8 dwellings.

1.2 This application proposes developing the entire single plot of land for 28 dwellings, the application for 18
dwellings had retained the most northern boundary of dwellings in line with the adjoining houses in Lily
Avenue.
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1.3 The site is outside the designated settlement boundary. For this reason, the proposal conflicts, in
principle, with Policies SS01, DC02 and CP14 of the adopted Core Strategy and Development Control
Policies Development Plan Document, (2009), which seek to focus new housing within defined Settlement
Boundaries. The application should therefore be refused, unless material considerations indicate otherwise in
accordance with Section 70(2) of the Town and County Planning Act, 1990.

1.4 Paragraph 49 of the NPPF, states that where an authority does not have an up-to-date five year housing
land supply the relevant local policies specifically for the supply of housing, as referred to above, should not
be considered up-to-date. Housing applications should be considered in the context of the presumption in
favour of sustainable development , which should be seen as the golden thread running through decision
making, is engaged. This means granting permission unless specific policies in the NPPF indicate that
development should be restricted or any adverse impacts of doing so would significantly and demonstrably
outweigh the benefits, when assessed against the policies in the NPPF taken as a whole.

1.5 There is therefore a policy swing towards granting consent, often referred to as the tilted balance. As the
Campaign to Protect Rural England consultation response states this does not diminish the weight of policies
which restrict the location of housing. However the decision maker must undertake a balancing exercise to
establish if the adverse impacts significantly and demonstrably outweigh the benefits of granting consent.

1.6 The provision of housing to meet local needs is identified as a key component of sustainable
development and in this respect the NPPF seeks to boost significantly the supply of housing. The NPPF also
encourages the location of rural housing where there is access to alternative modes of transport other than
the private car and where it will enhance or maintain the vitality of rural communities.

1.7 As paragraph 8 of the NPPF outlines, there are three strands to sustainability; economic, social and
environmental, each mutually dependent, and not assessed in isolation from each other.

2. Principle of the Development/Sustainability

2.1 As outlined above the planning balance in such proposals is tilted towards an approval unless any
adverse impacts significantly and demonstrably outweigh the benefits.

2.2 The application site has a number of positive attributes which weigh in favour of granting consent. Firstly
the general principle of development for housing has been previously agreed. Whilst the site area would
increase, in some ways this would result in a more logical development of the entire plot of land and provide
new defendable boundaries to the settlement from existing vegetation.

2.3 Whilst consultee comments allude to the proposed housing allocation for the village until 2036 (68
dwellings) having been nearly met (43 completions and commitments), this includes the 18 unit scheme and
thus this proposal would result in a net increase in 10 units. In any case the overarching aim of the NPPF is
to boost significantly the supply of housing and this is particularly true in authority areas with an
acknowledged under-supply. This site would provide defendable boundaries and would infill between Lily
Avenue and the houses further along Heath Road.

2.4 The Council's emerging local plan designates Hockering as a local service centre. This is in recognition
of local service qualities as alluded to above. Therefore unlike other rural villages, which in some cases are
devoid of any services, the village has some services and local facilities. This includes local employment
opportunities.

2.5 Furthermore relatively good transport links exist to other higher order settlements. The NPPF advises that
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developments generating significant amounts of traffic should be located where the need to travel will be
minimised and the use of sustainable transport modes can be maximised, and where there is access to high
quality public transport facilities, recognising that this will differ between rural and more urban areas. It is
considered that sustainable transport options, although moderate, do exist providing links to higher order
settlements including the city of Norwich. The adjacent A47 also provides good transport links to other
settlements.

2.6 The NPPF also seeks, at Paragraph 55, to locate rural housing where it will enhance and maintain the
vitality of rural settlements. The NPPF also encourages the avoidance of isolated homes in the countryside.
This scheme would help maintain the local services that exist in the village. Reasonable alternative transport
modes exist to avail of, and bolster, services in neighbouring settlements. Furthermore this scheme, adjacent
to the village settlement boundary, will avoid isolated homes in the countryside, in the provision of rural
housing.

2.7 The scheme will provide 40% affordable housing in line with adopted policy. The social benefits of
providing choice in the local housing market must carry appropriate weight. There are moderate economic
benefits in the short term economic activity which would be generated during the construction/disposal phase
of development. Longer term economic benefits would be engendered for the village and further afield with
the creation of new households.

2.8 It is therefore considered that the site and specific characteristics of Hockering deem it potentially suitable
for such a development and this must carry significant weight. Officers have identified additional sustainability
attributes which render Hockering more suitable than other similar village settlements, for more than nominal
growth. Ultimately each site will involve a similar balancing exercise and the exercising of planning
judgement.

2.9 The site will result in the development of a currently greenfield site, and this goes against one of the core
planning aims of the NPPF which is to recycle and make the best use of previously developed land. Conflict
with local spatial policies and the desire to protect the landscape of the district must also be afforded
appropriate weight in any planning balance.

2.10 In relation to such a planning balance it is considered that in this case the significant benefits of the
development outweigh any demonstrable harm. Subject to finding relative favour on other material
considerations, the general principle of the development can be accepted.

3. Landscape, Character and Appearance of the Area

3.1 Policy CP11 of the Core Strategy seeks to ensure that the landscape of the district will be protected for
the sake of its own intrinsic beauty and its benefit to the rural character.
Development within the district is also expected to be of the highest design quality in terms of both
architecture and landscape. It should have regard to good practice in urban design and fully consider the
context within which it sits, embracing opportunities to enhance the character and appearance of an area.

3.2 Whilst the village is typically rural the front of the site will infill between existing housing. It is accepted
that the site area for development will increase, though as stated above defendable boundaries will be
retainable. The Breckland Landscape Character Assessment shows that the entire village is situated within
the Landscape Character Area 'River Tud '. Hockering Wood, situated to the north west of the settlement, is
an ancient woodland and a designated SSSI.

3.3 Whilst the inevitable impacts and change in character incumbent of such development on greenfield sites
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must be acknowledged, the site is located on the edge of the settlement and any new development will be
tempered in this context. The site is relatively low set and any effects will therefore be localised in impact.
Boundary screening and the augmentation of boundaries with additional planting will further alleviate impact.
The backdrop of a hedgerow to the south of the playing fields and the hedge along the road, and vegetation
on the opposite side of Heath Road, would help maintain the generally rural character of the road. The
proposal is in general compliance with Policy CP11.

3.4 As detailed above impact on the landscape is one, albeit critical, consideration in an overall planning
balance. The moderate impacts on the landscape in this case are outweighed by the significant benefits of
the scheme, identified above.

4. Design and Layout

4.1 Design and layout would be a matter reserved for detailed consideration later. At this stage there are no
apparent reasons to restrict the details, massing, scale or ridge levels. There appears no reason why a two
storey development would not be suitable. Any scheme should provide an appropriate mix of dwelling types
and sizes and finishes drawn for the local palette of materials. Future control over this will be controlled under
any reserved matters application. Norfolk Constabulary has raised discussion on the detailed design of the
layout and suggests Secured by Design improvements. The future involvement of the constabulary, as
suggested, when the detailed design on any approved scheme is tied down, is deemed necessary. The
applicant is advised to accept the invitation if consent is granted. On the limited information at this stage the
scheme is not considered to conflict with DC.16.

4.2 The indicative plan submitted in support of the application suggests the site could accommodate 28
dwellings whilst providing suitable levels of private amenity space, parking and the incumbent ancillary
requirements such as adequate access and turning facilities. Whilst plots to the front along Heath Road
would be more constrained, they would still provide suitable levels of accommodation for future residents.
The majority of plots would be relatively spacious and a suitable mix of unit sizes appears feasible. Policy
DC.02 of the Core Strategy aims for a density of 22-30 units per hectare at settlement edges. 28 units on a
site of this size would result in a dph of 17.5, which is reasonable and commensurate with existing estate
developments nearby. The layout is in compliance with DC.02.

5. Residential Amenity

5.1 As detailed above the scheme appears capable of providing suitably for 28 units. There are no obvious
on-site amenity problems. Furthermore the site could be suitably developed to avoid impact on existing
residents of any particularly intrusive nature.  The Environmental Health section has raised the issue of
potential impacts on neighbour amenity from the adjoining playing fields. Whilst the potential for noise
disturbance should not be down played, any impacts would be sporadic and balanced with the positive
attributes of the scheme could only be afforded limited weight. Reasonable areas of private amenity space
could be provided for each occupant of the new dwellings. The scheme conforms to policy DC.01.

6. Access and highway impact

6.1 There have been ongoing consultations between the applicant and Norfolk County Council Highways
Authority. Following the most recent discussions in May a revised illustrative layout has been received
accounting for amendments requested by the Highways Officers. The following changes have been made:

- Main site access moved further north to ensure traffic calming feature remains unaffected.
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- Main site access shown as a Type 6 Road.
- Main site access shown as a drop kerb to Norfolk County Council specification for a type 6 road.
- Vertical deflections removed and horizontal feature added to slow down traffic.
- Illustrative layout plan updated to include off site works to existing footway links, comprising the instalment
of additional pedestrian crossing points on Heath Road and replacement of existing cycle/ pedestrian barriers
to Norfolk County Council specification.

The Highway Authority has confirmed that the amended proposals are acceptable subject to the conditions
and informative set out at the end of this report.

7. Other Matters

S106

7.1 As detailed above the response from Norfolk County Council suggests contributions under Section 106 of
the Town and Country Planning Act 1990. Any contributions requested must meet the tests in that they are
necessary to make the development acceptable in planning terms, are directly related to the development
and fair and reasonably relate in scale and kind to the proposed development. The request for education
contributions, in this case early years nursery provision, is a common enough expense generated by a new
development and meets the tests. The contributions towards a fire hydrant and library facilities are also
deemed appropriate.

7.2 Contributions towards Green Infrastructure and upgrades of the Public Right of Way (Footpath FP1) as
suggested seems reasonable in light of the development of a currently greenfield site in a rural village. Use of
FP1 will increase and the supporting statement alludes to connectivity between the footpath and the
development, which is a logical enhancement of the scheme. The legal integrity and unimpeded access to
the footpath, raised in a number of consultee responses, should be at the forefront of any reserved matters
application. Such matters would be addressed under a Reserved Matters application but the general
principle of the requirements is considered acceptable. On-site play space is another matter for consideration
should the principle of this scheme be agreed at outline stage.

7.3 The site area and number of dwellings proposed trigger the thresholds of the Council's affordable
housing policy as per DC.04 of the Council s Adopted Core Strategy and Development Control Policies
Development Plan Document. The council's Housing Enabling Officer has been consulted and provided
comments. At present a 40% provision is required on sites capable of accommodating 5 or more dwellings
and/or 0.17ha. This is then further split into 65% being made available for rent and 35% for shared
ownership, shared equity or any other intermediate product that meets the intermediate definition within
NPPF, meets an identified need in the District and is agreed by the Council.

7.4 This concludes that in this instance, based on a development of 28 dwellings, 11 affordable dwellings
would be required, 7 for rent and 4 for intermediate housing. The affordable housing mix will need to be
addressed in the reserved matters. This can be agreed by Section 106 Agreement should consent be
granted by the council. The proposal accords with policy DC.04.

Flood Risk

7.5 The Parish Council has raised concern in relation to an existing flooding risk in the general area and that
this is something the development will exacerbate. However technical advice received in relation to this
matter (Flood Risk Officer, Anglian Water) and consideration of the submitted Flood Risk Assessment and
Drainage Strategy (Evans Rivers and Coastal, December 2017) suggests the scheme would not raise any
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additional risk of flooding. The site is in an area of the least risk of flooding (Floodzone 1) and is not within a
surface water flowpath. There is no substantive evidence of significant flooding in the area. In light of the
technical advice received, officers conclude that the use of modern surface water drainage systems in an
area of limited flood risk should ensure that the site itself will not be susceptible to flooding or increase the
risk elsewhere. Appropriate conditions are deemed appropriate in this case to ensure accordance with policy
DC.13.

Ecological Implications

7.6 The application is supported by a Preliminary Ecological Appraisal (Eco-check Consultancy, November
2017). The appraisal is fit for purpose. It identifies that ecological constraints are largely restricted to the
presence of breeding birds and the likely presence of bats which could use existing trees for roosting and the
site for foraging. Natural England raises no objection to the scheme subject to mitigation. Norfolk County
Council Ecologists suggest conditions agreeing;

- If any arboricultural works on trees are proposed then a further bat survey and inspection will be required
prior to any works taking place.
- A pre-construction badger check needs to be undertaken prior to works commencing on site.
- Vegetation clearance needs to be subject to a timing constraint. A model condition is included below in
these comments.
- An Ecological Management Plan (EMP) needs to be submitted to, and approved in writing by the LPA prior
to commencement of development. A model condition is included below in these comments.
- A Construction Environmental Management Plan (CEMP) needs to be submitted to and approved in writing
by the local planning authority.

The application can be conditioned accordingly and the scheme therefore accords with policy CP.10.

Archaeological Implications

7.7 The Historic Environment Officer at Norfolk County Council reports on archaeological trial trenching
conducted on this development site under previous consents reporting no significant evidence of
archaeological activity and is therefore content to advise no further archaeological work. Therefore
archaeological mitigation as a condition is not necessary in this case. The scheme therefore accords with
policy DC.17.

Trees and Landscaping

7.8 A Tree Survey and tree protection statement has been submitted in support of the application. Areas of
the indicative layout are likely to require some change, to bring dwellings further away from trees. An
amended implication assessment, method statements and tree protection plan will be required to ensure
compliance with policy DC.12 and a development which takes full account of trees and hedging, needed
retained in place to ensure a soft edge to this development. Future planting plans can also be agreed by an
appropriate condition

Contamination

7.9 The proposed development does not raise any significant concerns in relation to potential contamination.
Conditions agreeing investigation, remediation and unexpected contamination are deemed reasonable and
necessary. The scheme is in accordance with policy DC.09.
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Facilities Management

7.10 The Facilities Management section have highlighted that the Council has transferred the adjacent play
area to the south west of this planned development, to the Parish Council. The applicants should ensure that
the development land is not subject to any restrictive covenants in favour of the Council and should contact
Facilities Management if there are any restrictions which they need to request to be removed.

Representations

7.11  The council has raised a concern about the provision of low cost housing within Hockering. The
analysis undertaken with regards to the scheme must be mindful of adopted policy, national guidance in the
NPPF and case law developments. All point towards a need to boost the local supply of housing, of all types
and tenures, including a policy compliant affordable housing element. When all material considerations are
weighed up, this scheme is considered an appropriate way to help meet the local housing shortfall which
currently exists and should include the appropriate mix.

8. CONCLUSION

8.1 In light of the above appraisal the proposed development is considered an appropriate way to meet the
need for housing in the district. Whilst contrary to policy, the shortfall in available land to meet housing need
triggers a presumption in favour of sustainable development as per paragraph 14 of the NPPF. This scheme
has been deemed a sustainable and suitable form of development, discussed in detail within the report. The
positive attributes of the scheme outweigh any adverse impacts. It is therefore recommended that consent is
granted subject to conditions and a suitable Section 106 Agreement to agree developer contributions.

RECOMMENDATION Outline Planning Permission

CONDITIONS

1 Outline Time Limit (3 years)
Application for Approval of Reserved Matters must be made not later than the expiration of
THREE YEARS beginning with the date of this permission, and the development must be
begun within TWO YEARS of the FINAL APPROVAL OF THE RESERVED MATTERS or, in
the case of approval at different dates, the FINAL APPROVAL OF THE LAST SUCH
MATTER to be approved.
Reason for condition:-
As required by section 92 of the Town & Country Planning Act 1990.

2 Standard Outline Condition
No development whatsoever shall take place until the plans and descriptions giving details
of the reserved matters referred to above shall have been submitted to and approved by the
Local Planning Authority and these plans and descriptions shall provide details of the
appearance, layout, scale, access and landscaping of the development.
Reason for condition:-
The details are not included in the current submission.

3 Precise details of foul water disposal
Prior to the commencement of any works above slab level precise details of the means of
foul water disposal shall be submitted to and approved in writing by the Local Planning
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Authority.
Reason for condition:-
The details are required to be submitted prior to the commencement of development to
minimise the possibilities of flooding from the outset of the development.
This condition is imposed in accordance with Policies DC 1 and DC 13 of the Adopted Core
Strategy and Development Control Policies Development Plan Document 2009
This condition will require to be discharged

4 Precise details of surface water disposal
Prior to the commencement of any works above slab level precise details of the means of
surface water disposal shall be submitted to and approved in writing by the Local Planning
Authority.  Only such agreed system or works shall be used in connection with this approval.
Reason for condition:-
The details are required to be submitted prior to the commencement of development to
minimise the possibilities of flooding from the outset of the development.
This condition is imposed in accordance with Policies DC 1 and DC 13 of the Adopted Core
Strategy and Development Control Policies Development Plan Document 2009
This condition will require to be discharged

5 Soft landscaping scheme to be submitted
No development shall take place on site until full details of landscaping, which shall take into
account any existing trees or hedges on the site, shall be submitted to and approved in
writing by the Local Planning Authority.
These details should include:
-Planting plans;
-Written specifications ( including cultivation and other operations associated with plant and
grass establishment);
-Schedules of planting, noting species, plant sizes and proposed numbers/densities where
appropriate;
-Implementation programme
The details shall also take account of the Council's leaflet 'Tree pack' (Landscaping advice
for applicants) which is available for down load on the Council's website.
Reason for condition:-
In the interests of the satisfactory appearance of the development in accordance policy
DC12 of the Adopted Core Strategy and Development Control Policies Development Plan
Document 2009.
This condition will require to be discharged

6 Contaminated Land - Site
Investigation/Remediation
Unless otherwise agreed in writing, the following details shall be submitted to and approved
in writing by the Local Planning Authority prior to the commencement of the development
hereby approved:
A.  Site Investigation
A site investigation and risk assessment to determine the nature and extent of any
contamination on the site, whether or not it originates on the site.  The investigation and risk
assessment must be undertaken by competent persons and a written report of the findings
must be produced. The report of the findings must include: (i) a survey of the extent, scale
and nature of contamination; (ii) an assessment of the potential risks to: human health,
property (existing or proposed) including buildings, crops, livestock, pets, woodland and
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service lines and pipes, adjoining land, groundwaters and surface waters, ecological
systems, archaeological sites and ancient monuments; (iii) an appraisal of remedial options,
and proposal of the preferred option(s).
B.  Remediation Scheme
A detailed remediation scheme 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.  The scheme must include all works to be undertaken,
proposed remediation objectives and remediation criteria, timetable of works and site
management procedures. The scheme must ensure that the site will not qualify as
contaminated land under Part 2A of the Environmental Protection Act 1990 in relation to the
intended use of the land after remediation.
C. Implementation of Approved Remediation Scheme
The approved remediation scheme must be carried out in accordance with its terms prior to
the commencement of development, unless otherwise agreed in writing by the Local
Planning Authority. The Local Planning Authority must be given two weeks written
notification of commencement of the remediation scheme works.
Following completion of measures identified in the approved remediation scheme, a
verification report (referred to in PPS23 as a validation report) that demonstrates the
effectiveness of the remediation carried out must be submitted to and approved in writing by
the Local Planning Authority.
The above must be conducted in accordance with DEFRA and the Environment Agency's
'Model Procedures for the Management of Land Contamination, CLR 11'.
Reason for condition:-
To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters, property and
ecological systems, and to ensure that the development can be carried out safely without
unacceptable risks to workers, neighbours and other offsite receptors.
INFORMATIVE:-
Land contamination risk assessment is a step-by-step process.  During the course of the risk
assessment process set out in the above condition, it may become clear that no further work
is necessary to address land contamination risks.  Where this is the case the condition may
be discharged by the Council without all the steps specified being completed.  In all cases
written confirmation should be obtained from the Council confirming that the requirements of
the condition have been met.
This condition will require to be discharged

7 Contaminated Land - Unexpected
Contamination
In the event that contamination is found at any time when carrying out the approved
development that was not previously identified it must be reported in writing immediately to
the Local Planning Authority. An investigation and risk assessment must be undertaken in
accordance with details to be agreed in writing with the Local Planning Authority.  Where
remediation is necessary, a remediation scheme must be submitted to and approved in
writing by the Local Planning Authority.  Following completion of measures identified in the
approved remediation scheme a verification report shall be submitted to and approved in
writing by the Local Planning Authority.
Reason for condition:-
To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters, property and
ecological systems, and to ensure that the development can be carried out safely without
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unacceptable risks to workers, neighbours and other offsite receptors.
This condition is imposed in accordance with CP9 of the Breckland Adopted Core Strategy.
This condition will require to be discharged

8 Landscaping scheme to be submitted - hard and
soft
No development shall take place on site until full details of both hard and soft landscape
works have been submitted to and approved in writing by the Local Planning Authority and
these works shall be carried out as approved.  These details shall include:
-hard surfacing materials;
-means of enclosure;
-proposed finished levels or contours;
-minor artefacts and structures (e.g. furniture, play equipment, refuse or other storage units,
signs, lighting etc,)
Soft landscaping shall include:
-Planting plans;
-Written specifications ( including cultivation and other operations associated with plant and
grass establishment);
-Schedules of planting, noting species, plant sizes and proposed numbers/densities where
appropriate;
-Implementation programme
Reason for condition:-
In the interests of the satisfactory appearance of the development in accordance with policy
DC12 of the Adopted Core Strategy and Development Control Policies Development Plan
Document 2009.
This condition will require to be discharged

9 non standard condition
Notwithstanding the submitted plans the layout plan to be submitted for the detailed
reserved matters application shall include the provision of 1 Local Area of Play (LAP) with a
minimum activity zone of 100 square metres.
Reason for condition:-
To provide sufficient outdoor playing space in accordance with policy DC16 of the Adopted
Core Strategy and Development Control Policies Development Plan Document 2009.

10 Boundary treatment/screening to be agreed
Prior to the occupation 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  first occupation of the development.
Development shall be carried out in its entirety in accordance with the approved details.
Reason for condition:-
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

11 Construction Method Statement
No development shall take place, including any works of demolition, until a Construction
Method Statement has been submitted to, and approved in writing by, the local planning
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authority. The approved Statement shall be adhered to throughout the construction period.
The Statement shall provide for:
i.             the parking of vehicles of site operatives and visitors
ii.            loading and unloading of plant and materials
iii.           storage of plant and materials used in constructing the development
iv.           the erection and maintenance of security hoarding including decorative displays
and facilities for public viewing, where appropriate
v.            wheel washing facilities
vi.           measures to control the emission of dust and dirt during construction
vii.          detailed proposals for the removal of asbestos from existing buildings to be
demolished
viii.        a scheme for recycling/disposing of waste resulting from demolition and construction
works
Reason for condition:
The details are required prior to the commencement of the development in the interests of
the amenity of the area and to ensure a safe development from the outset of the
development.
This condition will require to be discharged

12 Full details of external lighting
Prior to the occupation of the development hereby permitted details of the external lighting to
the site shall be agreed in writing with the Local Planning Authority, and only lighting so
agreed shall be installed on the site.  Such lighting shall be kept to a minimum for the
purposes of security and site safety, and shall prevent upward and outward light radiation.
Reason for condition:-
In the interests of amenity.
This condition will require to be discharged

13 Non-standard condition
An ecological management plan (EMP) shall be submitted to, and approved in writing by the
LPA prior to commencement of development. The content of the EMP shall include the
following:
a) Description and evaluation of features to be managed,
b) Ecological constraints on site that might influence management
c) Aims and objectives of management
d) Appropriate management options for achieving aims and objectives including mitigation
detailed in the Preliminary Ecological Appraisal submitted with the application namely
that for
- Farmland bird
- Hockering Wood (SSSI)
- Protection of the ditch
- Protection and enhancement of bat feeding and commuting corridors,
- Protection and enhancement of hedgerows and trees
- Sensitive lighting strategy
· No. of bat boxes
· No. of nest boxes for birds
e) Prescriptions for management actions
f) Preparation of a work schedule (including an annual work plan capable of being rolled
forward over a five-year period)
g) Details of the body or organisation responsible for implementation of the plan
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h) On-going monitoring and remedial measures
The EMP shall also include details of the legal and funding mechanisms by which the long-
term
implementation of the plan will be secured by the developer. The plan shall also set out
(where
the results of monitoring show that conservation aims and objectives of the EMP are not
being
met) how remedial action will be identified, agreed and implemented so the development still
delivers the fully function biodiversity objectives of the originally approved scheme.
Reason for Condition:-
To ensure that appropriate regard is had to ecological characteristics at the site.

14 Non-standard condition
No development shall take place (including demolition ground works, vegetation clearance)
until a construction environmental management plan (CEMP: Biodiversity) has been
submitted to
and approved in writing by the local planning authority. The CEMP: Biodiversity shall include
the
following:
· Risk assessment of potentially damaging construction activities;
· Identification of 'biodiversity protection zones';
· Practical measures (both physical measures and sensitive working practices) to avoid or
reduce impacts during construction;
· The location and timing of sensitive works to avoid harm to biodiversity features;
· The times during construction when specialist ecologists need to be present on site to
oversee works;
· Responsible persons and lines of communication;
· The role and responsibilities on site of an ecological clerk of works (ECoW) or similarly
competent person;
· Use of protective fences, exclusion barriers and warning signs.
The approved CEMP: Biodiversity shall be adhered to and implemented through the
construction
phases strictly in accordance with the approved details, unless agreed in writing by the local
planning authority.
Reason for Condition:-
To ensure that appropriate regard is had to ecological characteristics at the site.

15 Non-standard condition
No removal, in full or in part, of hedgerows, trees or shrubs shall take place between 1st
March and 31st August inclusive, unless a competent ecologist has undertaken a careful,
detailed check of vegetation for active birds' nests immediately before the vegetation is
cleared and provided written confirmation that no birds will be harmed and/or that there are
appropriate measures in place to protect nesting bird interest on site. Any such written
confirmation should be submitted to the local planning authority.
Reason for Condition:-
To ensure that appropriate regard is had to ecological characteristics at the site.

16 Non-standard landscaping condition
An updated arboricultural impact assessment and tree protection plan should be provided
based on final layout ad submitted to the council for agreement prior to the commencement
of development. The development shall proceed in accordance with the agreed details.
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Reason for Condition:-
To ensure existing  landscaping features of the site are retained in the interests of
maintaining the rural character of the area..

17 Non-standard condition
No works shall commence on the site until such time as detailed plans of the roads,
footways, foul and surface water drainage have been submitted to and approved in writing
by the Local Planning Authority in consultation with the Highway Authority.  All construction
works shall be carried out in accordance with the approved plans.
Reason for Condition:
To ensure satisfactory development of the site and a satisfactory standard of highway
design and construction.

18 Non-standard condition
No works shall be carried out on roads, footways, foul and surface water sewers otherwise
than in accordance with the specifications of the Local Planning Authority in consultation
with the Highway Authority.
Reason for Condition:
To ensure satisfactory development of the site and to ensure estate roads are constructed to
a standard suitable for adoption as public highway.

19 Non-standard condition
Before any dwelling is first occupied the road(s), footway(s) and cycleway(s) shall be
constructed to binder course surfacing level from the dwelling / industrial unit to the adjoining
County road in accordance with the details to be approved in writing by the Local Planning
Authority in consultation with the Highway Authority.
Reason for Condition:
To ensure satisfactory development of the site

20 Non-standard condition
Prior to the first occupation of the development hereby permitted a visibility splay measuring
2.4m x 59m shall be provided to each side of the access where it meets the highway and
such splays shall thereafter be maintained at all times free from any obstruction exceeding
0.225 metres above the level of the adjacent highway carriageway.
Reason for Condition:
In the interests of highway safety.

21 Non-standard condition
Prior to the commencement of any works on site a Construction Traffic Management Plan, to
incorporate details of on-site parking for construction workers, access arrangements for
delivery vehicles and temporary wheel washing facilities for the duration of the construction
period shall be submitted to and approved in writing with the Local Planning Authority in
consultation with Norfolk County Council Highway Authority.
Reason for Condition:
In the interests of maintaining highway efficiency and safety

22 Non-standard condition
For the duration of the construction period all traffic associated with the construction of the
development will comply with the Construction Traffic Management Plan and unless
otherwise approved in writing with the Local Planning Authority in consultation with the
Highway Authority.
Reason for Condition:
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In the interests of maintaining highway efficiency and safety.
23 Non-standard condition

Notwithstanding the details indicated on the submitted drawings no works shall commence
on site unless otherwise agreed in writing until a detailed scheme for the off-site highway
improvement works, to include widening of the site frontage footway, pedestrian crossing
improvements on Heath Road and improvement pedestrian barriers have been submitted to
and approved in writing by the Local Planning Authority in consultation with the Highway
Authority.
Reason for Condition:
To ensure that the highway improvement works are designed to an appropriate standard in
the interest of highway safety and to protect the environment of the local highway corridor.

24 Non-standard condition
Prior to the first occupation of the development hereby permitted the off-site highway
improvement works referred to in Condition 23 shall be completed to the written satisfaction
of the Local Planning Authority in consultation with the Highway Authority.
Reason for Condition:
To ensure that the highway network is adequate to cater for the development proposed.

27 Note non standard re: S106
This permission is subject to a legal agreement requiring
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