
 

 

 

 

 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2019/0518/F CASE OFFICER Mark Simmonds

LOCATION: CASTON APPNTYPE: Full
The Barns Attleborough Road POLICY: Out Settlemnt Bndry
Caston ALLOCATION: N

CONS AREA: N

APPLICANT: Mr & Mrs Philip Crosthwaite
The Barns, Attleborough Road

LB GRADE: N

AGENT: Cowen Consulting
Chiara Mere Road Stow Bedon

TPO: N

PROPOSAL: Two New Self-build Dwellings

REASON FOR COMMITTEE CONSIDERATION

The application is referred to planning committee as the application is contrary to the development plan and
the agent is also a Councillor.

KEY ISSUES

Principle
Impact on the character and appearance of the area
Amenity impact
Highway safety
Flood risk and drainage
Impact on Trees
Land Contamination

DESCRIPTION OF DEVELOPMENT

The application seeks permission for the erection of two self-build dwellings, detached garage and new
access. The site is on garden land south to the Barns at Attleborough Road, Caston. Dwelling 1 is proposed
for the applicants own use and consists of a two-storey, 4 bedroom property and dwelling 2 is proposed for
the applicants son and family and consists of a two-storey, 3 bedroom property.

SITE AND LOCATION

The application site is 0.3 hectares and contains several buildings including four dwellings, barns and
outbuildings. It is situated north of Attleborough Road, outside of the settlement boundary for Caston.

The design and access statement states that the site is wholly owned by the applicants although a wayleave
exists such that the owners at Bridge Farm may gain access from Attleborough Road to their property over
the drive owned and maintained by the applicants.
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EIA REQUIRED

No

RELEVANT SITE HISTORY

None

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.09 Pollution and Waste
CP.10 Natural Environment
CP.11 Protection and Enhancement of the Landscape
CP.13 Accessibility
DC.01 Protection of Amenity
DC.02 Principles of New Housing
DC.12 Trees and Landscape
DC.13 Flood Risk
DC.16 Design
DC.19 Parking Provision
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance

OBLIGATIONS/CIL

Not applicable

CONSULTATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS
You will be aware that the land which comprises the visibility splay to the east of the proposed new access
does not lie within the applicants control. I had previously advised that the applicant should arrange for the
highway boundary to be verified to establish the extent of land which lies in third party ownership and to
determine who owns the hedge which must be kept maintained at a height not exceeding 1.05m above
carriageway level. The applicant has now included the land required for the splay within the application red
line and has advised the necessary notice has been served on the landowner.
The provision of visibility from the new site access onto Attleborough Road is fundamental to the scheme
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being acceptable in highway terms and , notwithstanding that the the extent of public highway has not been
clarified, on the basis that the red line includes the visibility splay I would not wish to raise an objection
subject to conditions.
CASTON P C
At a meeting of Caston Parish Council on 3 June 2019, the Council were minded to strongly object to this
application on the following grounds:-
1. The development is neither within the Settlement Boundary nor is it adjacent thereto. The properties in the
development next to Walnut Tree Cottage, which are referred to in the Design & Access Statement are inside
the Settlement Boundary and are therefore irrelevant to this Application.
2. The development does not preserve or enhance the historic nature and connectivity of the community.
3. The development fails to demonstrate a significant community benefit.
4. The development would create a material loss of privacy and amenity to Bridge Farm.
5. There is a distinct lack of information regarding the planned use of the redundant dwellings currently
occupied by the Applicants. This fails to support Brecklands 5 years housing land supply given that, as stated
in the Design & Access Statement, the existing annex property is already largely unused.
6. Current access and egress to Bridge Farm does not involve passing by or through the residential and
business premises of the Applicants whereas the proposed, relocated driveway, does involve passing by and
through the said premises. The Council are therefore concerned that the freedom of access and egress to
Bridge Farm could be restricted, particularly in respect of emergency vehicles.
7. The development is detrimental to the unique rural aspect of the north side of Attleborough Road which is
characterised by open fields and a cluster of 19th century agricultural buildings.
8. We would refer you to comments made by the Planning Inspectorate on a recent Planning Appeal
(3PL/2017/1045/O) which sits alongside the proposed development. The site falls outside of the Caston
settlement boundary and the provision of two additional dwellings would not accord with Policies SS1, CP11,
CP14 and DC2 of the adopted Breckland Council Core Strategy and Development Control Policies DPD, and
there are no exceptional material considerations that would outweigh this harm. As a result the proposed
development is therefore not considered to amount to sustainable development when assessed against all
three dimensions and would result in harm to the character and appearance of the area. The proposal would
also be contrary to paragraphs 7, 8, 14 and 17 of the NPPF.
The site falls beyond the settlement boundary, away from the regular pattern of development on the north
side of Attleborough Road, where any new dwellings would appear as an isolated form of development, at
odds with the more historic nature of this section of the road, which does not relate as a logical extension of
the existing settlement boundary, resulting in an unsatisfactory form of development, contrary to the overall
character of the area. The proposal would therefore conflict with Policies CP11, DC01 and DC16 and
paragraphs 17 and 58 of the NPPF.
9. Should you be minded to approve this Application, we would respectfully request that this matter be called
in before Committee for further consideration and representations to be made.
CONTAMINATED LAND OFFICER
I have looked at the application submitted and, based on the information provided to me at this time; there
are no objections or comments on the grounds of Environmental Protection, providing the development
proceeds in line with the application details.
ENVIRONMENT AGENCY
We have no formal comment to make on this application but offer the following guidance: Groundwater and
Contaminated Land. The site is located above a Principal Aquifer and within a Source Protection Zone (SPZ
3). The developer should address risks to controlled waters from contamination at the site, following the
requirements of the National Planning Policy Framework and the Environment Agency Guiding Principles for
Land Contamination, which can be found here: https://www.gov.uk/government/publications/managing-and-
reducing-land-contamination If the development proposes to use deep infiltration systems including
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boreholes and other structures that by-pass the soil layer we would wish to be re-consulted.

REPRESENTATIONS

Site notice erected: 20-05-2019 to 11-06-2019

14 Neighbours have been directly consulted.
4 Objections have been received. Their comments have been summarised below:

- Loss of amenity
- Impact on the character and appearance of the area
- Outside the development boundary
- Light pollution
- Over development of site
- Over development of village
- Too many new-build properties in Caston
- Comments regarding other applications and appeal: 2 dwellings at The Old Rectory refused on appeal.
- Proposal is directly in front of a set of historical farm buildings dating from the mid 19th century at the
gateway to the village of Caston

ASSESSMENT NOTES

1.0 Principle

1.1 The application seeks permission for the erection of two self-build dwellings and garage on land outside
of the Caston settlement boundary.  For this reason the proposal conflicts in principle with Policies DC02 and
CP14 of the Core Strategy and Development Control Policies Development Plan Document, (2009), which
seek to focus new housing within defined Settlement Boundaries.  However, as the Council cannot currently
demonstrate a 5 year supply of housing land, policies in respect of the supply of housing cannot be
considered to be up-to-date and can be given little weight.  The application is therefore assessed against the
benefits provided in relation to the sustainable development tests as set out in the NPPF (2019).

1.2 The NPPF (2019)identifies three dimensions of sustainable development:

- economic, to help build a strong, responsive and competitive economy, by ensuring that sufficient land of
the right types is available in the right places and at the right time to support growth, innovation and improved
productivity; and by identifying and coordinating the provision of infrastructure;
-  social, to support strong, vibrant and healthy communities, by ensuring that a sufficient number and range
of homes can be provided to meet the needs of present and future generations; and by fostering a well-
designed and safe built environment, with accessible services and open spaces that reflect current and
future needs and support communities' health, social and cultural well-being; and
-  environmental, to contribute to protecting and enhancing our natural, built and historic environment;
including making effective use of land, helping to improve biodiversity, using natural resources prudently,
minimising waste and pollution, and mitigating and adapting to climate change, including moving to a low
carbon economy.

1.3 Paragraph 8 of the NPPF (2019) also stresses that these roles should not be undertaken in isolation
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because they are mutually dependent; therefore a balanced assessment against these three roles is
required.

1.4 In terms of the economic criteria, the proposal would provide two new dwellings and would therefore
make a small contribution to the housing supply. The proposal would provide limited short-term economic
benefits through labour and supply chain demand required during construction. However, given the small
scale nature of the development these benefits are not considered to be significant and not definitive in this
instance.

1.5 Socially, Caston is classified as a rural settlement through Policy SS1, (Spatial Strategy), of the adopted
Core Strategy and Development Control Policies Development Plan Document.  The spatial strategy states
that these villages are not capable of supporting consequential growth as they rely on higher order
settlements for the majority of these services and facilities. The occupiers of any new dwellings here would
therefore be highly reliant on car use to get to higher order settlements.

1.6 The nearest Service Centre village is Great Ellingham which is approximately 4 miles to the east and the
nearest Market Town, Watton, which would provide many of the day-today facilities and services is
approximately 4 miles to the north-west. There are some services within Caston, i.e. primary school, village
hall and a pub, however, the majority of day-to-day facilities and conveniences are a journey away.

1.7 In determining this application tit should be noted that although outside the defined settlement limit of
Caston, the proposed development would be within close proximity, with the primary school approximately
0.8 miles and 1000m to the nearest bus stop. This is therefore considered a minor negative of the proposal.

1.8 Paragraph 61 of the National Planning Policy Framework (2019) requires Councils to plan for people
wishing to build their own homes. This can be a material planning consideration for this application as self-
build has been identified as the method of delivering the site and whilst not overriding the applicant is
prepared to enter into a section 106 agreement to secure the development as self-build.

1.9 The applicants have confirmed that the self-build properties are for their family use and have stated in the
Design and access statement that this is key as it is located near to their existing rural business 'Cloverleaf
Interiors' which is located on the site of The Barns.

2.0 Impact on the character and appearance of the area

2.1 The environmental role of sustainable development seeks to, in part, contribute to protecting and
enhancing the natural, built and historic environment. Consideration of a development's impact on the
character and appearance of the area within which it is situated is, therefore, integral to the environmental
dimension of sustainable design, as is its design.  The site comprises open grassland and trees fronting
Attleborough Road which contribute to the rural character of the area and the relatively open setting of this
edge of village location. The development of the site would therefore have a degree of negative impact in
terms of the loss of open green space that currently provides a soft edge to to the existing built form. The
proposed site is outside of the Caston Conservation area.

2.2 Policy CP11 seeks the protection and enhancement of the landscape for the sake of its intrinsic beauty
and benefit to the rural character.  Development should have particular regard to maintaining the aesthetic
and biodiversity qualities of natural and man-made features within the landscape, including consideration of
individual or groups of natural and man-made features such as trees, hedges and woodland or rivers,
streams or other topographical features.
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2.3 Policy DC16 requires all new development to achieve the highest standard of design. As part of this, all
design proposals must preserve or enhance the existing character of an area. Consideration will also be
given to the density of buildings in a particular area and the landscape/townscape effect of any increased
density.

2.4 The site is currently an open parcel of green paddock/field which provides a visual break between the
roadside and the built form beyond.  Bridge Farm and The Barns which have been in residential use since
1991 are directly adjacent to the site to the north. Opposite the site to the south west of Attleborough Road,
development of four detached dwellings and detached garages were approved in July 2017.

2.5 Materials proposed are reflective of rural buildings in Breckland, incorporating a mix of brick, flint,
shingles and timber cladding with roofs in red clay pantiles on the pitched areas and the flat roof is a 'green'
sedum roof reflecting the more contemporary nature of the northern dwelling 2. The design is a barn style to
replicate the existing barns on the site. The existing barns have a mixture of flint, brick, render and wooden
ship lap.

2.6 In terms of the layout, the Design and Access statement says that each dwelling is bespoke to the needs
of the two families, providing accommodation that allows for overseas family to visit and be accommodated
without difficulty. The layout of the senior Crosthwaite home, dwelling 1 on the block plan, is designed such
that the upper storey provides for this eventuality and can be 'mothballed' when not in use thereby
conserving energy and allowing Mr and Mrs Crosthwaite to live to all intents in a single storey home with all
necessary facilities at ground floor level. The northern house, dwelling 2 on the block plan, for the younger
Crosthwaite family unit is designed around their younger family needs and reflects their business operations
on the site. Thus, an office is located within reach of the storage unit in which they undertake their furniture
business whilst the internal layout provides for open plan living at ground floor with bedrooms located at first
floor level.

2.7 The proposals are for two self build properties which will provide housing which can be built-out quickly
and the existing residential  barns to the north of the plot will be sold off separately, therefore this is
considered to meet the economic objectives of sustainable development.

2.8 In terms of the social aspect of sustainable development, it is a finely balanced decision, however, in light
of the site location and the recent development opposite Attlebeorough Road for four dwellings (Ref:
3PL/2017/0438/F), which was outside the settlement boundary,  it is considered to meet this objective.

2.9 It is acknowledged that a recent appeal was dismissed for an application for two dwellings closer to
Caston to the west of this application site (Appeal Ref: APP/F2605/W/17/3186309, Planning Ref:
3PL/2017/1045/O), however, the application site dismissed was within the setting of listed buildings and the
Caston Conservation Area. It was also within the Medieval Landscape Park associated with Caston Old
Rectory and the Planning Inspectorate dismissed the application in part based on the harm and the
uncharacteristic intrusion to the setting. This application site has been assessed on its own merits and cannot
be compared in this respect.

2.91 On balance and in light of the above factors, the proposal is not considered to significantly harm the
character and appearance of the area, therefore is considered to meet the environmental role of sustainable
development and in accordance with the adopted Core Strategy Policies CP11, DC01 and DC16 and
paragraphs 59 and 61 of the NPPF (2019).

3.0 Amenity impact
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3.1 Policy DC1 seeks to protect residential amenity and that all new development must have regard to
amenity considerations and states that development will not be permitted where there are unacceptable
effects on the amenity of neighbouring residents and future occupants.

3.2 The proposed dwellings will sit within a large plot, dwelling 2 will sit to the north of the plot and dwelling 1
fronting Attleborough Road. The garaging will sit between the dwellings and there is generous amenity space
to both dwellings which is proportionate to those to the north. The nearest dwelling is Bridge Farm which is to
the north west of dwelling 2, however given the separation distance and existing landscaping and the
minimal windows along the north west side elevation of the proposed dwelling this will not be a significant
issue in this instance. In addition, the proposal provides the dwelling and future occupiers with a good degree
of private amenity space.

3.3 As a result the impact on the neighbouring occupiers in terms of overlooking and over dominance will be
minimal given the separation distances and layout and there will be sufficient private amenity space for future
occupiers.

3.4 In light of the above factors, the proposal is considered to comply with policy DC1 and paragraph 127 (f)
of the NPPF (2019).

4.0 Highway safety

4.1 Policy CP4 of the Core Strategy seeks to ensure that all access and safety concerns are resolved in new
developments.  Policy DC19 requires sufficient parking for all new development.  Paragraphs 108 and 109 of
the NPPF (2019) are also relevant.

4.2 A new access is proposed to the east of the front of the site from Attleborough Road and the existing
access will no longer be in use and there is sufficient parking on the proposed site.

4.3 Norfolk County Council Highways were consulted and commented that the land which comprises the
visibility splay to the east of the proposed new access does not lie within the applicants control. They
previously advised that the applicant should arrange for the highway boundary to be verified to establish the
extent of land which lies in third party ownership and to determine who owns the hedge which must be kept
maintained at a height not exceeding 1.05m above carriageway level. The applicant has now included the
land required for the splay within the application red line and has advised the necessary notice has been
served on the landowner. The provision of visibility from the new site access onto Attleborough Road is
fundamental to the scheme being acceptable in highway terms and , notwithstanding that the extent
of public highway has not been clarified, on the basis that the red line includes the visibility splay they would
not wish to raise an objection subject to conditions being imposed.

4.4 In light of the above, the proposal is considered to comply with highway safety, subject to conditions.

5.0 Flood Risk / Drainage

5.1 Policy DC13 relates to flood risk and paragraph 163 of the NPPF (2019) stipulates that when determining
planning applications, local planning authorities should ensure flood risk is not increased elsewhere and
development should only be allowed in areas at risk of flooding where, in the light of this assessment (and
the sequential and exception tests, as appropriate) it can be demonstrated that:

a) within the site, the most vulnerable development is located in areas of lowest flood risk, unless there are
overriding reasons to prefer a different location;
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b) the development is appropriately flood resistant and resilient;

c) it incorporates sustainable drainage systems, unless there is clear evidence that this would be
inappropriate;

d) any residual risk can be safely managed; and

e) safe access an escape routes are included where appropriate, as part of an agreed emergency plan.

5.2 Dwelling 2 is located in a Flood Zone 1 according to the Environment Agency maps for flooding and is,
therefore, within an area at lowest risk of flooding from various sources including that from rivers, surface
water, tidal, reservoir and canal sources. However, dwelling 1 which is located at the front of the site is
located in a Flood Zone 2 according to the Environment Agency maps for flooding. The whole site is within a
medium risk area for surface water flooding.

5.3 A flood risk assessment (prepared by Evan Rivers and Coastal) which stated that the application site falls
within flood zone 1 (fluvial) based on more accurate flood modelling information was submitted alongside the
application, the report also stated that a flood modelling assessment was carried out by Evans Rivers and
Coastal Ltd in March 2015 (ref: 1416/RE/03-15/01) for a site closeby and immediately downstream of
Attleborough Rd. This modelling directly relates to the application site and forms the most up to date flood
information, in addition to the FRA submitted by the applicant.

5.4 The FRA submitted concludes that despite the Agency's flood map indicating that the site is located
within Flood Zones 3, 2 and 1, the more accurate flood modelling undertaken for this area indicates that the
site is located within Flood Zone 1 from a fluvial event within the adjacent watercourse.
- The approved flood model has been used to update the climate change allowances in line with current
guidance.
- All built development will be located within Flood Zone 1 and outside of the worst-case climate change
(35%) 1 in 1000 year flood extent thus complying with policy. Safe access/egress will be available during
fluvial events.
- It is considered that there is a moderate risk of groundwater flooding which will be mitigated by a Water
Exclusion Strategy for foundations.
- There is a very low to medium surface water flood risk across the site. A more detailed analysis of the flood
risk has been undertaken using the Data.gov.uk GIS data. It is proposed that the ground floor level of the
dwellings is set up to 0.3m higher than existing ground levels and at 37.65m AOD in order to prevent internal
flooding and to provide safe refuge during the worst-case low risk event.
- Safe access/egress cannot be achieved during the peak of the low risk surface water flood event. People
should make a judgment on leaving or accessing the site before, during or after the event in relation to any
external flood hazard. It is proposed that the occupants register with the Agency's Flood Warnings Direct and
prepare a Family Flood Plan.

5.5 As the proposals are in an area at risk of flooding a sequential test has been requested.

5.6 The sequential approach seeks to identify, allocate or develop certain types or locations of land before
others. In this instance local planning authorities are required to review flood risk within the District steering
development towards areas of lowest flooding risk.  Development is only permissible in areas at risk of
flooding in exceptional circumstances
where it can be demonstrated that there are no reasonably available sites in areas of lowest risk, and the
benefits of that development outweigh the risk from flooding.
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5.7 The submitted sequential test includes a search area of a 1km radius of Caston Village. This search area
was discussed and agreed with the local planning authority beforehand. The test demonstrates that there are
no reasonably available sites within the search area and therefore the sequential test has been passed.

5.8 The FRA confirms the site falls within flood zone 1. The proposed use is a "more vulnerable" use and in
accordance with table 3 of the NPPF Technical Guidance, an Exception Test does not need to be passed.

5.9 The Environment Agency and LLFA raise no objection to the application, which is considered to accord
with paragraph 9 of the Technical Guide to the NPPF and adopted Core Strategy policy DC13.  Conditions
will be appended to any permission requiring precise details of foul and surface water drainage.

6.0 Impact on Trees

6.1 Policy DC12 seeks to preserve the District's trees, hedgerows and other natural features and secure
appropriate landscaping schemes to mitigate the impact of, and complement, new development.

6.2 The site contains some trees on the existing access and along the new access but there are no trees
within the vicinity of the proposed new dwellings. It has been confirmed that all trees will be retained,
therefore the proposals are considered to have due regard to policy DC12.

7.0 Land Contamination

7.1  The Land Contamination Officer has been consulted and confirms based on the information provided,
they have no objections providing the development proceeds in line with the application details.

8.0  Planning Balance

8.1 The application does not accord with the adopted development plan as the site falls out of the defined
settlement boundary. However, the Council does not currently have a 5 year land supply as required by the
NPPF and this development would provide a small contribution towards Breckland's Housing supply,
additionally these self-build properties would be built out quickly.

8.2  When applying the tilted balance required by paragraph 11 of the NPPF, this is a finely balanced
decision, however,  the small negative harm created by the site's location away from services and facilities
for two self-build dwellings are considered to be outweighed by the positive contribution towards housing in
the district including self build units, and the nature of residential development in close proximity to the site
prevents any significant harm to the street scene or character and appearance of the countryside.

8.3 The applicant has submitted a flood risk assessment and a sequential test which demonstrates that there
are no reasonably available sites within the search are and therefore the sequential test has been passed.
There is a moderate risk of groundwater flooding which will be mitigated by a Water Exclusion Strategy for
foundations.  The ground floor level of the dwellings will be set up to 0.3m higher than existing ground levels
and at 37.65m AOD in order to prevent internal flooding and to provide safe refuge during the worst-case low
risk event. Safe access/egress cannot be achieved during the peak of the low risk surface water flood event.

8.4  In accordance with paragraph 11 of the NPPF, no harm has been identified which would significantly and
demonstrably outweigh the benefits, and therefore, approval of planning permission is recommended subject
to conditions.
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RECOMMENDATION

Recommend approval subject to conditions and the completion of a S106 Legal Agreement to secure the
dwellings as self-build.

CONDITIONS

1 Full Permission Time Limit (2 years)
The development must be begun not later than the expiration of TWO YEARS beginning
with the date of this permission.
Reason for condition:-
As required by section 91 of the Town & Country Planning Act 1990 (as amended) and to
ensure the deliverability of the scheme to contribute to the five year housing land supply.

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.

4 New access (over
verge/ditch/watercourse/footway)
Prior to the first occupation of the development hereby permitted the vehicular access
crossing over the verge shall be constructed in accordance with a detailed scheme to be
agreed in writing with the Local Planning Authority in accordance with Norfolk County
Council specification and thereafter retained at the position shown on the approved plan.
The access shall achieve a minimum width of 4.8m for the first 10m as measured from the
nearside carriageway edge and arrangements shall be made for surface water drainage to
be intercepted and disposal of separately so that it does not discharge from or onto the
highway.
Reason for condition:-
To ensure construction of a satisfactory access and to avoid carriage of extraneous material
or surface water from or onto the highway in the interests of highway safety.
This condition will require to be discharged

5 Existing access - closure
Vehicular/pedestrian/cyclist access to and egress from the adjoining highway shall be limited
to the access shown on Drawing No. 2187/001 Rev B only. Any other access or egress shall
be permanently closed, and the highway verge shall be reinstated in accordance with a
detailed scheme to be agreed with the Local Planning Authority concurrently with the
bringing into use of the new access.
Reason for condition:-
In the interests of highway safety.

6 Provision of visibility splays - condition/approved
plan
Prior to the first occupation of the development hereby permitted visibility splays measuring
2.4. metres x 59 metres shall be provided to each side of the access where it meets the
highway.The splays shall thereafter be maintained at all times free from any obstruction
exceeding 1.05 metres above the level of the adjacent highway carriageway.
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Reason for condition:-
In the interests of highway safety in accordance with the principles of the NPPF.
This condition will require to be discharged

7 Provision of parking and servicing areas
Prior to the first occupation/use of the development hereby permitted the proposed access
parking and communal turning area shall be laid out, demarcated, levelled, surfaced and
drained in accordance with the approved plan and retained thereafter available for that
specific use.
Reason for condition:-
To ensure the permanent availability of the parking/ manoeuvring areas, in the interests of
satisfactory development and highway safety.
This condition will require to be discharged

8 Precise details of surface water disposal
The development shall be constructed in complete accordance with the Flood Risk
Assessment prepared by Evan Rivers and Coastal.
Reason for condition:-
To minimise the possibilities and impacts 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

9 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
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

10 External materials and samples to be approved
Prior to the commencement of any works above slab level details and samples of all external
materials to be used shall be submitted to and approved in writing by the Local Planning
Authority, and this condition shall apply notwithstanding any indication as to these matters
which have been given in the current application.  Only such agreed materials shall be used
in connection with this approval.
Reason for condition:-
To ensure the satisfactory appearance of the development, in accordance with Policy DC 1
and DC 16 of the Adopted Core Strategy and Development Control Policies Development
Plan Document 2009.
This condition will require to be discharged

11 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.
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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

12 Landscaping - details and implementation
Prior to the occupation of the development hereby permitted a scheme of landscaping which
shall take account of any existing trees or hedges on the site, shall be submitted to and
approved in writing by the Local Planning Authority. The approved scheme shall be carried
out during the planting season November/March immediately following the commencement
of the development, or within such longer period as may be agreed in writing with the Local
Planning Authority. The details shall take account of the Council's leaflet "Tree pack"
(Landscaping advice for applicants).  Any trees or plants which within a period of 5 (five)
years from the completion of the landscaping scheme die, are removed or become seriously
damaged or diseased shall be replaced during the next planting season with others of the
same size and species unless the Local Planning Authority gives written consent to any
variation.
Reason for condition:-
To ensure the satisfactory appearance of the development, in accordance with Policy DC 12
of the Adopted Core Strategy and Development Control Policies Development Plan
Document 2009.
This condition will require to be discharged

13 Trees/hedges to be retained
The existing trees/hedges on the site shall be retained.  Should any die or be removed
without the written consent of the Local Planning Authority, they shall be replaced during the
next planting season with a tree(s) or hedging of a species, size and in the same location to
the satisfaction and written agreement of the Local Planning Authority.
Reason for condition:-
In the interests of the satisfactory appearance of the development.

15 Inf 2
This development involves works within the public highway that can only be carried out by
Norfolk County Council as Highway Authority unless otherwise agreed in writing. It is an
OFFENCE to carry out any works within the Public Highway, which includes a Public Right
of Way, without the permission of the Highway Authority. Please note that it is the
Applicants' responsibility to ensure that, in addition to planning permission, any necessary
consents or approvals under the Highways Act 1980 and the New Roads and Street Works
Act 1991 are also obtained from the County Council. Advice on this matter can be obtained
from the County Council's Highway Development Management Group.
Please contact Kay Gordon 01362 656211.

Street furniture will need to be repositioned at the Applicants own expense. Public Utility
apparatus may be affected by this proposal. Contact the appropriate utility service to reach
agreement on any necessary alterations, which have to be carried out at the expense of the
developer.
If required, street furniture will need to be repositioned at the Applicants own expense.
Please be aware it is the applicants responsibility to clarify the boundary with the public
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highway. Private structures such as fences or walls will not be permitted on highway land.
The highway boundary may not match the applicants title plan. Please contact the highway
research team at highway.boundaries@norfolk.gov.uk for further details.
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