
 

 

 

 

 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2019/0514/O CASE OFFICER Naomi Minto

LOCATION: GARBOLDISHAM APPNTYPE: Outline
Land West of Hopton Road POLICY: Out Settlemnt Bndry
Garboldisham ALLOCATION: N

CONS AREA: N

APPLICANT: Mr T Lambert
c/o Agent

LB GRADE: N

AGENT: Roberts Molloy Architects
3 Church Lane Bressingham

TPO: N

PROPOSAL: Erection of 7 no. dwellings with associated parking and external amenity space.

REASON FOR COMMITTEE CONSIDERATION

The application is referred to Planning Committee as the proposal is a departure from Policy.

KEY ISSUES

- Principle of development
- Impact upon character and appearance of area
- Impact upon amenity
- Highway safety
- Trees
- Ecology
- Impact on flooding and drainage

DESCRIPTION OF DEVELOPMENT

The application initially sought Outline planning permission for four dwellings.  However, during the course of
the application process the description of development has has been amended and Outline planning
permission with all matters, except access, are reserved for the erection of seven dwellings and associated
garages, parking and external amenity space on land to the west of Hopton Road, Garboldisham is now
proposed.

Indicative plans submitted with the application indicate that three dwellings would be detached with detached
garages and four dwellings would be semi-detached, two with detached garages and two with parking
provision.  Two accesses are proposed to the east of the site.  One access to serve Plots 1, 2 and 3 and the
other access to serve Plots 4, 5, 6 and 7.

SITE AND LOCATION

The site consists of grazing meadow land, located outside of any defined settlement boundary.  The site is
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located to the southern end of the village of Garboldisham, with open countryside to the north, south and
west and highway to the east, with residential development further east.  Trees are present along the western
boundary and southern boundary, with some trees and hedging along the road frontage.

EIA REQUIRED

No

RELEVANT SITE HISTORY

No relevant site history

POLICY CONSIDERATIONS

The following policies of the adopted Breckland Core Strategy and Development Control Policies and the
adopted Site Specific Policies and Proposals Document, including the Proposals Maps, have been taken into
consideration in the determination of this application.  The provisions of the National Planning Policy
Framework and National Planning Policy Guidance  have also been taken into account, where appropriate

CP.01 Housing
CP.04 Infrastructure
CP.09 Pollution and Waste
CP.10 Natural Environment
CP.14 Sustainable Rural Communities
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
SS1 Spatial Strategy

OBLIGATIONS/CIL

Not applicable

CONSULTATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS
No objection, subject to conditions and an informative.
CONTAMINATED LAND OFFICER
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No objection, subject to conditions.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
No objection, subject to conditions.
TREE AND COUNTRYSIDE CONSULTANT
Providing that no more than two, six metre sections of hedgerow are removed to create access, I would have
no objection to the proposal.
ENVIRONMENT AGENCY
No objection.
GARBOLDISHAM PARISH COUNCIL
No objection to the number of houses being increased from 4 to 7, as this is more in line with the number
indicated in the Local Plan. It is hoped that perhaps some of the houses will be affordable housing. The
Council would like to point out, however, that Garboldisham has no mains sewer, therefore alternative means
of waste disposal will have to used for these properties.

REPRESENTATIONS

A site notice was erected on 15th May 2019.  Two letters of representation were received, raising the
following main points;

- Out of keeping with existing built form
- Adverse impact on highway safety - increased traffic
- Adverse impact on amenity in terms of noise and light pollution
- Surface water drainage concerns
- Adverse impact on ecology - particularly bats
- Inaccurate plans
- Loss of hedgerow

ASSESSMENT NOTES

1.0  Principle of development

1.1  This application seeks Outline consent for the construction of seven, two storey dwellings and
associated garages, parking provision and private external amenity space on land west of Hopton Road,
Garboldisham.  The site sits outside of the defined Settlement Boundary of Garboldisham, although it is in
close proximity of it.  Therefore, the proposal is contrary to Policies SS1, DC2, CP1 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.

1.2  However, footnote 7 and paragraph 11 of the National Planning Policy Framework (NPPF, 2019) states
that where an authority does not have an up-to-date Development Plan or five year housing land supply, the
policies which are most important in determining the application, as referred to above, should not be
considered up-to-date and that housing applications should be considered in the context of the presumption
in favour of sustainable development.
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1.3  The Statement of Five Year Housing Land Supply was published on 30 July 2018.  This outlined that the
District does not benefit from having a five year supply of housing land (it can only demonstrate 4.77 years
housing land supply).  In such circumstances, the NPPF makes provision, in principle, for Local Planning
Authorities to positively consider sites that are not within defined Settlement Boundaries.  This must be
balanced against other policy requirements and aims including securing sustainable development, protecting
the countryside, and good design.

1.4  The NPPF constitutes guidance for local planning authorities and decision-takers and is a material
consideration in the determination of planning applications to achieve sustainable development.  The
Government outlines three overarching objectives to sustainable development: economic, social and
environmental (paragraph 8).  These are interdependent and need to be pursued in mutually supportive
ways:

- an economic objective - contributing to building a strong, responsive and competitive economy, by ensuring
that sufficient land of the right type 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;

- a social objective - supporting 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

- an environmental objective - contributing 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.

1.5  Paragraph 9 of the NPPF (2019) states that these objectives should be delivered through the preparation
and implementation of plans and the application of the policies in the NPPF.  Planning policies and decisions
should play an active role in guiding development towards sustainable solutions, but in doing so should take
local circumstances into account, to reflect the character, needs and opportunities of each area.

1.6  In terms of the economic and social criteria, the proposal would provide seven new dwellings and would
therefore make a positive, albeit relatively small, contribution to the housing supply shortfall.  The proposal
would provide limited short-term economic benefits through labour and supply chain demand required during
construction, and longer-term economic benefits through the additional household spend within the
surrounding area that would be generated by the provision of seven dwellings.  However, given the small
scale nature of the development these benefits are not considered to be significant and not definitive in this
instance.

1.7  The social role of sustainable development seeks to ensure, amongst other matters, the creation of a
high quality built environment with accessible local services.  The application site is located in close proximity
of the defined Settlement Boundary of Garboldisham.  Garboldisham is identified as a Rural Settlement in
Policy SS1 of the adopted Breckland Core Strategy.  The policy states that these settlements do not
represent sustainable options for significant expansion.  They will therefore only provide nominal housing and
employment growth during the plan period.  Garboldisham does have a few facilities that could meet future
occupant's needs, including a primary school, village hall, shop, post office, church and other employment
opportunities nearby.  A bus stop is located yards from the site and offers three bus services, connecting the
village to other larger settlements with sufficient services and facilities available to meet day-to-day needs,
such as Diss, Bury St Edmunds, Norwich, East Harling, Attleborough and Wymondham.
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1.8  Paragraph 78 of the revised NPPF encourages housing in rural areas where it will enhance or maintain
the vitality of rural communities, for example, development in one village may support the services of a
nearby village.  As discussed above, the site is in close proximity of nearby bus stops, that provide services
connecting the site to places such as, Diss, East Harling and Bury St Edmunds, all of which have a wider
range of services and facilities and would require relatively short car/bus trips to access.  Furthermore, the
NPPF aims to avoid isolated homes in the countryside and recognises that opportunities to maximise
sustainable transport solutions will vary from urban to rural areas.  Whilst it is acknowledged that future
residents would likely rely on the use of private vehicles to meet their daily needs, it is considered that the
proposal would not result in isolated new homes.  In addition, the proposal would provide potential for future
occupants to support services and facilities in Garboldisham and other nearby villages and towns, including
the market town of Thetford.

1.9  Furthermore, it is noted that the site has been identified as suitable for residential development for up to
10 dwellings, in Breckland's emerging Local Plan.  Although not yet adopted, policies within the emerging
Local Plan can be afforded moderate weight.  Therefore, some development may be acceptable in this
village, despite the moderate weight, which can be attributed to the emerging Local Plan, at this stage.

1.10  In light of the above considerations, whilst it is accepted that the proposed dwellings are not compliant
with Policies DC2, CP1 and CP14 of the adopted Core Strategy, the development of the site for residential
purposes will contribute modestly to the overall housing land supply within the District.  It will also provide a
degree of economic benefits to the area, through short-term construction employment and long term
household spend.

2.0  Impact upon character and appearance of 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 development.  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.

2.2  The application is submitted in Outline form, with only details of access for consideration at this stage.
Notwithstanding this, an indicative Site Layout Plan (Drg. No: 08, dated July 2019) has been submitted in
support of the application, which identifies seven dwellings on site.  Three are proposed to be detached
dwellings with detached garages, parking provision and external amenity space and four are proposed to be
semi-detached dwellings, two with detached garages, parking provision and external amenity space and two
with parking provision and external amenity space.

2.3  The proposed dwellings would be set back from the public highway, with the majority of the hedge on the
east boundary retained.  In addition, the indicative plans show a mix of house types on relatively spacious
plot sizes, that are not too dissimilar to the local area, having particular regard to development on Thomas
Bole Close.  It is therefore considered that the proposal would not adversely affect the street scene of Hopton
Road or the character of the wider area.  In addition, given that this is an Outline application, it is considered
that the detailed design of the dwellings could be properly considered at the reserved matter stage.
Therefore, in light of the above considerations, the application is considered to have due regard to Policy
DC16 of the adopted Core Strategy and paragraph 127 of the NPPF.
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3.0  Impact upon amenity

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

3.2  The indicative Site Layout Plan (Drg. No: 08, dated July 2019) details how the site could be developed,
which is considered broadly acceptable from a residential amenity viewpoint.  Further details would be
necessary at reserved matters stage.  However, it is accepted that amenity concerns could be successfully
controlled by condition.  The proposal therefore, is considered to comply with Policy DC1 of the adopted Core
Strategy and paragraph 127 of the NPPF, subject to detailed design reserved for future determination.

4.0  Highway safety

4.1  The NPPF requires all new development to provide safe and suitable access to the site for all people.
Policy CP4 of the adopted 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.

4.2  Indicative plans submitted with the application show sufficient parking provision for each of the dwellings.
However, on-site vehicle manoeuvrability looks tight for certain plots.  In addition, following receipt of revised
plans, the Local Highway Authority were re-consulted and advised that whilst the turning area for plots 1 - 3
appears tight, they would not wish to raise an objection, on the basis that only access and not layout is the
only matter for consideration at this stage.  The Local Highway Authority recommended the inclusion of
conditions with any forthcoming planning permission, relating to parking, turning, construction management,
visibility splays, off-site highway improvement works and vehicular access.  On-site vehicle turning would be
given greater consideration at reserved matters stage.

5.0  Trees

5.1  Policy DC12 of the adopted Core Strategy states that any development that would result in the loss of an
important natural feature will not normally be permitted.  The retention of trees, hedgerows and other natural
features in situ will always be preferable.

5.2  A Tree Survey has been submitted in support of the application.  The Tree and Countryside Officer
initially asked for further clarity in respect of how much hedgerow would need to be removed to create the
access points, required highway visibility splays and the construction of the footpath.  Following further
information received from the agent, the Tree and Countryside Officer was re-consulted and raised no
objection to the proposal, providing that no more than two, six metre sections of hedgerow are removed to
create the necessary accesses.  This can be secured via a suitably worded condition.  The application is
therefore considered to be in accordance with Policy DC12 of the adopted Core Strategy.

6.0  Ecology

6.1  Policy CP10 of the adopted Core Strategy is concerned with the natural environment and seeks to
enhance biodiversity and geodiversity in the District.  Paragraph 170 of the NPPF seeks to minimise the
impacts on and provide net gains for biodiversity, including by establishing coherent ecological networks that
are more resilient to current and future pressures.

6.2  The Natural Environment Team advised that the revised indicative site layout plan for up to 7 dwellings
(Robert Molloy Architects and Consultants; July 2019) does not show native species hedgerows between the
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properties, as shown on the original Indicative Block Plan (Robert Molloy Architects and Consultants; April
2019).  The Natural Environment Team advised that they would like to see native species hedgerow planting
between the properties to provide a net gain for nature in-line with paragraph 170 of the NPPF and to ensure
connectivity across the site for wildlife including hedgehogs.  They also advised that if fencing is used
between properties, it will need to be wildlife friendly fencing.

6.3  In light of the above considerations and subject to appropriately worded conditions, the application is
considered to be in accordance with Policy CP10 of the adopted Core Strategy and paragraph 170 of the
NPPF.

7.0  Impact on flooding and drainage

7.1  Policy DC13 of the adopted Core Strategy states that development should be located in areas at least
risk of flooding.  New development will be expected to minimise flood risk to people, property and places.
Paragraph 158 of the NPPF also seeks to steer development to areas with the lowest risk of flooding.

7.2  It is noted that objections have been received raising concerns in respect of surface water drainage and
foul water disposal.  It is also noted that the application documentation included A Flood Zone Plan (Drg. No:
178/2018/01, Rev. P1, dated February 2019), Pre-Planning Anglian Water Report (dated 10 October 2018)
and Waste Water Connection Plan (Drg. No: 267903-1, dated 14 June 2018).

7.3  The agent has advised the Local Planning Authority that it is their understanding that the package
treatment plant installed to deal with a neighbouring development (at Thomas Bole Close) has been adopted
as part of the public network and therefore Anglian Water advised them that this proposal can connect into it.
The Pre-Planning Assessment Report undertaken by Anglian Water states that foul drainage from the
proposed development is in the catchment of Garboldisham - The Common Water Recycling Centre, which,
in October 2018 was found to have capacity to treat the flows from the current proposed development site.
The report indicates that the nearest practicable connection is located in Thomas Bole Close.  Anglian Water
state in their report that the foul sewerage system has capacity for the current proposed development site.
Surface water drainage was not considered as the agent advised Anglian Water that infiltration techniques
can be utilised.  It is also acknowledged that the report states that Anglian Water will request a suitably
worded condition at planning application stage to ensure the foul water disposal strategy is implimented to
mitigate the risk of flooding.

7.4  Anglian Water have therefore been consulted on the application and whilst it is acknowledged that they
have not yet responded to the consultation request, the Local Planning Authority does have sight of the Pre-
Planning Assessment Report.  In light of the above considerations and taking into account that this is an
Outline application for consideration of access only, it is considered that surface water drainage and foul
water disposal concerns can be assessed in further detail as part of the reserved matters application.
Therefore, the proposal is considered to have due regard to Policy DC13 of the adopted Core Strategy and
paragraph 158 of the NPPF, subject to the inclusion of conditions with any forthcoming planning permission.

8.0  Other matters

8.1  Policy CP9 of the adopted Core Strategy seeks to ensure that development minimises any unavoidable
polluting effects and the development's design should actively seek to minimise or mitigate against all forms
of pollution.  The Contaminated Land Officer raised no objection to the proposal, subject to the inclusion of
conditions relating to site investigation / remediation works and unexpected contamination and two
informative notes relating to asbestos and extensions.  The application therefore has due regard to Policy
CP9.
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9.0  Conclusion

9.1  In consideration of the overall planning balance of the scheme, the proposal achieves all of the
objectives of sustainable development, as defined within paragraph 8 of the NPPF.  The development would
provide a modest amount of housing, contributing to the District's housing stock at a time when the Council
are unable to provide a 5 year supply of housing.  Furthermore, it is not considered that the proposal would
result in significant and demonstrable harm to warrant refusal of planning permission.  Accordingly, the
application is recommended for approval, subject to conditions.

RECOMMENDATION

That planning Permission be GRANTED subject to the following conditions:

CONDITIONS

2 Outline Time Limit (2 years) Early Delivery
Application for Approval of Reserved Matters must be made not later than the expiration of
TWO 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 and in order to ensure
the early delivery of housing.

3 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 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 and landscaping of the development.
Reason for condition:-
The details are not included in the current submission.

5 Standard outline landscaping 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 for a landscaping
and tree planting scheme, which shall take account of any existing trees or hedges on the
site. The landscaping and tree planting shall be carried out in accordance with the scheme
as approved during the planting season of the 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, and in accordance with the Council's leaflet "Tree
pack" (Landscaping advice for applicants).
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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:-
Details are required prior to commencement to ensure trees and hedgerows are protected in
accordance with Policy DC12 of the Core Strategy.
This condition will require to be discharged

6 Boundary treatment/screening to be agreed
The reserved matters application shall include a plan indicating the positions, design,
materials and type of boundary treatment/screening to be erected.  The boundary
treatment/screening shall be completed before the building(s) are first occupied.
Development shall be carried out in its entirety in accordance with the approved details.
Reason for condition:-
In the interests of ecology and the satisfactory appearance of the development in
accordance with policies CP10 and DC16 of the Adopted Core Strategy and Development
Control Policies Development Plan Document 2009 and paragraph 170 of the NPPF.
This condition will require to be discharged

7 Non-standard condition
Prior to the commencement of development, a biodiversity enhancement plan shall be
submitted and approved in writing by the local planning authority, detailing the enhancement
measures for biodiversity on site. The biodiversity enhancement plan should include
numbers and locations of bird boxes, bat boxes, habitat enhancements. The measures shall
be carried out strictly in accordance of the approved scheme.
Reason for condition:-
Details are required prior to commencement, to protect biodiversity, in accordance with
Policy CP10 of the adopted Breckland Core Strategy and paragraph 170 of the NPPF.

8 Non-standard condition
The proposed development shall proceed in-line with the generic method statement outlined
in Appendix 1 and mitigation measures outlined in section 7 of the Ecological Survey Report
(JP Ecology; June 2019).
Reason for condition:-
In accordance with Policy CP10 of the adopted Core Strategy and paragraph 170 of the
NPPF, which seek to protect ecology.

9 Non-standard condition
The enhancement measures as outlined in section 7 of the Ecological Survey Report (JP
Ecology; June 2019) shall be incorporated into the site's design.
Reason for condition:-
In accordance with Policy CP10 of the adopted Core Strategy and paragraph 170 of the
NPPF, which seek to protect ecology.

10 Non-standard condition
Prior to first occupation of any of the dwellings hereby permitted, a 'lighting design strategy
for biodiversity' shall be submitted to and approved in writing by the local planning authority.
The strategy shall:

(a) Identify those areas/features on site that are particularly sensitive for bats and that are
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likely to cause disturbance in or around their breeding sites and resting places or along
important routes used to access key areas of their territory, for example foraging; and

(b) Show how and where external lighting will be installed (through the provision of
appropriate lighting contour plans and technical specifications) so that it can be clearly
demonstrated that areas to be lit will not disturb or prevent bats from using their territory or
having access to breeding sites, resting places or feeding areas.

All external lighting shall be installed in accordance with the specifications and locations set
out in the approved strategy, and these shall be maintained thereafter in accordance with
the strategy.  Under no circumstances shall any other external lighting be installed without
prior consent from the local planning authority.
Reason for condition:-
In accordance with Policy CP10 of the adopted Core Strategy and paragraph 170 of the
NPPF, to protect ecology.

11 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.  The development shall be carried out in accordance with the approved details.
Reason for condition:-
To minimise the possibilities of flooding from the outset of the development.
This condition is imposed in accordance with Policies DC1 and DC13 of the Adopted Core
Strategy and Development Control Policies Development Plan Document 2009
This condition will require to be discharged

12 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:-
To minimise the possibilities of flooding from the outset of the development.
This condition is imposed in accordance with Policies DC1 and DC13 of the Adopted Core
Strategy and Development Control Policies Development Plan Document 2009
This condition will require to be discharged

13 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 service lines and pipes, adjoining land, groundwaters and surface waters,
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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:-
Details are required prior to commencement, 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, in accordance with Policy CP9 of the adopted Core Strategy.

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

14 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
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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
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

15 New access (over
verge/ditch/watercourse/footway)
Prior to first occupation of any of the dwellings hereby permitted, the vehicular accesses
shall be constructed in accordance with a detailed scheme to be first agreed in writing with
the Local Planning Authority and thereafter retained at the position shown on the approved
plan.  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, in accordance
with Policy CP4 of the adopted Core Strategy and paragraph 108 of the NPPF.
This condition will require to be discharged

16 Provision of visibility splays - condition/approved
plan
Prior to the first occupation of the development hereby permitted the visibility splays
measuring 2.4 metres x 59 metres shall be provided to each side of each access where it
meets the highway.  The splays shall thereafter be maintained at all times free from any
obstruction exceeding 0.6 metres above the level of the adjacent highway carriageway.
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, in
accordance with Policy CP4 of the adopted Core Strategy and paragraph 108 of the NPPF.
This condition will require to be discharged

17 Highway improvements - off-site
Notwithstanding the details indicated on the submitted drawings no works above slab level
shall commence on site unless otherwise first agreed in writing, until detailed drawings for
the off-site highway improvement works, as indicated on Drawing NoGHR 08 have been
submitted to and approved in writing by the Local Planning 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, in
accordance with Policy CP4 of the adopted Core Strategy and paragraph 108 of the NPPF.

18 Highway improvements - off-site
Prior to the first occupation of the development hereby permitted the off-site highway
improvement works (including Public Rights of Way works) referred to in condition 17 shall
be completed to the written satisfaction of the Local Planning Authority.
Reason for condition:-
To ensure that the highway network is adequate to cater for the development proposed, in
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accordance with Policy CP4 of the adopted Core Strategy and paragraph 108 of the NPPF.
This condition will require to be discharged

19 Variation of approved plans
Any variation from the approved plans following commencement of the development,
irrespective of the degree of variation, will constitute unauthorised development and may be
liable to enforcement action.
You or your agent or any person responsible for implementing this permission should inform
the Development Control Section immediately of any proposed variation from the approved
plans and ask to be advised to the best method to resolve the matter.  Most proposals for
variation to the approved plans will require the submission of a new application.
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