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Summary – This report concerns detailed proposals for residential development on 
land off Waples Way, Dereham.  It is recommended that planning permission is 
granted. 

 
 
1.   INTRODUCTION 
This report concerns two planning applications for housing development on land off 
Waples Way in Dereham.  Together the applications propose a total of 20 dwellings, 
all of which would be managed by Broadland Housing Association as affordable 
housing. The development would comprise a mixture of units including eleven 2-
bedroom houses, eight 2-bedroom flats, and a 2-bedroom bungalow.  An area of 
open space is also proposed to serve the development.  An existing road would be 
extended into the site.  The applications are supported by Design & Access 
Statement, an Arboricultural Impact Assessment and a Site Investigation Desk Study. 
 
The proposed development site is located approximately 800 metres to the south of 
Dereham town centre within an established residential area.  The site comprises a 
long rectangular parcel of vacant land, extending in total to 0.5 hectare, which 
historically formed part of a railway line.  The site is adjoined on three sides by 
existing residential properties.  Dereham Church Middle School is located just to the 
north west of the site.  The development site includes a number of TPO trees. 
 
An application for 20 dwellings on the site currently proposed for 15 dwellings was 
submitted in May 2009.  The application was subsequently withdrawn. 
 
A legal agreement has been drafted containing obligations relating to affordable 
housing provision, on-site open space, and contributions towards off-site recreation, 
schools and libraries. 
 
2.  KEY DECISION 
This is not a key decision.   
 
3.  COUNCIL PRIORITIES 
The following Council priorities are relevant to this report: 

• A safe and healthy environment 

• A well planned place to live and work 
 
4.  CONSULTATIONS 
Dereham Town Council has raised objections to the applications on the grounds that 
the proposals would result in an overdevelopment of the site and cause traffic 
problems.  



  
The Highway Authority has raised no objection to the applications, but has requested 
some revisions to the detailed layout of the access road.  
 
Norfolk County Council has raised no objection to the applications subject to 
contributions being secured towards local schools (£58,220) and libraries (£1,200). 
 
The Council’s Housing Enabling & Projects Officer supports the applications  
 
The Tree & Countryside Officer has raised some concerns about the impact of the 
proposed new access road and utility services on the rooting areas of adjacent TPO 
trees.  Further information in relation to biodiversity enhancements is also sought.   
 
The Council’s Contaminated Land Officer has raised no objection subject to 
conditions requiring further site investigations. 
 
A number of letters of objection have been received from local residents raising 
concerns about overdevelopment, traffic problems, loss of trees and harm to 
residential amenities.    
 
5.  POLICY 
At a national level, policies set out in PPS 3 Housing are particularly relevant.  
Relevant ‘saved’ Local Plan policies include Policies HOU.2 (Housing in Towns) and 
TRA.5 (Highway Safety).  Significant weight can also be attached to the Core 
Strategy & Development Control Policies DPD, including Policy DC2 (Housing), DC4 
(Affordable Housing), DC11 (Open space), DC12 (Trees) DC14 (Energy efficiency) 
and DC16 (Design).   
 
6.  ASSESSMENT 
The principal issues raised by the application concern: i) planning policy matters, ii) 
local character and amenity, iii) trees and iv) traffic.    
 
Planning policy 
It is considered that the redevelopment of the site for housing would accord in 
general terms with national and local planning policy, as set out in PPS 3 and Policy 
DC2 of the Core Strategy & Development Control Policies DPD.  The proposal would 
be compatible with the established character of the area, and would provide for the 
re-use of previously developed land located within the existing built up area of the 
town.  The density of development proposed would fall within national guidelines.  
The scheme would provide a mix of affordable housing units for which there is an 
identified need.  The scheme would be constructed to Sustainable Homes Code 
Level 4, exceeding the requirements of Policy DC14.  The recreational needs of the 
development would be met in part by the on-site provision of green space and in part 
by financial contribution towards off-site facilities (£15,200), calculated in accordance 
with Policy DC11. 
 
Local character/amenity 
The layout and design of the development is considered to be acceptable.  
Significant changes have been made since the submission of the previous 
application in an effort to improve the overall design quality of the scheme and 
reduce its impact on local amenities.  Density levels have been reduced compared to 
previous proposals, and are now in line with current policies and similar to other 
recent development in the immediate vicinity. 
 



The long and narrow shape of the application site limits the options available in 
relation to the layout of development.  In order to avoid direct overlooking of 
neighbouring properties the proposed dwellings have generally been arranged on a 
north-south axis, with gable ends facing the new access road.  In order to create an 
attractive street scene, doors and windows have been incorporated in gable 
elevations, including distinctive corner windows.  Landscaping is also proposed to the 
street frontages and car parking to enhance their appearance.   
 
The proposed dwellings have been designed to minimise their impact on the visual 
amenities of neighbours.   Advantage has been taken of existing ground level 
differences with the proposed houses being set at a lower level than neighbouring 
properties to the south.  Houses have been designed with relatively shallow roof 
pitches to further reduce their visual impact, and upper floor windows are limited to 
obscure glazed bathroom windows.   Existing housing to the north of the site is 
screened by the protected tree belt. 
 
Trees 
The existing tree belt adjacent to the northern site boundary makes a significant 
contribution to the character of the immediate area and is of some ecological value.  
It is proposed to retain existing trees and to manage the area for wildlife interest and 
provide low key naturalistic play features.  In order to avoid harm to the rooting areas 
of the trees, amendments have been sought to the alignment of the proposed new 
access road.  Further information has also been requested in respect of underground 
services and utilities.  Biodiversity enhancements have also been requested.  Subject 
to the satisfactory resolution of the outstanding issues referred to above, it is 
considered that the proposals would not cause harm to trees or ecology.   
 
Traffic 
The traffic implications of the proposed development have given to rise to local 
objections.  Concerns raised relate to the volume of traffic, speeding vehicles and 
obstructions caused by contractors’ vehicles during construction.  Despite the 
concerns raised it is considered that the surrounding road network is adequate to 
cater for the proposed development.  The Highway Authority has raised no objections 
to the applications in relation to the capacity of local roads.  The width and alignment 
of approach roads meet current standards.  It is recommended that planning 
conditions should be attached to any permissions granted requiring a construction 
management plan to be put in place.  This plan would include proposals for the 
parking/unloading of vehicles during construction, the regulation of hours of work and 
measures to limit the impact of work on local amenities. 
   
7. RECOMMENDATION 
That planning permission is granted subject to conditions relating to external 
materials, levels, sustainable construction, landscaping, boundary treatment, tree 
protection, biodiversity enhancement, access/parking, construction management plan 
and site investigation.  The completion of the proposed legal agreement relating to 
affordable housing, open space, and contributions to recreation, schools and libraries 
is also required.   
 
In the event that the draft section 106 agreement is not completed and signed in time 
to allow the permission to be issued within the 13 week statutory determination 
period (expires 29/12/2009), it is recommended that planning permission is refused 
on the grounds that applications have not secured the necessary affordable 
housing/open space/contributions. 


