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Summary – This report concerns proposals to develop land off Norwich Road, 
Dereham, for 10 houses. The proposal raises issues relating to planning policy, 
impact on local character, residential amenity and traffic safety.    

 
1.   INTRODUCTION 
This report concerns an application for full planning permission for residential 
development on land adjacent to Peartree Cottage, off Norwich Road, Dereham.  
The proposed development would include the erection of 10 dwellings, the 
construction of a new access road and improvements to an existing access road.  
The development would be of 2 storeys and would include 6 x 4 bedroom units and 4 
x 3 bedroom units.   
 
The application is supported by a number of technical reports, including a Design & 
Access Statement, Arboricultural Implications Assessment, Biodiversity & Protected 
Species Survey and Contamination Report.  A Section 106 legal agreement is being 
drafted which includes obligations relating to the provision of 4 units of affordable 
housing, contributions to recreation (£14,280) and walking/cycling initiatives (£1,585) 
and the future maintenance of the access road.      
 
The application site is located adjacent to established residential development on 
Norwich Road and Union Drift, approximately 1.4km to the east of the town centre.  
The land extends to around 0.6 hectare and is currently used as paddocks for 
horses.  The site is adjoined on three sides by existing housing.  The site is adjoined 
by open land on the remaining boundary. The boundaries of the site are defined by a 
mixture of hedges, trees, fencing and walling.  Access to the site from Norwich Road 
is gained via an existing private road that crosses part of the Little Neatherd, a 
registered common. 
 
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.  PLANNING HISTORY 
Outline planning permission for 7 dwellings was granted in 1986. Reserved matters 
approval for the scheme was granted in 1991.  Planning permission for one dwelling 
was granted in 1995.  This permission was subsequently renewed, most recently in 
2005.   



 
5. CONSULTATIONS 
It is understood that all Dereham town councillors declared a prejudicial interest in 
the application due to the Council’s ownership of the existing access road.   
Comments have been offered for consideration in relation to loss of trees, effects on 
the appearance of the Neatherd and impact on the amenities of neighbours.   
 
The Highway Authority has requested minor revisions to the layout of the access 
road where it meets Norwich Road.  Concerns have also been raised about the 
adequacy of the existing access track to cater for additional traffic and future 
maintenance liabilities.   
 
The Environment Agency has raised no objection to the application.     
 
Anglian Water has raised no objection to the application. 
 
Norfolk Police have indicated that the proposed layout would be acceptable in terms 
of deterring crime but have raised some concerns about boundary fencing.   
 
The Tree & Countryside Officer has raised no objection to the application, subject to 
suitable replacement planting and tree protection.      
 
The Council’s Housing Enabling & Projects Officer has raised no objection to the 
application.    
 
The Council’s Contaminated Land Officer has raised no objection to the application. 
 
The Dereham Society has objected to the application, raising concerns about access 
and road maintenance, impact on the Neatherd, loss of green space and effects 
generally on the character of the area.  
 
Objections have been raised by a number of local residents.  At the time of writing 
more than 20 such representations had been received.  Concerns and objections 
relate to likely effects on the character of the area, particularly the Neatherd, loss of 
trees, additional traffic and loss of residential amenity. 
 
6.  POLICY 
Relevant national planning policy can be found in PPS 1 ‘Delivering Sustainable 
Development’ and PPS 3 'Housing’.  At a local level, the following policies contained 
in the Core Strategy & Development Control Policies DPD are relevant: Policy DC 1 
(Amenity), Policy DC 2 (Housing), Policy DC 4 (Affordable Housing), Policy DC 11 
(Open Space), Policy DC 12 (Trees), Policy DC 14 (Energy Efficiency) and Policy DC 
16 (Design). 
 
7.  ASSESSMENT 
The principal issues raised by the application concern: i) planning policy matters, ii) 
effects on local character, iii) residential amenity, and iv) traffic safety.     
 
Planning policy 
The application site falls within the defined Settlement Boundary for Dereham.  The 
proposals must, therefore, be considered in the context of planning policies which 
permit new housing provided that relevant criteria are met.  It is considered that the 
development of the site for housing would accord in general terms with national and 
local planning policy, as set out in PPS 3 and Core Strategy Policy DC2.  The 
development of the site for residential purposes would be consistent with the 



established pattern of development in the area.  The principle of development of the 
site for residential purposes has been accepted previously (see Site History).  The 
scale and mix of housing proposed would reflect the character of the locality, 
although the density (16 DPH) would fall below the levels generally envisaged for 
sites in built up areas.  Affordable housing would be provided in accordance with 
Policy DC4.  A financial contribution towards local recreation facilities is proposed in 
line with Policy DC11.   A planning condition could be imposed to secure compliance 
with the requirement of Policy DC14 to provide at least 10% of the development’s 
energy requirements from renewable sources. 
 
Local character  
The established pattern of residential development in the vicinity of the site is 
predominantly one of relatively large detached dwellings set in generous plots.  As a 
result the area has a rather open and spacious character.  This character is 
enhanced by the Little Neatherd, which provides a break in the built up frontage and 
a wooded backdrop to existing development, as well as hinting at the larger areas of 
common land and countryside that lie beyond.  Neatherd Moor is a much valued local 
resource and an important resource for informal recreation, as well as providing an 
attractive rural setting for the town.    
 
It is considered that the proposed development would generally be in keeping with 
the character of nearby development.  The low density of the scheme. and the 
emphasis on larger detached units, would reflect the character of existing 
development.  House designs would be traditional, with simple symmetrical 
elevations mainly in red brick under slate roofs reflecting the appearance of nearby 
nineteenth century villas.  Weatherboard cladding is proposed for some units to 
provide variety and to maintain the semi-rural character of the site.  The enclosed 
nature of the site would mean that the visual impact of the development on the 
surrounding area would be limited.  Clear views into the site would be available only 
from the site entrance itself and from the Neatherd Moor to the north.  From the 
north, the proposed houses would be seen in the context of existing housing nearby 
and would not appear as a continuous mass of building.  Landscaping is proposed to 
soften views and further break up the outline of the new development. The loose 
arrangement of houses proposed around a central green and the limited range of 
house types used would give the development a strong visual identity of its own.   
 
A number of trees would be lost, mainly to allow access/services to be constructed 
into the site, but it is not considered that this would result in any significant harm to 
the appearance of the area generally.  Whilst it is proposed to thin out a small 
wooded area adjacent to the site entrance, the position of the new access has been 
chosen so as to minimise the extent of tree removal needed.  The trees to be 
removed are not considered to be of significant individual merit.   Replacement 
planting is proposed with heavy standards.  It is not proposed to remove any trees in 
connection with access improvement on the Little Neatherd.  Details of the works 
proposed to improve the access and install necessary services have been requested.   
 
Careful consideration has been given to the likely visual impact of the proposed 
upgrading of the existing access road on the character of the Little Neatherd.  In 
order to retain the semi-rural appearance of this area, only limited alterations are 
proposed.  The existing alignment of the road would be maintained, with only a 
modest increase in width close to the Norwich Road to allow two vehicles to pass.  It 
is intended to re-surface the road with a tar spray and shingle finish, with the timber 
boarding or conservation kerbs used as edging.  This approach is considered to be 
appropriate here. 
  



Residential amenity 
Given that the site is bounded on three sides by existing housing, it is inevitable that 
some impact on the residential amenity of neighbours will occur as a result of visual 
effects and additional activity levels.  However, it is considered that the development 
has generally been designed so as to avoid significant impact on neighbours.  
Houses have been orientated to face away from neighbours or set at angles to 
reduce overlooking, and relatively generous separation distances would be 
maintained.  Existing boundary screening would be retained.  Where overlooking 
would not be reduced to an acceptable level by these means, amendments have 
been made to the application to reposition upper floor windows.  Increased traffic 
levels would result in some additional noise and disturbance, with properties adjacent 
to the access being most affected.  However, taking into account the type, volume 
and likely speed of such traffic, it is not considered that that such effects would justify 
refusal of planning permission.     
 
Traffic Safety 
The proposed access to the development from Norwich Road would not accord with 
the standard that would normally be sought for a development of the scale proposed.  
Housing schemes of more than 8 dwellings normally require an estate road 
constructed to NCC standards.  However, whilst an adoptable road is not proposed 
here, the applicant has sought to balance the need to ensure safe access with 
protection of the appearance and character of the area.  It is considered that the 
proposals achieve a reasonable compromise in these respects.   
 
To ensure safe access/egress onto Norwich Road, visibility splays would be provided 
to the appropriate standard at the existing entrance to the Little Neatherd.  The first 
section of access road would be widened to allow vehicles to enter and exit at the 
same time and an existing lay-by, set back from the road, would be retained.  These 
measures should ensure that there would be sufficient space for vehicles to wait 
when necessary to allow vehicles leaving the site to pass.  Within the development 
site itself, the proposed access road would provide for two-way traffic, together with 
turning facilities and off-road parking.  The construction of the access would be 
upgraded to cater for the additional volume of traffic and to lessen the burden of 
regular maintenance.  It is understood that agreement has been reached in draft form 
between the applicant and the Town Council about the proposed upgrading works to 
the access road and subsequent maintenance arrangements.  Other non-planning 
consents may be required for these works due to the status of the land as registered 
common. The section of road serving only the development would be maintained 
under a private management company. 
 
Additional traffic flows along the existing private road across the Little Neatherd 
would inevitably increase the likely incidence of conflicting traffic movements here.  
This private road currently provides access for five or so properties, which would 
increase to fifteen following completion of the proposed development.  However, 
given the alignment of the road, the proposed improvements, levels of intervisibility 
and the anticipated low traffic speeds, it is not considered that any increased risk to 
the safety of vehicular or pedestrian traffic caused by the development would be 
significant.   
 
8.  RECOMMENDATION   
That planning permission is granted subject to conditions and the completion of the 
proposed legal agreement.  Recommended conditions would include the following: 
external materials, landscaping, tree protection, boundary treatments, access and 
parking, drainage, lighting, construction management and renewable energy. 

 


