
SUPPLEMENTARY REPORT – AGENDA ITEM 9

REPORT AT SCHEDULE ITEM 1:  Outline planning application for 
residential development of up to 177 dwellings.  

Reference:  3PL/2015/0254/O  

For the sake of clarity, it is confirmed that the recommended outline time limit 
condition would require the submission of reserved matters within two years 
and the commencement of development within one year of the final approval 
of reserved matters.  

CONSULTATIONS  

Natural England has confirmed that it agrees with the findings of the Council’s 
Appropriate Assessment and has no further comments to make on the 
application.    

RSPB has re-affirmed its original objection in principle to the application.   It 
considers that as the full range of mechanisms that contribute to adverse 
effects on stone curlews are unknown; it is not possible to provide effective 
mitigation for developments in the stone curlew buffer.     

REPORT AT SCHEDULE ITEM 2:  Land adjacent The Willows, Cley Lane, 
Saham Toney, proposed residential development of five dwellings 
(outline).  

Reference: 3PL/2015/0450/O  

CONSULTATIONS  

NORFOLK COUNTY HIGHWAYS  

The drawing indicates the footway and visibility splays requested and therefore there 
would be no objections in principle to the development.  

I have not commented on the layout since this does not form part of this application 
but would flag-up that the parking allocation for Plots five and six will need to be 
increased to two spaces per plot without affecting the communal turning facility.   

On the basis that the application is submitted in Outline with only Access for 
consideration I would raise no highway objections subject to the following conditions 
being imposed:-  



SHC 05
Prior to the commencement of the development hereby permitted full details (in the 
form of scaled plans and / or written specifications) shall be submitted to and 
approved in writing by the Local Planning Authority in consultation with the 
Highway Authority to illustrate the following: -

i) Parking provision in accordance with adopted standard.
ii)Turning areas.  

SHC 08
Prior to the first occupation of the development hereby permitted the vehicular access 
shall be provided and thereafter retained at the position shown on the approved plan 
drawing number 9863 1 Rev B in accordance with the highway specification. TRAD 
1.  Arrangements shall be made for surface water drainage to be intercepted and 
disposed of separately so that it does not discharge from or onto the highway 
carriageway.  

Reason:  To ensure satisfactory access into the site and avoid carriage of extraneous 
material or surface water from or onto the highway.  

SHC 19
Prior to the first occupation of the development hereby permitted visibility splays 
shall be provided in full accordance with the details indicated on the approved plan.  
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:  In the interests of highway safety.    

SHC 39A
Notwithstanding the details indicated on the submitted drawings no works shall 
commence on site unless otherwise agreed in writing until a detailed scheme for the 
off-site highway improvement works as indicated on drawing number 9863 1 Rev B 
have been submitted to and approved in writing by the Local Planning Authority in 
consultation with the Highway Authority.   

Reason:  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.  

SHC 39B
Prior to the first occupation of the development hereby permitted, the off-site highway 
improvement works referred to in Part A of this condition shall be completed to the 
written satisfaction of the Local Planning Authority, in consultation with the Highway 
Authority.   



Reason:  To ensure that the highway network is adequate to cater for the development 
proposed.  

REPORT AT SCHEDULE ITEM 3: Demolish blgs & erect up to 165 
homes, together with public open space & associated Infrastructure 
(Outline)

Reference:  3PL/2015/0546/O  

Correct error on Page 52 of report pack: reference to 4% affordable housing 
should read 25% (41 dwellings).

Remove condition relating to 10% energy from renewable sources.

First set of conditions should be ignored, please see below

CLARIFICATION OF CONDITIONS

3005  Outline Time Limit ( 2 Years)
3058  Standard Outline Condition
3047  In accordance with submitted
3920  Site Investigation
3920  Detail of Slab levels
3920  Foul and Surface water drainage scheme
3920  Construction and demolition method statement
3920  SCH01 – Detailed plans of roads, footways, cycleways,
3920  SCH02 – Accordance with Highway specifications
3920  SCH03A – Surfacing
3920  SHC19 – Visability splays
3920  SHC 39 – Scheme for Offsite highways works
3920  CEMP – Construction Ecology mitigation measures
3920  Scheme for bird and bat boxes on site
3920  No vegetation clearance in birs nesting season
3920  Detailed landscaping and planting scheme with REM
3920  Arboricultural Impact, Method Statement and Proterction Plan
3920  Lighting scheme prior to occupation
3920  Noise attenuation scheme
3920  Materials and Waste Management Plan
3920  Design and access statement with REM
3920  Dwelling on perimeter restricted to max two storey in height
3988  NOTE:  Submitted details indicative only
3992  No-Standard note re: S106
3972  NOTE:  Bats and Owls
3970  NOTE: S106 Agreement re: drainage works
3960  NOTE:  E.A notes attached
3994  Contaminated Land
3989  Hedgerow Regulation
3962  National grid Notes attached



3994  Highway note

3940  Retention of trees and hedgerows along perimeter of site

REPORT AT SCHEDULE ITEM 5:  Land off Elsing Road, Swanton Morley, 
Proposed erection of two dwellings (outline).   

Reference: 3PL/2015/1456/O   

ADDITIONAL INFORMATION AND CONSULTATION   

ECOLOGY MATTERS   

The above application had been deferred as ecology information had not previously 
been provided by the applicant.  Subsequently, an ecological appraisal was submitted 
to the Local Planning Authority for comment.  The Council’s ecologist provided the 
following response (summarised):   

This planning application was previously submitted under 3PL/2015/1219/O for the 
residential development for four dwellings.  This planning application was withdrawn 
and has now been resubmitted for the development of two dwellings.  

The following information is required:  

 Further information regarding likely significant effects on the River Wensum 
SSSI/SAC, prior to determination of the application.  

 Further information regarding the removal of an ash tree.  

 Resubmission of the landscape plan to demonstrate the developer has 
compensated for the loss of habitats and has included enhancements to ensure 
no net loss of biodiversity.  

Further details were subsequently provided by the applicant addressing the 
above points, which are detailed as follows:   

 Yes the application is in Outline form so any landscaping detail can be 
swept-up by the Reserved Matters; however, a specific requirement for 
an owl box can be met and we can place it on one of the trees outside 
the application site boundary but within land owned by the applicant.   

 Wild Frontier did not find any evidence of bats in the ash tree and far 
more suitable habitat exists in the trees and field structures beyond the 
application site.   However, if felt necessary a Condition could be 
attached requiring a stand-alone assessment of the tree prior to 
commencement of works on site.   



 Foul water discharge will be to existing adopted assets in the road. 
Surface water will be disposed via appropriate soakaways within the 
curtilage of each house.   Limited unpolluted surface water run-off will 
not impact on the Wensum SAC and ground levels and topography 
work to direct surface water to the south away from the SAC.  

The applicant also provided further information in support of the second point, 
which reads as follows:  

 Had there been any significance to this tree it would have been 
mentioned in the Phase 1 habitat assessment, but regardless it was 
easy enough to take another look.  The tree lacks potential bat roosting 
features.   While the trunk is overgrown with ivy, the vine stems are not 
dense enough to provide a credible roosting opportunity.  Ivy is 
described in the BCT guidance as a potential roosting features when 
the stem diameters are “in excess of 50mm”, which does not apply in 
this instance.   There is no significant merit to the ash tree in terms of 
protected species.  

The Council’s ecologist considered that the details provided above where 
acceptable, providing that the Council’s ecologist is consulted on any 
submitted landscaping scheme, and that a owl box is appropriately located 
within the site.  In addition, the Council’s ecologist also requested that the 
development should be carried out in accordance with the submitted 
ecological appraisal.  

The Council’s ecologist also recommended that Natural England be consulted 
for their advice on the proposal.  However, it is considered that given the 
distance from the site to the designated Rive Wensum SAC/SSSI being 
approximately 500 metres away, it was considered that the advice from the 
Council’s ecologist would be sufficient in this instance. Furthermore, precise 
details of both surface water and foul water drainage will be required to be 
submitted for approval.  

Accordingly, the following planning conditions are recommended and shall be 
added to the decision notice should the planning committee support the 
recommendation of approval:  

3920 -  Development in accordance with ecological appraisal  
3920 -  Scheme for owl box on site  
3802 -  Precise details of surface water drainage  


