
ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2015/1487/O CCASE OFFICER Matt Ellis

LOCATION: DEREHAM AAPPNTYPE: Outline
Land off Swanton Road PPOLICY: Out Settlemnt Bndry

ALLOCATION: N
CONS AREA: N

APPLICANT: Avant Homes (Midlands)
1 Phoenix Place Phoenix Centre

LB GRADE: N

AGENT: Armstrong Rigg Planning
The Exchange Colworth Science Park

TPO: N

PROPOSAL: Residential development of up to 216 dwellings, landscaping, open space, parking & access
from Swanton Road

REASON FOR COMMITEE CONSIDERATION

The application is referred to Committee as a major development proposal

KEY ISSUES

Principle of development and policy matters.
Local character, amenity and trees.
Access.
Ecology.
Other matters

DESCRIPTION OF DEVELOPMENT

Outline permission is sought for residential development of 10.57 hectares of land to the east and west of
Swanton Road in Dereham.

Whilst permission is sought for access only with all other matters reserved indicative layout drawings have
been submitted which show 216 houses together with roads and public open space.

The proposed houses would utilise a new roundabout providing access to both sides of the site from
Swanton Road.

The application is supported by a number of documents and technical reports, including a Design & Access
Statement, Phase 1 Habitat Survey, Arboricultural Impact Assessment, contaminated land assessment,
Transport Assessment, Services Appraisal, Archaeological Evaluation and Flood Risk Assessment

SITE AND LOCATION

The application site is located to the northern side of Dereham and to the east and west of Swanton Road.
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The site lies between existing residential development to the north and east and the A47 to the south.  The
site extends to around 10.57 hectares in total and is formed of 2 broadly triangular shaped sites, one either
side of the Swanton Road.  The site is Greenfield and is currently fallow agricultural land. There are a
number of trees and a sparse hedgerow within and bordering the site, however, these are largely confined to
the boundaries. Beyond the site to the north and east lies open countryside whilst Neatherd Moor lies to the
south and Dereham to the south west and west.

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
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.

SS1 Spatial Strategy
CP.01 Housing
CP.04 Infrastructure
CP.05 Developer Obligations
CP.08 Natural Resources
CP.10 Natural Environment
DC.01 Protection of Amenity
DC.02 Principles of New Housing
DC.04 Affordable Housing Principles
DC.12 Trees and Landscape
DC.16 Design

NPPF With particular reference to paragraphs 14, 17, 24, 26, 27, 32, 34, 35, 49, 103 & 118
NPPG National Planning Practise Guidance

'Manual for Streets' 2007

Dereham Draft Neighbourhood Plan (Draft only - given the stage it is at it is considered to carry no weight)

Preferred Site Options and Settlement Boundaries consultation document September 2016

OBLIGATIONS/CIL
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Not Applicable

CONSULTATIONS

DEREHAM T C
-  No evidence site can be delivered within five years, applicant should
   demonstrate this.
-  Highways assessment is incomplete & does not properly address the impact
   on the surrounding road network.
-  Lack of analysis of Kings Road / Wellington Road Junction and congestion
   which prevents cyclists from turning right.
-  Assessment of Yaxham Road / Tavern Lane Junction based upon computer
   modelling, observations of queues shows these exceed those which have
   been modelled already.
-  Queuing from the London Road / Station Road and Tavern Lane / Yaxham
   Road junctions already interact. Even a small increase in traffic will have a
   serious impact.
-  Lights at Tavern Lane already have MOVA control and are working at
   optimum level.  Changing signal times will risk traffic backing up on to the
   A47.  Application should not be approved until mitigating measures can be
   delivered Highway Agency, , should be consulted on
   changes.
-  Roundabout, , is not good for pedestrians, further
   measures should be put in place to reduce the dominance of the car.
-  Indicative Highway layout does not include clear direct pedestrian access to
   the west of the level crossing.
-  Proximity to town centre means site has potential to be highly sustainable but
   cycling not properly addressed.
-  Travel plan only considers soft options and money may be better spent on
   hard measures to improve the highway environment, no measures proposed
   to turn potential cyclists into reality.
-  Proposal appears to involve the loss of grade 2 agricultural land If land is
   grade 2 or 3a development should be considered unsustainable.
-  Indicative layout will not be able to incorporate correct amount of space for
   sports.
-  Limitations of foul water disposal in Dereham are well recognised, needs to
   be an understanding of how foul water will be dealt with before consent is
   given and that it can be delivered in five years.
-  Site is a key location for Northern and Central green corridor, consideration
   should be given to wildlife / ecological impact.
-  Would need contribution to mitigate the impact of the development on
   Neatherd Moor.
ENVIRONMENT AGENCY
The site is located above a Principal Aquifer and Source Protection Zone, (SPZ), 2.  However, do not
consider this proposal to be High Risk.  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.
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There are assets owned by Anglian Water or those subject to an adoption agreement within or close to the
development boundary that may affect the layout of the site.

The foul drainage from this development is in the catchment of Dereham Water Recycling Centre, which
currently does not have capacity to treat the flows from this development site.

Anglian Water are obligated to accept the foul flows from development with the benefit of planning consent
and would therefore take the necessary steps to ensure that there is sufficient treatment capacity should the
planning authority grant planning permission.

Development will lead to an unacceptable risk of flooding downstream if it were to connect to the existing
sewerage system without mitigation.  However the applicant has approached Anglian Water and a
development impact assessment has been prepared to determine a feasible mitigation solution.  A foul
drainage condition is requested to ensure the necessary mitigation
measures are agreed and implemented before the development connects to the sewerage system.

The proposed method of surface water management does not relate to Anglian Water operated assets.  As
such, we are unable to provide comments on the suitability of the surface water management.

The Local Planning Authority should seek the advice of the Lead Local Flood Authority or the Internal
Drainage Board.

Suggest Planning Conditions condition if the Local Planning Authority is mindful to grant planning approval.
AANGLIAN WATER
Development in the Dereham area is restricted by the limitation of the Anglian Water foul and surface water
sewerage systems.  There are current Anglian Water investigations in progress to provide a suitable and
sufficient foul water sewage infrastructure.  To prevent detrimental effects on residents and the environment
from the existing sewerage network, additional connections should not be allowed until mitigation measures
are fully operational. Recommend conditions regarding foul drainage, surface water disposal, restriction on
hours of site operations and construction and demolition works being carried out in accordance with the
Council's 'guidance for contractors and developers'.

Recommends approval providing the development proceeds in line with the application details and subject to
conditions to alleviate environmental concerns.
RAMBLERS ASSOCIATION:  NORFOLK AREA
We note and welcome the positioning of open space immediately north of Dereham FP29.  Unfortunately, the
same cannot be said for the proximity of the site to RB31, which runs along its eastern boundary.  This
restricted byway currently gives walkers, (and other legitimate users), a feeling of being completely in the
country, a feeling which will be wholly destroyed when following the rear of a line of houses and for this
reason oppose the application
NATURAL ENGLAND
Statutory nature conservation sites - no objection

Natural England has assessed this application using the Impact Risk Zones data, (IRZs) and is satisfied that
the proposed development being carried out in strict accordance with the details of the application, as
submitted, will not damage or destroy the interest features for which Dereham Rush Meadow SSSI has been
notified.  We therefore advise your authority that this SSSI does not represent a constraint in determining this

BRECKLAND COUNCIL - PLANNING COMMITTEE - 6th February 2017

COMREPORT (ODB-Ocella One Click Agenda/Officer report)



application. Should the details of this application change, Natural England draws your attention to Section
28(I) of the Wildlife and Countryside Act 1981, (as amended), requiring your authority to re-consult Natural
England.

Protected species -  Advise to apply Standing Advice.
NNORFOLK COUNTY COUNCIL HIGHWAYS
Comments dated 15-2-16

Initially recommended refusal due to a lack of information and that the application has been submitted ahead
of the findings from the Dereham Transport Stud and as such could be

Further comments dated 17/1/17

Upgrade to the Tavern Lane / Yaxham Road signalised junction should increase capacity and help with the
queuing that is experienced at this junction, the applicants proposed junction was very similar to that
proposed in the Dereham Transport Study.

The applicant has also proposed to provide a roundabout on Swanton Road which will provide an entry
feature into Dereham and help reduce speeds on this approach.

The roundabout will also serve as the main points of access into the site.

In addition the applicant will provide improvements to the Mid Norfolk Railway crossing and to the pedestrian
facilities at the Theatre Street/King Street junction.

Given the evidence provided in the Dereham Transport Study and that contained within the applicants
submission, the Highway Authority does not consider that the impact of the development will be severe in
accordance with the National Planning Policy Framework.

The development mitigates its impact at the adjacent junctions and delivers network improvements in line
with the Dereham Transport Study.
OBLIGATIONS OFFICER, NORFOLK COUNTY COUNCIL
Education

Taking into account existing permitted sites the infant and junior schools are now deemed full. Norfolk County
Council would therefore seek contributions for this development for the Infant and Junior schools and the
Dereham 6th Form Centre in line with costs set out in accordance with standard multipliers.  The
contributions will be used to fund the following projects: Identified projects " King's Park Infant School -
contribute to extension to increase capacity of school; " Dereham Infant School - contribute to extension to
increase capacity of school; " Grove House Nursery and Infant School - contribute to extension to increase
capacity of school; " Dereham C of E Junior Academy - contribute to extension to increase capacity of
school; " Dereham 6th Form Centre - contribute to internal improvements to increase capacity of school.

Fire Hydrants

Development will require 1 hydrant per 50 dwellings, (on a minimum 90-mm main), for the residential
development at a cost of 812 pounds per hydrant.  The number of hydrants will be rounded to the nearest
50th dwelling where necessary.
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Library Provision

A development of 216 dwellings would place increased pressure on the existing library service. It has been
calculated that a development of this scale would require a total contribution of 12,960 pounds, (i.e. 60
pounds per dwelling).  This contribution will be spent on a specific project, providing the provision of library
equipment / furniture e.g. book shelves; tables; computer desks.

Environment

Connections into the local Green Infrastructure, (GI), network, including Public Rights of Way and ecological
features, should be considered alongside the potential impacts of development.  Mitigation should therefore
be included within the site proposal.  Maintenance/mitigation for new and existing GI features may require a
contribution or commuted sum in order to allow the local GI network to facilitate the development without
receiving negative impact and equally, allow the development to integrate and enhance the existing network
HHOUSING ENABLING OFFICER
The site area and number of dwellings proposed trigger the thresholds of the Council s affordable housing
policy as per DC04 of the Councils Adopted Core Strategy and Development Control Policies Development
Plan Document. At present a 40% provision is required on sites capable of accommodating 5 or more
dwellings and/or 0.7ha.  This is then further split into 65% being made available for rent and 35% for shared
ownership, shared equity or any other intermediate product that meets the intermediate definition within
NPPF, meets an identified need in the District and is agreed by the Council. In this instance, based on a
development of 216 dwellings, 86 affordable dwellings would be required, 56 for rent and 30 for intermediate
housing.  The affordable housing mix will need to be determined in the reserved matters. I would currently
recommend a mix of 1 bed 2 person, 2 bed 4 person, 3 bed 5 person units and 4 bed units, preferably
including some 1, 2 and 3 bed bungalows.  The affordable housing should be integrated into the site layout to
provide a distribution of affordable housing within the development.
ASSET MANAGEMENT
The proposals show that as part of the Open Space provision it is intended to provide a local equipped area
of play in addition to new planting of hedges, trees & woodland.  If it is intended to offer the open space to
Breckland, Facilities Management would wish to be consulted on the details of the proposed open spaces at
the appropriate time.  However, BDC will usually only consider adopting areas of low maintenance open
space when provided with a perimeter knee rail fence to restrict vehicular access and it is possible that BDC
would not be prepared to adopt the open spaces proposed.  Consequently the S106 Agreement should
provide an opportunity for the Council to decline to take on the open space if it chooses and for the developer
to make other arrangements for the management of these areas.  In addition, the proposals indicate that
some drainage features will occupy the open space and refers specifically to swales, ditches and an
attenuation basin.  Please be aware that the Council is not a drainage authority and would not consider
adopting any part of the drainage infrastructure, or an open space that includes any drainage features.
Recommend approval providing the development proceeds in line with the application details and subject to
conditions to alleviate environmental concerns.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
The proposed development site is for 216 dwellings and is within the following proximity to protected sites:
Dereham Rush Site of Special Scientific Interest, (SSSI), approximately 1.6 km east. Potter and Scarning
Fens East Dereham SSSI lies just over 2 km to the south west of the application site.  Norfolk Valley Fens
Special Area of Conservation, (SAC), a European Protected Site, is located approximately 2.5 km south east
of the application site.
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It is judged that the distance of the proposed development from the protected would make it unlikely there will
be direct impacts to the protected sites. Indirect impacts likely are an increase in visitor numbers to the area
which includes these protected sites, but which are at least 1.6 km from the proposed development site.  In
addition, the Phase 1 Habitat Survey Report, (James Blake Associates, September 2015)  states that as the
development includes POS areas and further amenity areas are available to new residents within the
surrounding area.

Any visitors to the conservation sites are likely to use the existing paths and tracks and not impact the
designated habitats or habitats.  Therefore, it is concluded that the majority of residents of the new
development are likely to use public open space and amenity areas within the development and in closer
vicinity to the proposed development site.

A Landscape Ecological Management Plan, (LEMP), should be submitted for approval.  Further survey work
for the following species is required prior to the determination of the application: Breeding birds, Great
crested newts, Reptiles & Bats.  We welcome the Outline Mitigation Strategy, (James Blake Associates,
October 2015), that has been provided with the application and consider that it is sufficient if all further work
and enhancement proposals are incorporated within the application design and development.
EENVIRONMENTAL HEALTH OFFICERS
Recommend approval providing the development proceeds in line with the application details and subject to
conditions to alleviate environmental concerns.  Development in the Dereham area is restricted by the
limitation of the Anglian Water foul and surface water sewerage systems.  There are current Anglian Water
investigations in progress to provide a suitable and sufficient foul water sewage infrastructure.  To prevent
detrimental effects on residents and the environment from the existing sewerage network, additional
connections should not be allowed until mitigation measures are fully operational.  Recommend conditions
regarding foul drainage, surface water disposal, restriction on hours of site operations and construction and
demolition works being carried out in accordance with the Council's 'guidance for contractors and
developers'.
CONTAMINATED LAND OFFICER
Recommends approval providing the development proceeds in line with the application details and subject to
conditions to alleviate environmental concerns.
NORFOLK RIVERS INTERNAL DRAINAGE BOARD
FRA shows that flows from the development will enter the NRIDB system.  The NRIDB have a hydraulic
model for our section of the Dereham stream and as such would require the developer to fund the modelling
of the proposal, to establish any changes in water level as a result.  Based on the results of this we will be
able to comment fully on the application.

Also because water will enter the IDB system we believe land drainage consent should be sought and that a
one off surface water discharge contribution should be paid by the developer.

Because the water from the development is required to flow through a number of third party ditches and
streams we consider that the developer should provide evidence that these ditches and any structures
through which flows will need to pass, are capable of taking the flow which will be seen from the
development.

As the water will need to pass through a number of drains not under the control of the applicant or the IDB
before entering the board maintained system, as part of the application please can you provide written
evidence from the other affected owners of the drains, that those landowners are agreeable to the accepting
additional volume of flows through their land.  Similarly please provide in writing they are willing to undertake

BRECKLAND COUNCIL - PLANNING COMMITTEE - 6th February 2017

COMREPORT (ODB-Ocella One Click Agenda/Officer report)



any maintenance works required to ensure the system has the capacity to convey these flows in the future
and will function satisfactorily.
CCOUNCILLOR  ALISON WEBB
Strongly objects to the development due to lack of strategy for the management of waste water in Dereham.
Delivery of these houses will not be in the timescale required due to the lack of strategy from Anglan Water.
Also concerned about the impact on the already congested roads in Dereham Town Centre and lack of
pedestrian access from the site plans.
SWANTON MORLEY PARISH COUNCIL
Objects to this application on Highways grounds.  Development on this site should only be considered once a
link road as been established, (from Corners nursery to the Football Club), which would divert traffic away
from the town centre

MID NORFOLK RAILWAY PRESERVATION TRUST No Comments Received
HIGHWAYS ENGLAND No Comments Received
H M INSPECTOR OF RAILWAYS OFFICE OF No Comments Received
HISTORIC ENVIRONMENT SERVICE No Comments Received
NORFOLK WILDLIFE TRUST No Comments Received
ENVIRONMENTAL PLANNING No Comments Received

REPRESENTATIONS

26 letters of objection received, comments as follows;

Impact on view
Capacity at Doctors surgery, schools, hospitals, dentists and local shops
Traffic impact / congestion
Highway safety concerns
Pedestrian access / connectivity is poor
Impact on flooding / drainage
Standing water on site
Capacity of sewerage system
Query benefits of the development
Query whether adequate employment in the area
Query whether the houses will be affordable to local people
Loss of natural habitats for plant and animal species from encroachment on the countryside
Pig farm nearby, concerned regarding the potential for complaints and hindrance on possible future
expansion
Dereham short of recommended level of green spaces
Housing needed in Dereham but it must be sustainable
Loss of farmland
Land is not a preferred site in the Local Plan due to impact on landscape characteristics and highways
impacts
Landfill site within 200m
Proposal cramped, inflexible and unimaginative.
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ASSESSMENT NOTES

1.0 This application is referred to Committee as a major development proposal.

2.0 Principle of development and policy matters.

2.1  The site is located adjacent to Dereham and whilst separated by the railway line would otherwise be
bound on the western and part of the southern side by existing housing.  The site straddles the Swanton
Road and would be served by a roundabout formed on this road between the two halves of the site.  The
Council has recently confirmed that it considers it has a five year housing land supply which means that it's
policies relevant to the supply of housing land can be considered up to date and that the Council is in a
strong position to resist proposals for housing in inappropriate locations which would not be sustainable.
Whilst the application site is outside of the current settlement boundary for Dereham the site is allocated as a
preferred location for development in the Preferred Site Options and Settlement Boundaries consultation
document which acknowledges that it is in a sustainable location for housing development.  As such it would
not be considered appropriate to resist the development in principle.

2.2  The NPPF defines sustainable development in broad terms by reference to economic, social and
environmental considerations and indicates that planning should seek gains in relation to each element.  The
provision of housing to meet local needs is identified as a key component of sustainable development and in
this respect the NPPF seeks to boost significantly the supply of housing.

2.3  The site in question is currently in agricultural use and as such is Greenfield.  Whilst the loss of
Greenfield land is regrettable it is inevitable if the Council is to achieve its housing growth aspirations. The
land is shown on Natural England's Agricultural land classification maps as being Grade 2 - good quality
agricultural land to which policy CP08 and para 112 of the NPPF apply. Policy CP08 states that development
should avoid the unnecessary loss of high grade agricultural land, however, all of the draft allocations for
Dereham are on grade 2 or grade 3 agricultural land and the loss of some higher grade agricultural land
would thus appear inevitable to deliver the planned level of growth for Dereham.  The area of land to be lost
at 10.57 HA is relatively small and it is noted that it is well below the threshold for consultation with Natural
England at 20 HA.

2.4  Whilst the application is submitted in outline the indicative layout plans show that the development would
be consistent with the predominantly residential character of the area and its design and layout would be
compatible with its surroundings.  The proposal would make a significant contribution to the supply of
housing in the area and the construction of the development would provide some economic benefits, albeit
short-term.  These considerations weigh in favour of the proposal.

2.5  In terms of affordable housing the applicant is fully compliant with the requirement to provide 40%
affordable housing which, together with the other necessary contributions towards education, library facilities
and open space should be secured by a Section 106 Agreement.

3.0 Effects on local character, amenity and trees
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3.1  Whilst the application has been submitted in outline with access only included at this stage the applicant
has submitted an indicative layout plan from which some conclusions can be drawn regarding the possible
impacts of the development of the land.

3.2  The proposal site is currently in use as agricultural land, the supporting Landscape Environmental
Impact Assessment, (LVIA), identifies the landscape as 'Wooded Plateau Claylands' under the 'East of
England Landscape Framework' 2010 and landscape character type 'E8 Dereham Plateau' under the
'Breckland Landscape Character Assessment' 2007.  The LVIA considers that the site and surrounding area
would have a medium landscape sensitivity to the proposed development which would potentially represent a
moderate, (adverse), direct landscape impact due to the loss of farm land to new residential development.
This impact will, however, be partially mitigated against by the retention and enhancement of existing
hedgerow and ditch boundaries, together with a robust landscaping scheme.  Any adverse effect would be
local to the development with medium to long range views inherently screened by intervening topography,
field boundaries and trees.

3.3  It is considered that the submitted indicative site layout shows that a well designed scheme can be
achieved within the site which would result in a relatively low density of 20.43 dwellings per hectare.  A mix of
house types is shown which would not be inappropriate to the character of the wider area which is comprised
of a mix of detached, semi detached and terraced dwellings.

3.4  The submitted tree survey identifies 24 individual trees comprised of 2 category B, (moderate value) and
22 category C, (low value), trees.  The indicative layout shows a number of the low value trees to be
removed as part of the indicative scheme, all moderate quality trees are shown to be retained.  The Council's
arboricultural consultant has commented that the central area of the site is relatively free of tree constraints
and confirms that the indicative layout requires only the removal of low value trees as well as there being
sufficient space between trees and dwellings for construction to take place.  Whilst the arboricultural
consultant goes on to state that ideally the plots in the north west corner would be moved away from the
boundary Oaks at this stage layout and landscaping are reserved and this could be adjusted at reserved
matters stage.  Significant space is also shown within the indicative layout for additional tree planting and
landscaping.

3.5  Whilst development of the scale proposed would inevitably have some impact on the amenities currently
enjoyed by neighbouring residents in terms of placing dwellings where there was previously an agricultural
field this is not an unusual situation and it is considered that an acceptable layout and design can be
achieved which would avoid any significant harm.  The submitted indicative plan shows good separation
distances could be maintained between existing and proposed dwellings to help reduce overlooking, together
with the retention of existing vegetation and scope for planting of new boundary screening.  It is possible that
some disturbance would be caused due to the increased activity and traffic, but given the scale of the
development, this would not be considered excessive.

3.6  It is considered that a reserved matters scheme could be designed which would be in keeping with the
character and appearance of the area and would not be likely to result in any significant adverse effects on
residential amenity.  The proposal would thus accord with Core Strategy Policies, DC02, DC12 and DC16,
and with relevant guidance in the NPPF.
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4.0 Access / Highways

4.1 Access to the development would be gained via a new roundabout on the Swanton Road.

4.2 The application site is in a sustainable transport location for housing development being located
approximately 1km from the Town centre, 750m from the nearest doctors surgery, 1km from Dereham
hospital, 800m to Kings Park Infants, 1.7km to Dereham 6th Form College and 1.86km to Dereham Neatherd
High School.

4.3  A number of concerns have been raised in relation to traffic generation from the proposed development
both in this application and in relation to the sites status as a preferred option for housing in the Preferred
Site Options and Settlement Boundaries consultation document September 2016. The application is
supported by a Transport Assessment, (TA) and likely levels of growth in Dereham and the surrounding area
have been assessed in the 'Dereham Transport Study'. In relation to traffic generation NPPF paragraph 32
states that 'development should only be prevented or refused on transport grounds where the residual
cumulative impacts of development are severe'.

4.4  In terms of understanding the traffic impacts of possible future housing growth in Dereham and the
surrounding area the Council commissioned the Dereham Transport study which was published in August
2016.  The Dereham Transport study identifies three areas of improvement works which it states are required
to accommodate additional anticipated growth in Dereham;

1 Tavern Lane / Yaxham Road Signals

Option 1  - Upgrades to the existing signalised junction including signal staging and improvements for
pedestrians.

or

Option 2 - Signalised Roundabout

2 Tavern Lane / South Green - Widening of south Green on southern side, signalised pedestrian crossing,
Re - alignment of merge from A47 slip road onto Tavern Lane Westbound.

3 A47 / Yaxham Road Roundabout - Widening of A47 slip Road to allow 2 lanes, approach lanes and
markings to balance queues.

4.5 The submitted TA reaches the same conclusions regarding the need for improvements at the Tavern
Lane / Yaxham Road signals and proposes a similar scheme to that identified in Option 1 of the Dereham
Transport Study for modifying the existing signal controlled junction which through modification of the timing
of the MOVA control and the potential introduction of intelligent PUFFIN control for pedestrians. In terms of
local highway improvements the TA incorporates a new 4 arm roundabout to Swanton Road, new footways
to Swanton Road and footway provision over the Mid Norfolk Railway line.
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4.5 NCC Highways initial concerns regarding the application having been submitted ahead of the findings
from the Dereham Transport Study are overcome now that the Dereham Transport Study has been
published. The applicant has always maintained that they would provide an upgrade to the Tavern Lane /
Yaxham Road signalised junction in a very similar manner to that proposed in the Dereham Transport study.
In terms of local highway improvements the applicant has also proposed to provide a roundabout on
Swanton Road to provide an entry feature into Dereham and help reduce speeds on this approach.  The
roundabout will also serve as the access into both sides of the site. In addition the applicant will provide
improvements to the Mid Norfolk Railway crossing and to the pedestrian facilities at the Theatre Street / King
Street junction.

4.6  The Council can only require development to mitigate its own impacts and both the Dereham Transport
study and the applicant's own TA identify the requirement for upgrades to the Tavern Lane / Yaxham Road
junction.  The applicant is willing to undertake these works together with other localised works to mitigate
against the traffic impacts of the development. Given the support of the applicant's TA, the Dereham
Transport Study and Norfolk County Council as the local highway authority there is strong evidence to
support this as being the best approach to mitigate the traffic impacts of this development.

4.7  The proposed development mitigates its impact at the adjacent junctions and delivers network
improvements in line with the Dereham Transport Study.  The impact of the development is not likely to be
'severe' and is considered to be acceptable in accordance with the National Planning Policy Framework.

4.8  In light of the above it is considered that the proposal would not be likely to have a severe traffic impact
or lead to a situation which is prejudicial to Highways safety and on balance, the proposal is acceptable on
the grounds of Highway Safety and the proposed development would comply with Policy CP04(e) of the
adopted Core Strategy DPD and paragraphs 17, 32, 34 and 35 of the NPPF.

5.0 Ecology

5.1  The application is accompanied by a habitat survey and outline mitigation strategy which conclude that
the development could proceed with minimal impact on the local conservation status of any protected,
principally important or rare species within the area and with a sensitive landscape scheme could be
enhanced for local wildlife post development.

5.2  The Council's Ecologist comments that due to the distance of the proposed development from protected
sites it is unlikely there will be direct impacts to the protected sites from the development. Amenity areas
available to new residents within the development which would reduce the probability of any impact on
protected sites in the surrounding area. Subject to a condition requiring a Landscape Ecological
Management Plan, (LEMP) and further survey work the Council's ecologist has no objections.

5.3  Natural England have no objection to the proposals on the basis of any impact on statutory nature
conservation sites including the Dereham Rush Meadow SSSI.

5.4  Subject to appropriate conditions to secure a landscape environmental management plan the proposal
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would not be likely to have an adverse effect upon matters of ecological interest and the proposal is thus in
accord with policies CP10 of the adopted Core Strategy DPD and paragraph 118 of the NPPF.

6.0 Flood Risk / Drainage

6.1  A Flood Risk Assessment has been submitted which identifies that the site is within Flood Zone 1 - that
with the lowest risk of flooding.  It is proposed that surface water runoff generated over the development area
is intercepted and conveyed by a combination of piped drainage and shallow vegetated swales towards and
into two separate attenuation basins situated at the lowest areas of the site.  Whilst NCC drainage raise
some reservations regarding this approach they have no objections to the principle of the development of the
site subject to a condition which would require a surface water drainage strategy to be agreed that identifies
a suitable alternative location for attenuation storage.

6.2  The proposed development will create foul flows and it is proposed that these foul flows should be
discharged to the local public foul sewer network. However, a desktop study undertaken by Anglian Water,
(AW), has indicated that a direct connection to the public foul sewerage system is likely to have a detrimental
effect on the existing sewerage network in the local area as Dereham Water Recycling Centre currently does
not have capacity to treat the flows from this development site. Anglian Water are obligated to accept the foul
flows from development with the benefit of planning consent and would therefore take the necessary steps to
ensure that there is sufficient treatment capacity should the planning authority grant planning permission.

6.3  Anglian Water have indicated to the Council that they have a strategy in place to deal with the
anticipated increase in flows from development in Dereham by 2019 which includes utilising increased
capacity at Swanton Morley.  As such by the time the current proposed development is likely to be occupied
Anglian Water should have addressed the issues regarding foul sewage capacity in Dereham.  The applicant
has also approached Anglian Water and a development impact assessment has been prepared to determine
a feasible mitigation solution.  Anglian Water request a foul drainage condition to ensure the necessary
mitigation measures are agreed and implemented before the development connects to the sewerage system.

6.4  Whilst foul drainage provision remains a concern it appears that Anglian Water are working to resolve
this issue and use of conditions will require details of measures to be confirmed prior to commencement of
development and prevent the implementation of any development above slab level until adequate drainage
arrangements are in place.

7.0 Other Matters

7.1  Local infrastructure - concerns have been raised about the ability of the general infrastructure to cope
with additional housing.  However, no objections have been raised by statutory consultees in this respect.
Financial contributions can be secured by way of a S106 Agreement to the expansion / improvement of local
school accommodation, as well as to local library services.

7.2  In terms of the potential for contaminated land on site the Council's Contaminated Land Officer has no
objections subject to appropriate survey and mitigation measures.  Given the use of the site is agricultural
rather than industrial it is considered that there is a low probability of contamination and that it would be
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reasonable to apply conditions in this instance.

8.0 Conclusion

8.1  Whilst the Council can now demonstrate a five year housing land supply the Council must continue to
support those applications which represent sustainable development in appropriate locations.  The site is
acknowledged to be in a location which is both sustainable and suitable for housing development, hence it's
allocation as a preferred site in the 'Preferred Site Options and Settlement Boundaries' consultation
document dated September 2016.  Whilst local concerns are acknowledged, there is no substantive
evidence to suggest that the proposal would have a significant adverse effect on local infrastructure, highway
safety and convenience or residential amenity.

RECOMMENDATION

Permit subject to conditions and a S106 Agreement to secure;

Provision of on site affordable housing at 40%
Contributions to Library services
Contributions to local Primary Schools on a pro rata basis
Public Open Space Contribution

RECOMMENDATION Outline Planning Permission

CONDITIONS

3005 Outline Time Limit (3 years)
3058 Standard Outline Condition
3047 In accordance with submitted
3920 Restriction on construction hours
3920 Remediation scheme
3920 Unexpected contamination
3920 Surface water drianage scheme
3920 No commencmeent until scheme of foul/ waste water approved
3920 No development above slab until waste water scheme completed
3920 Scheme of ecological mitigation measures
3920 Scheme of fire hydrants
3920 Management plan for roads and streets
3920 SHC01 - Detailed plans of roads, footways, cycleways,
3920 Roads, footpaths constructed to binder level prior to occupa
3920 SHC03A - Surfacing
3920 Constrution method statement and traffic management plan
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33920 Scheme of off-site highway work inc delivery maintenance
3920 Approved off site highway works prior to first occupation
3920 Highway works in DTS prior to occupation of 50th dwelling
3920 Off site bridge footbridge works prior to occupation of 50th
3920 Landscape Environmental Management Plan
3920 No vegetation clearance in bird nesting season
3920 Arboricultural Impact, Method Statement and Protection Plan
3920 Lighting condition
3992 Non-standard note re: S106
AN80 Note Variation of approved plans
AN81 Discharge of conditions
2001 Application Approved
3994 Highway note
3972 NOTE:  Bats and Owls
3989 Hedgerow Regulation
3992 Remeidation note
3992 Contamination note
3944 Contaminated Land - Desk Study/Site

Investigation
This condition will require to be discharged

3140 Prior approval of slab level This condition will require to be discharged
LS07 Retention of trees and hedges This condition will require to be discharged
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