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Item
No.

Applicant Parish Reference No.

1 Glavenhill Strategic Land (Number 1)
Limited

DEREHAM 3PL/2015/1490/O

2 Heritage Developments Ltd NECTON 3PL/2016/0983/O
3 Stapleford Thetford Ltd. THETFORD 3PL/2017/0949/F
4 Mr & Mrs J Stafford BANHAM 3PL/2017/1296/F
5 Mrs Donna Hassler DEREHAM 3DC/2017/0158/DOC
6 Mr & Mrs T Hall DEREHAM 3PL/2017/1319/O
7 Mr & Mrs Steve & Ellie Allen SHROPHAM 3PL/2017/1334/F
8 Clayland Estates Ltd ASHILL 3PL/2017/1077/O
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ITEM: 1 RECOMMENDATION: APPROVAL
REF NO: 3PL/2015/1490/O CASE OFFICER Jon Berry

LOCATION: DEREHAM APPNTYPE: Outline
Land off Shipdham Road, POLICY: Out Settlemnt Bndry
Westfield Road and Westfield Lane ALLOCATION: N

CONS AREA: N

APPLICANT: Glavenhill Strategic Land (Number 1)
Limited
C/O Lanpro Services Limited
Brettingham House

LB GRADE: N

AGENT: Lanpro Services Ltd
Brettingham House 98 Pottergate

TPO: N

PROPOSAL: Residential development for a minimum of 291 dwellings,link roads, open space and
recreational space

DEFERRED REASON

Consideration of this application was deferred by the Planning Committee at the meeting on 3rd February
2017 for further highway information in consultation with Highways England and their technical advisors
AECOM.

This update report provides details of the historical highway context of the site and the negotiations that have
taken place since the deferral between the transport consultants representing the Applicant and Highways
England/AECOM, together with the conclusions reached at this stage.

An update is also included on policy matters that have changed since the original report was last presented
to Members.

Access/Highways

Back in 2015, following a scoping exercise, it was agreed between the Applicant and Norfolk County Council
that the local impact of scheme, in terms of Shipdham Road and Yaxham Road as well as Westfield Lane,
would be assessed as part of the Transport Assessment submitted with the planning application, whilst the
wider network effects would be assessed as part of the Dereham Transport Study (DTS), which was just
being commissioned. The application site was included as a preferred option for housing in the Consultation
Draft of the Local Plan and this resulted in it also being included as part of modelled transport options in the
Dereham Transport Study.

The Base Case findings in the 2015 Dereham Transport Study showed that Tavern Lane/Yaxham Road was
already operating at capacity. The Applicant therefore contends that is an issue for Norfolk County Council as
the highway authority to resolve, dating back to that time. The initial findings of the Dereham Transport Study
also showed that background traffic growth has had a far more dominating impact on the operation of the
local road network than the number of vehicles associated with new housing. Therefore, in order to better
understand effect of housing growth, the Dereham Transport Study also assessed traffic effects of housing
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growth against base traffic flows only. Furthermore, a 2026 scenario was also tested which included
assumed traffic growth.

Data produced for the Dereham Transport Study in August 2016 demonstrates that only when background
traffic growth is included does demand exceed capacity at any junction other than Tavern Lane/Yaxham
Road in the town. With mid or high growth levels of new housing (defined as being in excess of 1000 new
homes or in excess of 1600 new homes respectively) the junction which is most affected is South
Green/Tavern Lane. The suggested improvement to the South Green/Tavern Lane junction is the installation
of traffic signals. This is likely to be relatively straightforward to implement if needed. However, careful
analysis is needed as the modelling in the Dereham Transport Study shows that there are a number of
thresholds which must be met before a requirement for this particular intervention can be justified.
Nevertheless, the Applicant agreed with Norfolk County Council in January 2017 that there would be a
contribution exclusively to the improvement of the South Green/Tavern Lane junction such that this could be
delivered in its entirety once/if needed.

Since the February meeting of the Planning Committee Highways England has been consulted and it has
been noted that the A47 slip roads junction with Tavern Lane was not included in the scope of the Dereham
Transport Study. There was no information available to assess impact of the recommendations in the
Transport Study on the A47, such as if the South Green/Tavern Lane junction is signalised. In considering
this scenario on behalf of Highways England, AECOM enquired about the possibility of an effect on the A47
slip roads junction. The Applicant was therefore asked by Highways England to address this issue. In
subsequent discussions between the parties it has been resolved that, provided there would be no impact on
eastbound through traffic due to vehicles queuing on the slip road, Highways England would raise no
objection to the planning application since most concerns have arisen as a result of the findings of the
Dereham Transport Study instead. A submission presented to Highways England in October 2017 showed
that modifying the capacity assessment to represent a more limited A47 slip roads junction would not reduce
capacity and so queuing on to the A47 eastbound would not occur. Highways England has accordingly
confirmed no objection while noting that development of any improvements to the South Green/Tavern Lane
junction should properly take in to account any effect on the A47 slip roads junction.

The application has now been referred back to the Norfolk County Council Highway Authority which also
raises no objections as, on balance, the scheme is judged to accord with the highway policies identified in
the original report below. On the basis of this progress it is recommended to Members that the application
should not be refused on highways grounds.

Policy Matters

The application site continues to be identified as a preferred option for housing allocation in the Local Plan
which was formally submitted for examination to the Secretary of state on the 30th November 2017. On
adoption of the Local Plan this site would form part of the Council's forward looking housing land supply.

A Statement of Five Year Housing Land Supply was presented to the Planning Committee on 31st July 2017
and since this application was last considered by Members. Breckland's current situation is that the Council
is unable to demonstrate a five year supply of housing land. In order to boost the supply of housing in the
short term, in addition to the new Local Plan, the Council will need to have regard to this position when
considering applications for development on sustainable sites which fall immediately adjacent to settlement
boundaries. Whilst this will only apply where sites meet all other relevant requirements of the Development
Plan, the current circumstances are a material factor weighing in favour of the principle of the proposals set
out in this application. The five year land supply statement is reviewed on at least an annual basis, using the
base date of 31st March each year.
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The Yaxham Neighbourhood Development Plan has now been made but this does not directly affect the
application site.

The previous report is reproduced in full below. The recommendation is that the application is approved
subject to conditions (a fully updated schedule will be included in the supplemental report to be presented to
Members at the meeting) and a Section 106 Agreement to cover the heads of terms set out in paragraph 9.1
below.

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 25.6 hectares of land to the South of Dereham
situated between Shipdham Road and Yaxham Road.

Whilst permission is sought for access only with all other matters reserved indicative layout drawings have
been submitted which show 291 houses together with road and public open space.

The proposed houses would be accessed from a new priority junction onto Shipdham Road, Westfield Road
and Westfield Lane.

The application constitutes EIA development and is accompanied by an environmental statement which
encompasses a number of documents and technical reports, including a Baseline Ecological Survey and
Mitigation Strategy, Arboricultural Impact Assessment, Contaminated Land Assessment, Noise Survey,
Transport Assessment, Utilities / Services Appraisal, Archaeological Evaluation and Flood Risk Assessment

The application is also supported by a Design & Access Statement, Planning Statement and a Statement of
Community Involvement.

SITE AND LOCATION

The application site is located to the southern side of Dereham between Shipdham Road and Yaxham Road,
Straddling Westfield Lane south of Westfield Road and Boyd Avenue / School Road. Existing residential
development lies to the north of the site on Westfield Road and Boyd Avenue. The site is bounded to the
south by the River Tud and to the east by the Mid Norfolk Railway. The site extends to around 25.6 hectares
in total and is presently comprised of greenfield agricultural land.

The site is host to a large number of mature and semi mature trees as well as hedgerows to field boundaries.
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EIA REQUIRED

Yes - the application is supported by an Environmental Statement

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

Not Applicable

CONSULTATIONS

PHILLIP DUIGAN
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This application does have merit in how it deals with the provision of Open Space and Recreational Facilities.
There is currently a deficit of both south of the A47.  There are concerns though on the effects on Traffic.
The development would put extra pressure on the Westfield Lane Railway Bridge but does not offer a
solution which is in the control of the developer.  The effects of the extra traffic at the Tavern Lane Lights
needs to be assessed.  This development would be long way from the centre of the town and many of its
facilities. Sites to the north and east of the town would be better related to the town centre the landscape to
the south of Dereham is attractive and of quality; this development should not compromise this.
CLLR KATE MILLBANK
Traffic is the main issue and this will not easily be solved.
A whole new road to the south taking traffic straight to the A47 would help but at some cost. Lack of Doctors
surgeries and a lack of doctors
Dereham and Breckland do need and will get more housing, the neighbourhood plan will allow Dereham
residents a say in where new housing is allocated.

Of the three large housing applications that have been made in the Toftwood area I feel that this one has had
the most thought and consideration given to it.
The developers have consulted with local councillors and residents and taken on board the need for more
open space and play areas in the area as well as the type of housing, spacing and landscaping needed to
help it blend into the countryside to the south.

I have reservations about any housing because of the added strain on Dereham's traffic system in this area
but would support this scheme in favour of the others that have been put forward.
CLLR LYNDA TURNER
Support this application because of the need for open space and recreational facilities in the Toftwood area.

Pleased to see a relief road included, to alleviate the pressure on Shipdham Road and School Lane,
Toftwood.

My only suggestion at this stage of Outline Planning Permission would be to suggest a linking footpath,
cyclepath, between the edge of the proposed development and Shipdham village itself.  To  enable residents
from Shipdham to access the open space/recreational facilities via foot or cycle, rather than cars.

There will be questions about school places and doctors surgery capacity etc. but in principle I support this
application in its outline format.
DEREHAM T C
No indication of what maximum number of dwellings will be, not possible to assess sustainability without this

Applicant has not demonstrated the proposal will be delivered within five years and contribute to the five year
housing land supply and should be refused.

While there are some services in walking distance most are not, there is no assessment to demonstrate that
cycling could be encouraged.

Transport Assessment, (TA), does not consider Saturdays, congestion at weekends is worse and TA needs
to address this.

TA does not analyse impact of Tavern Lane junction which operates at capacity for much of the peak and no
measures are put forward to mitigate this.
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TA does not address width of Westfield Lane, Westfield Road and School lane.

TA shows that traffic flow on Shipdham Road will exceed that which requires cycle lanes.

Query cycle parking arrangements

Lights over railway could affect cyclists, the bridge is a significant barrier and a better solution should be
found.

Walk to school audit only considers secondary schools, most houses are outside of the 3km distance which
most children will walk.

Review of transport network should be undertaken to encourage sustainable transport solutions including
cycling.

Applicant has not demonstrated site is sustainable.

Issues turning right into Shipdham Road will be made worse, especially for cyclists.

No evidence link road will have a positive impact.

TA contains assumptions not supported by facts.

Will cause unacceptable intrusion into the countryside, causing coalescence of the two settlements of
Dereham and Westfield.

76% of site is grade 2 and 3a, moving soil into gardens will not support food production for the future
generations.

Limitations of foul water system in Dereham are well known, any solution will take at least three years to
resolve.  Needs to be a clear understanding how this will be dealt with.

Surface water system requires maintenance by individuals. Infiltration into the ground should be considered.

Key location for Southern and Central Green Infrastructure corridor.

Consideration should be given to bats, nesting birds and hedgehogs.
SHIPDHAM P C
Object on the following grounds;

-  Increased traffic on already gridlocked roads and junctions.
-  GP surgeries / schools / infrastructure unable to cope with increased demands.
WHINBURGH & WESTFIELD P C
Objects on the following grounds:

Sustainability - Concerned that Westfield will simply become part of the outskirts of Dereham.
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Drainage River Tudd flows downstream through this parish, which will put dwellings in this parish at risk.

Employment - Majority of residents in the new development would need to join the A47 commuter run to
Norwich, which would have to be done by car.

Traffic - Roads leading to the A47 junction roundabout are at capacity, with all the surrounding minor roads
being used extensively as rat-runs.  Adding the extra vehicles from this development will render the major
roads impassable, leading to even more traffic using back streets and a resultant unacceptable risk to local
residents and other road users.

Railway Bridge - It appears that a large proportion of the traffic leaving the development would be directed
over the narrow hump-backed railway bridge, which does not have the capacity to take it.

Supporting infrastructure - Insufficient infrastructure in terms of services like schools, doctors surgeries,
emergency services, etc., in Dereham and the surrounding villages.  Development will therefore have an
unacceptable adverse impact on the existing residents.  My Council accepts that the developer would have
to provide a contribution towards expanding schools and some other services, but this assumes that the
capacity for expansion exists. Further distances travelled to schools will create a greater pressure on roads
from the school run.

Loss of agricultural land.

Footpaths - The plans show the development of a number of footways across the development, but these
appear to have been put in with little or no reference to the existing footpaths across the site and the adjacent
land.  My Council assumes that NCC will be commenting on any impact on existing public rights of way.
YAXHAM P C
Objects to this application on the following grounds:

-  Yaxham wishes to remain a small rural village and fear that this development
   will simply render Yaxham the outskirts of Dereham;

-  The green gap between settlements should be maintained to preserve the
   identity of Yaxham as a small rural community;

-  Drainage - Concerns about the flood mitigation risk and the legality of the
   proposals to influence the flow of the River Tudd, lack of filter beds and the
   effect the proposals will have on the surrounding land, which includes the like
   of Badley Moor which is a SSSI.

-  The assumption that the run off from houses, walkways and roads will be the
   same as the current green field site is concerning.  We have seen many
   flooded developments across the country in the last few years, many of
   which were no doubt built on flood plains.

-  The current user of the land has previously commented on the unfavourable
   effect of much smaller developments into the River Tudd.  The presence of
   Bullhead fish, Linnet, Yellowhammer, Reed Bunting and Lapwing amongst
   others has been noted on the land directly affected by this proposed
   development;
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-  Lack of employment - Dereham does not have a shortage of people to fill
   local jobs. The majority of people who will reside in the new development will
   therefore have to commute to Norwich or elsewhere which will increase local
   vehicular traffic;

-  Lack of capacity of supporting infrastructure - Schools, Doctors Surgeries
   and Emergency Services in Dereham and the surrounding areas are already
   stretched and do not have the capacity to support a large development.

-  A development of the size proposed would require a massive new provision
   in this area, which in the current climate is unlikely to happen.

-  Traffic - the proposed new road is a feeder road which will simply add to the
   congestion on existing roads.  Many local roads, particularly those leading to
   the A47 are at capacity which leads to the surrounding minor roads being
   used as rat-runs.  The addition of the extra vehicles from this development
   will render the major roads impassable leading to a further increase in traffic
   on our small local roads which leads to an unacceptable level of risk to local
   residents and other road users;

-  Railway Bridge - the narrow hump-backed railway bridge already operates
   beyond its ideal capacity.  The council is concerned that a large proportion of
   the traffic from the proposed development would be directed over the bridge.

-  Loss of agricultural land

-  Landscape Impact

-  Footpaths - the footpaths proposed as part of this development seem to have
   been proposed with little regard to the existing footpaths on this and the
   surrounding / adjacent land.
ENVIRONMENT AGENCY
A method of foul drainage is shown as unknown.  The mains sewer runs along Westfield Road.  We will
object to this application if connection to the mains is not proposed.

The site is located above a Secondary Aquifer.  However, we do not consider this proposal to be High Risk.
Therefore, we will not be providing detailed site-specific advice or comments with regards to land
contamination issues for this site.

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
MID NORFOLK RAILWAY PRESERVATION TRUST
Neither approve or opposed to the principle of the application.

Westfield Lane bridge - This is a single track bridge with a 3ton weight limit.  It is already heavily used.  If it is
to become one of the exits / entrances to this development, particularly if the proposed relief road is built, it
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will need significant improvement including;

-  Mitigation to manage the risk of accidents occurring on top of the structure.
-  High containment kerbing and barriers on both approaches to the bridge to
   both limit access by large vehicles and to remove the risk of vehicle incursion
   onto the railway.
-  Given increased traffic onto the structure, pedestrians will be exposed to a
   higher level of risk due to the narrow deck and footpath provision,
   recommend that the development incorporates a separate footbridge.
-  Norfolk Highways will need to consult with MNR on any proposed alteration
   to the bridge which could affect its structural integrity.
-  Future maintenance costs relating to much increased use of this bridge must
   be covered by funding from a source other than MNR.

The sports pitch and proposed public access land is angled towards the railway.  It is essential that suitable
high fencing bordering the pitch is installed to prevent balls coming onto the line.

The general trespass risk will need managing and this will involve upgrading the
boundary fence and considering possible situations at the station interface.

Drainage
Buried services, (water), pass under the railway parallel to the bridge on the south side.
Railway drainage runs on both sides of the line south towards the River Tud.  It discharges into a ditch on the
applicants side of the boundary.  This will need to be protected with the new development and consideration
given to access for maintenance.  Run-off from the development must not be directed towards the railway.

Yaxham Road Level Crossing

291 dwellings plus a relief road leading from Shipdham Road will create extra traffic on Yaxham Road.  This
road is already extremely busy for much of the day with traffic backing up across the automatic crossing
under the A47 bridge. It is vital that this crossing be upgraded, and a minimum requirement will be the
provision of LED traffic lights to improve visibility and safety.  This will need to be done in conjunction with the
linked crossing on Greens Road.  Breckland has15,000 pounds earmarked for this, towards a likely cost of
75,000 pounds.

We would also ask that a traffic assessment be undertaken to cover the wider context of the adjacent
junctions to reduce the risk of blocking back over the crossing.  Improved signage to raise awareness of the
crossing, traffic camera enforcement of the crossing and box junction offences should also be considered.
HISTORIC ENVIRONMENT OFFICER
The environmental statement contains a desk based assessment and magnetometer survey report, which
adequately describe the known heritage assets on site.  As noted in the environmental statement, an
archaeological field evaluation by trial trenching is currently underway, and the results will be submitted as an
addendum to the environmental statement.

Further comments 24/5/16;

The Historic Environment Service have seen a draft of the trial trenching report, and based on those reports,
while there are heritage assets of archaeological interest on site, none are of sufficient significance to affect
the principle of development.
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Further details of these assets will be presented in the evaluation report.

If planning permission is granted, we request that it be subject to conditions, in accordance with Paragraph
141 of the NPPF to secure a written scheme of investigation.
THE RAMBLERS
Scheme does not deliver a significant amount of open and recreation space and strongly doubt the extent of
public access which will materialise.

The main access route through the housing is the spine road, with two additional pedestrian secondary
routes, isolated from each other and connected only by the spine road; the tertiary pedestrian routes do not
link them.

No paths run through the semi public area, which would be where access to the green space might have
been expected.  Routes through here could also have offered a connection between Whinburgh FP1, (which
runs south east from Dereham Road in the centre of the site) and Shipdham FP1, (which runs west from a
point just beyond the south western corner of the site).

For these reasons, The Ramblers opposes this application

Further comments 16/5/16;

Ecology Technical Note incorrect in relation to "Recreation at Badley Moor
This land is a s193 Common designated under the Law of Property Act 1925:
http://www.legislation.gov.uk/ukpga/Geo5/15-16/20/section/193.

The land is not closed to the public, though the access provided by the landowner, (the applicant in their
case), is less than satisfactory, by virtue of its being a stile, rather than the existing gate which would provide
full access but is kept locked.
NATURAL ENGLAND
Internationally and nationally designated sites

Due to the fact that detailed information on potential effects to the Norfolk Valley Fens SAC has not been
provided in relation to the enhancement site, recreation and air quality and it is not clear whether this
development can be accommodated in the area, (in terms of abstraction and foul drainage), there is currently
insufficient information to determine whether the likelihood of significant effects can be ruled out.  Therefore
we consider your authority will need to carry out an appropriate assessment to consider effects to both the
Norfolk Valley Fens SAC and the river Wensum SAC.

Sites of Special Scientific Interest - Objection

This application is in close proximity to Badley Moor and Potting and Scarning Fens SSSIs.  Natural England
objects to this development on the grounds that the application, as submitted, has potential to damage or
destroy the interest features for which the above sites have been notified.  If the foul drainage infrastructure
at Dereham is not available and agreement is not reached with the Environment Agency concerning
abstraction levels, this also has potential to affect SSSIs further afield, such as Mattishall Moor SSSI, (linked
by a drain to the river Tud) and the river Wensum SSSI.
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Protected Species

Advised to apply standing Advice

Other advice

We would expect the Local Planning Authority, (LPA), to assess and consider impact upon;

-  local sites, (biodiversity and geodiversity)
-  local landscape character
-  local or national biodiversity priority habitats and species.

Further comments 8/7/16;

Internationally designated sites - No objection

Anglian Water have produced an addendum detailing a proposed solution to mitigate the impact of the
proposals on the sewerage network and provide a feasible and functional foul drainage system through
increasing the capacity of the system.  We strongly recommend that a suitably worded planning condition is
implemented to ensure that no development is brought forward until the foul drainage solution is agreed and
implemented, and an agreement is reached with the Environment Agency regarding abstraction.

- Recreational disturbance impacts

On the basis of the additional supporting  information, Natural England agrees that recreational disturbance
impacts to designated sites can now be ruled out.

- Air quality impacts

Agree that impacts from both the residential and enhancement aspects of the development to the designated
sites appear unlikely.

Nationally designated sites

No objection  with conditions

This application is in close proximity to Mattishall Moor, Badley Moor, Potter and Scarning Fens and the
River Wensum Sites of Special Scientific Interest, (SSSIs).  However, for the reasons given in the above
advice, (i.e. on recreational disturbance, hydrology and air quality), Natural England is satisfied that there are
unlikely to be adverse effects on these sites as a result of the proposal being carried out in strict accordance
with the details of the application as submitted, and with the inclusion of our recommended condition below.
We therefore advise your authority that these SSSIs do not represent a constraint in determining this
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.
NORFOLK WILDLIFE TRUST
We have considered the details and can see a number of potentially positive aspects in relation to County
Wildlife Sites and the River Tud.  However, Natural England has a number of concerns and that they have
asked for further information.
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Further comments 11/7/16;

Have no reason to disagree with the assessment made by NE.  However, we fully support their view that a
strong condition is put in place to ensure that no development is brought forward until foul drainage is agreed
and implemented and an agreement reached with EA regarding abstraction.  We also agree with the view of
NE that recreational impacts on Badley Moor and on NWT Potter and Scarning Fen can be ruled out.

In addition to enhancement proposals with regard to Badley Moor SSSI, some elements of the river and
wetland restoration proposals relate to County Wildlife Sites, (CWS), along the River Tud.  There are a
number of proposals and a report from independent ecologists that provides an ecological and hydrological
assessment of the proposals which concludes that the proposals will enhance the ecological value of the
CWS.

Have some concerns regarding recreational impacts on Lolly Moor County Wildlife Site, which is a Norfolk
Wildlife Trust reserve and directly accessible by car and foot from the proposed development.

If the development is approved this should be on condition that enhancement relating to Badley Moor and
CWS 2168 and 2170 is put in place, as proposed. In addition measure should be put in place to mitigate for
recreational impacts on Lolly Moor CWS.
NORFOLK COUNTY COUNCIL HIGHWAYS
Expressed concern that the application had been submitted in advance of the Dereham Transport Study.

Concerns were raised regarding the following:

-  specification of the proposed link road;
-  provision of appropriate visibility splays;
-  the need for any new link road  be the priority route across the
   southern side of Dereham connecting Shipdham Road and Yaxham Road.
-  lack of information on pedestrian / cycle access - There is no information
   provided as to how pedestrian / cycle facilities can be improved;
-  lack of information on public transport serving the site;
-  further assessment and modelling of trip distribution and assignment and
   impact on surrounding junctions;
-  lack of assessment of the impact of signals over the bridge on Westfield
   Lane, on the distribution of traffic and feasibility of providing the signals.

Therefore, the Highway Authority recommend refusal due to insufficient highways and transport information
to demonstrate that the proposed development will not be prejudicial to the satisfactory functioning of the
highway.  Contrary to Development Plan Policies NPPF Paragraph 32.

Revised Comments dated 17/1/17;

The proposals would provide an upgrade to the bridge over the Mid Norfolk railway line, including signals
together with a footbridge adjacent to the existing railway bridge.  The development will also provide a new
link from Yaxham Road to Shipdham Road and this will involve changing the priority of Westfield Lane and
Westfield Road.

The applicant proposes to provide land at the junction of the new link road and
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Shipdham Road for the future provision of a roundabout.  The extent of the land dedication is yet to be
agreed but needs to ensure that an appropriately sized roundabout with footways and cycleways can be
delivered.  The future roundabout will also serve as an entry feature into Dereham and will help facilitate
reductions in speed.

The Dereham Transport Study identifies that this development will have the most significant impact on the
South Green / Tavern lane junction.  A scheme has been devised as part of the study to minimises the
impact of this application, (Figure 13 of the Dereham Transport Study), which this application should deliver.

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. The off-site
works, (the signalization of the railway bridge and of South Green / Tavern Lane), will be delivered by a
Section 278 Agreement.  Therefore, the Highway Authority has no objection subject to conditions.
OBLIGATIONS OFFICER, NORFOLK COUNTY COUNCIL
Education Provision

Total education contributions of 980,089.
The contributions will be put towards the following projects to increase school capacity:
-  Toftwood Infant School to contribute to extension to increase capacity of
   school (419,184 pounds);
-  Toftwood Junior School to contribute to extension to increase capacity of
   school (465,760 pounds);
-  Dereham 6th Form Centre to contribute to extension to increase capacity
   (95,145 pounds).

Library Provision

A development of 291 dwellings would place increased pressure on the existing library service particularly in
relation to library stock, such as books and information technology.  It has been calculated that a
development of this scale would require a total contribution of17,460 pounds, (60 pounds per dwelling).  This
contribution would be spent on a specific project towards the provision of library equipment / furniture e.g.
book shelves; tables; computer desk at Dereham library.

Fire Hydrant Provision

One hydrant per 50 dwellings.

Green Infrastructure Provision

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.
ANGLIAN WATER
There are assets owned by Anglian Water or those subject to an adoption agreement within or close to the
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development boundary that may affect the layout of the site.

The foul drainage from this development is in the catchment of Dereham Rushmeadow Water Recycling
Centre, which currently does not have capacity to treat the flows from your development site.  Anglian Water
are obligated to accept the foul flows from your 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. However, a development impact
assessment has been prepared in consultation with Anglian Water to determine a feasible mitigation solution.

Request a condition requiring compliance with the agreed drainage strategy.

The Local Planning Authority should seek the advice of the Lead Local Flood Authority or the Internal
Drainage Board regarding proposed surface water disposal.  The Environment Agency should be consulted if
the drainage system directly or indirectly involves the discharge of water into a watercourse.
ENVIRONMENTAL HEALTH OFFICERS
No objections subject to conditions to alleviate environmental concerns.
CONTAMINATED LAND OFFICER
Recommend approval providing the development proceeds in line with the application details and the
implementation of the recommendations of the contamination report and subject to conditions to alleviate
environmental concerns.
LAWSON PLANNING PARTNERSHIP LTD ON BEHALF OF THE NHS
Request contribution of 91,740 pounds towards extension, refurbishment and reconfiguration or relocation of
existing practices.
FLOOD & WATER MANAGEMENT TEAM
No objection subject to conditions.
ASSET MANAGEMENT
The proposals show that as part of the Open Space provision it is intended to provide play areas, a sports
pitch and the planting of hedges, trees & woodland.

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 and retention ponds.  The Council is not a drainage authority and would not consider
adopting any part of the drainage infrastructure.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
Comments awaited.
AIR QUALITY OFFICER
Breckland Council must meet the requirements of the Local Air Quality Management, (LAQM), process as set
out in Part IV of the Environment Act,(1995), the Air Quality Strategy for England, Scotland, Wales and
Northern Ireland 2007 and the relevant Policy and Technical Guidance documents.  The LAQM process
places an obligation on all local authorities to regularly review and assess air quality in their areas and to
determine whether or not the air quality objectives are likely to be achieved.
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There is no consideration of the impact on the town centre.  There will be traffic from the development
passing through the town and this will likely lead to an increase of traffic related nitrogen dioxide, (NO2).
There also appears to be potential for new bottlenecks and associated elevated concentration of NO2 but
there may be measures under discussion with other Agencies to mitigate this, (eg.widening of the bridge at
Westfield Road).

Ask for further Air Quality assessment using the latest measured concentrations for Dereham town centre
available on the Breckland website.

Given the uncertainty inherent in modelling, we would ask that the modelling be validated, post development,
by actual measurement to be agreed with Breckland Council Air Quality officers.
NATIONAL PLANNING CASEWORK UNIT
No comments to make.
NORFOLK RIVERS INTERNAL DRAINAGE BOARD
The site is close to the boundary of the Norfolk Rivers IDB throughout and passes into the IDB district on its
Eastern edge.  Although we welcome the proposed restoration of the EA managed River Tudd in this
location, we would like to draw attention that this discharges into our district and IDB managed system.

An understanding of the likely increases in rate and / or volume of flow into the district is therefore required,
along with the impacts to downstream system. This may require hydraulic modelling of the system and as
such an allowance for this should be made by the developer.

Any increases in flow to the IDB system will also require a surface water discharge payment and land
drainage consent.
THE OPEN SPACES SOCIETY
The Open Spaces Society objects most strongly to the proposed development of 291+ houses in open
countryside south of Dereham. We note that it is claimed that the development will deliver a significant
amount of open and recreational space. However we strongly doubt that this will be of any benefit to the
public since it does not link with the existing public rights-of-way network and therefore has not been thought
through strategically. We note that the same landowner is refusing to allow public access to Badley Moor
common, despite the land being subject to legal rights to walk and ride, and therefore have no confidence
that the current application will deliver public access. We fear that the result will be that the public will be
prevented from enjoying these areas. We therefore urge you to reject this application.
GARVESTONE, REYMERSTON & THUXTON PARISH COUNCIL
Object to on the following grounds;
-Negative effects on the surrounding villages
-Undue pressure on infrastructure such as schools, GPs, roads, sewerage and on the Westfield and
Whinburgh road bridges over the railway.
DAN SELF ON BEHALF OF BRECKLAND ASTRONOMICAL SOCIETY.
The design of any necessary lighting can and should be done so that no light directly shines above the
horizontal.

ENVIRONMENTAL PLANNING No Comments Received
HOUSING ENABLING OFFICER No Comments Received
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TREE AND COUNTRYSIDE CONSULTANT No Comments Received

REPRESENTATIONS

172 letters of objection received, comments as follows;

-Necessary infrastructure  not in place
-Inaccuracies in application submission
-Westfield Road needs to be widened and railway bridge improved
-Parking in street
-Highway and pedestrian safety
-Flooding
-Loss of agricultural land
-Loss of Greenfield land
-Question population density of new development
-Lack of investment in / impact on shops
-Lack of infrastructure
-Doctors / Dentist / Hospital / Schools will not cope
-Traffic impact / congestion
-Lack of sewer capacity
-Impact on wildlife / protected / endangered species
-Brownfield sites should be developed instead
-Development should be to North of Dereham
-Football pitch should not be sited next to railway cutting
-Lack of open space / play facilities
-Impact on amenity / peaceful environment
-Unsustainable
-Loss of village identity
-Lack of employment in Dereham for new people

-Size / scale / overdevelopment
-DATA ERROR!!!

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 is bound on the northern side by existing housing. The site
straddles Westfield Road and would be served by a priority junction formed onto Shipdham Road to the west
and another to Westfield Lane to the east as well as access onto Westfield Road in the centre of the site. The
Council has recently confirmed that 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
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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.  The site is well located and
due to the number of houses proposed would represent an exceptional material consideration for Members
to take into account given that they would represent the early release of a preferred site providing a
significant contribution to the 5 Year HLS

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 3 - moderate quality
agricultural land, however the applicant's own assessment clarifies that 42.4% of the site is grade 2, (very
good) and 34.5% grade 3a, (good) to which policy CP08 and paragraph 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.
Whilst the area of land to be lost exceeds the threshold for consultation with Natural England at 20 HA this
has not raised any comment or objection.

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, healthcare
facilities, library facilities and open space should be secured by a Section 106 Agreement.

3.0 Effects on local character, amenity and trees

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), within the environmental statement identifies the landscape as 'landscape
character type 'B6 Wensum and Tud Settled Tributary Farmland' under the 'Breckland Landscape Character
Assessment' 2007 which is characterised by a gently undulating arable landscape interspersed with
tributaries.

The LVIA considers that in close views from Boyd Avenue the development would have a moderate adverse
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impact, rising to a major adverse impact for views from Dowling Close and Mill Court at the western edge of
the application site.

Further afield the impact of the proposal would be reduced as intervening features interrupt views of the site
and the impact of the development is seen in a broader context with the LVIA identifying variable views to the
site from distances of around 200 and 500 metres from nearby footpaths and roads and filtered glimpsed
views from distances over 1000 metres.

The LVIA identifies mitigation of any potential negative impacts through the quality of design, primarily taking
account of Density, built form and Green Infrastructure. The overall scheme has been prepared with a very
strong landscape design philosophy and notably a deep buffer zone is included to the River Tud. The LVIA
identifies that whilst the proposed development would fundamentally alter the landscape character within the
development site itself, the design and layout of the development is of a high standard and the resulting
townscape and associated green infrastructure would have a strong, distinct and
positive character.

It is to be expected that the development would result in some landscape impact but these are well managed
and appropriate mitigation has been identified. Given the imperative to deliver additional housing in Dereham
the landscape impacts which do arise from the development are considered to be justified by the need for the
proposal.

3.3  It is considered that the submitted indicative site layout shows that a well designed scheme can be
achieved within the site.  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 117 individual trees, 7 groups of trees and 6 distinctive hedgerows
comprised of a mix of category A, (high value), B, (moderate value), C ,(low value) and U, (unclassified).  The
indicative layout and arboricultural impact assessment identify 2 category A trees would be removed as well
as 7 category B, 9 category C and 3 category U, together with 3 groups of category C trees and 3 hedges.

3.5  Whilst this level of loss would be considered significant on a smaller site given the scale of the proposals
within this application and the significant space available for quality landscaping and replacement planting is
also shown within the indicative layout for additional tree planting and landscaping.

3.6  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 the 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.

3.7  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

BRECKLAND COUNCIL - PLANNING COMMITTEE - 15th January 2018

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



residential amenity.  The proposal would thus accord with Core Strategy Policies,DC01, DC02, DC12 and
DC16, and with relevant guidance in the NPPF.

4.0 Access / Highways

4.1  Access to the development would be gained via a new priority junction formed onto Shipdham Road to
the west and another to Westfield Lane to the west as well as access onto Westfield Road in the centre of
the site.

4.2  The application site is in a relatively sustainable transport location for housing development with the
centre of the site being located approximately 3km from the Town centre, 1.26 km from the nearest doctors
surgery, 4km from Dereham hospital, 600m to Toftwood Junior School, 3km to Dereham 6th Form College
and 3.75km 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'.

4.5  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.

4.6  The TA, submitted with this application identifies that there would be no adverse residual affects
resulting from the development and that roads that could be considered sensitive in the vicinity of the site will
be largely unaffected by the proposed development, provided appropriate mitigation regarding traffic routing
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is in place during the development.

4.6  The principal mitigation identified in the applicants TA consists of the link road which the applicant
argues has the ability to make a significant contribution by forming part of a relief road to the south of
Toftwood.  The applicant also Identifies the bridge over the railway on Westfield Lane as this has to be
shared by vehicles, pedestrians and cyclists.  In order to assist with this the applicant proposes that traffic
signals is introduced to make the bridge one way at a time. The applicant has also stated that they are willing
to contribute to a separate pedestrian bridge over the railway adjacent to the existing to take pedestrians out
of the carriageway.

4.7  NCC Highways initially expressed concerns that the application had been submitted in advance of the
Dereham Transport Study together with concerns regarding the visibility onto Shipdham Road as well as a
lack of information regarding how the link road would tie in with Yaxham Road and existing roads / junctions.
Highways also had concerns regarding how pedestrian / cycle access was to be improved and how the
development would tie into public transport.  Further work was also required to demonstrate the impact of the
development on both adjacent junctions and the Tavern lane / Yaxham Road junction and detail of how the
introduction of traffic signals over the bridge on Westfield Lane would operate and whether this would have
any impact on the distribution of traffic.

4.8  Further to these concerns the applicant has submitted an addendum report to the TA which contains a
response to the Highway authorities comments and an update in relation to the Dereham Transport Study
together with;

-  updated cycle lane specification
-  speed survey and revised visibility splays to Shipdham Road, (other junctions upgraded to same
  specification)
-  Link road redesigned to provide continuous link between Shipdham Road and Yaxham Road
-  Connectivity plan produced and clarification that walking and cycling will be further addressed in
   the travel plan
-  Summary of discussions with the bus operator 'Konectbus' who is keen to explore options for
   extending services into the site
-  Westfield Lane / Yaxham Road junction modelling undertaken

In terms of the impact of the development on the Tavern Lane / Yaxham Road junction the applicant has
considered this in the context of the Dereham transport study and refers to an approach which was
discussed with the Council of providing a contribution towards the measures contained within the Dereham
Transport study.

4.9  The Highway Authority subsequently issued a revised response in January 2017 stating that they had no
objection subject to conditions and provided that the following mitigation was provided;

-  Upgrade to the bridge over the Mid Norfolk railway line, complemented by a footbridge which
   would be adjacent to the existing railway bridge.
-  New link from Yaxham Road to Shipdham Road, changing the priority of Westfield Lane and
   Westfield Road as shown with a 2m verge and 3m footway / carriageway on one side and a 2m
   verge and 2m footway on the other side.
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-  Provision of land at the junction of the new link road and Shipdham Road for the future provision
   of a roundabout.

4.10  Further to the above mitigation measures which are offered by the applicant Highways also requested
that due to the impact of the development on the South Green / Tavern Lane junction the mitigation scheme
identified in figure 13 of the Dereham Transport study should also be provided as opposed to a contribution
towards the cost of all of the measures within the Dereham Transport study.  Following discussions with the
applicant they have indicated that they are willing to provide this scheme.

4.11  Given the evidence provided in the Dereham Transport Study and that contained within
the applicant's submission, the Highway Authority does not consider that the impact of the
development will be 'severe' in accordance with the National Planning Policy Framework provided the
identified mitigation measures are secured and the development mitigates its impact at the adjacent junctions
and delivers network improvements in line with the Dereham Transport Study.

4.12  The off-site works, (the signalization of the railway bridge and of South Green / Tavern
Lane), can be conditioned as these will have to be delivered by a Section 278 Agreement.  The precise
delivery mechanism of which of these and the pedestrian bridge over the railway, the cost of which may be
shared with the Yaxham Road application 3PL/2010/1361, if this is forthcoming, will then be determined as
the works are brought forward.

4.13  The Council can only require development to mitigate its own impacts, the applicant
has identified the need to upgrade to the bridge over the Mid Norfolk railway line, together with provision of a
footbridge.  The new link from Yaxham Road to Shipdham Road and  changing the priority of Westfield Lane
and Westfield Road together with provision of land at the junction of the new link road and Shipdham Road
for the future provision of a roundabout would also assist in mitigating the impact of the development.  It is,
however, clear from the Dereham Transport Study that the development would have an impact upon the
South Green / Tavern Lane junction and that the mitigation measures on this junction identified in the
Dereham Transport study are required.

4.14  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.

4.15  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 CP4(e) of the
adopted Core Strategy DPD and paragraphs 17, 32, 34 and 35 of the NPPF.

5.0 Ecology

5.1  The application site is located in close proximity to the Norfolk Valley Fens SAC and the river Wensum
SAC as well as Badley Moor and Potting and Scarning Fens SSSIs.  The site is also upstream of Mattishall
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Moor SSSI, (linked by a drain to the river Tud) and the river Wensum SSSI.

5.2  The Environmental Statement submitted with the application identifies a 75m wide corridor associated
with the River Tud to provide a buffer to the proposed new built environment together with retention of key
habitats and habitat creation as mitigation and enhancement measures to be implemented with the proposed
development.  The applicant concludes that the proposals would not be likely to result in a significant effect
on the SAC's and that the development could proceed with minimal impact on the local conservation status
of any protected, principally important or rare species within the area.

5.3  The Council's Ecologist has been consulted and comments are awaited and will be reported to Members
at the meeting.

5.4  Following submission of further information Natural England have no objection to the proposals on the
basis of any impact on statutory nature conservation sites including Mattishall Moor, Badley Moor, Potter and
Scarning Fens and the River Wensum Sites of Special Scientific Interest, (SSSIs), provided the development
is carried out in strict accordance with the details of the application as submitted and with the inclusion of
recommended conditions.

5.5  Subject to appropriate conditions to secure a landscape environmental management plan the proposal
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 contains flood zones 1, 2 and
3.  This is, however, to be expected as the southern part of the site is occupied by the River Tud and all of
the proposed residential development is located in flood zone 1 with the lowest risk of flooding.

6.2  As part of the development proposals the applicant includes mitigation measures which include
watercourse improvement works consisting of channel widening and debris clearance as well as forming
open ponds along the length of the river and realignment of part of the river channel to alleviate the
constriction caused by 2no. existing 90 degree bends the river.  Neither the Environment Agency or the NCC
flood risk team object to the application subject to conditions.

6.3  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 we would therefore take the necessary
steps to ensure that there is sufficient treatment capacity, should the planning authority grant planning
permission.
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6.4  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.  Anglian
Water request a foul drainage condition to ensure the necessary mitigation measures are agreed and
implemented before the commencement of development.

6.5  Whilst foul drainage provision remains a concern it appears that Anglian Water are working to resolve
this issue and use of conditions will prevent the commencement of the development until a scheme has been
agreed and prevent 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 and health 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
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.

9.0 RECOMMENDATION

9.1  Permit subject to conditions and a S106 Agreement to secure;

Provision of on site affordable housing at 40%,(116 dwellings)
Contributions to Library services £17,460
Contributions to local Primary Schools on a pro rata basis £980,089
Public Open Space Contribution
NHS contribution £91,740

Offsite works involved with the restoration of the River Tud, (£182,500)
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Onsite open Space totalling 12.63ha

Offsite green space to be reverted to low intensity grazing land totalling 13ha

Land to be safeguarded for a potential roundabout on Shipdham Road if deemed necessary
in the future

An offsite highway improvement scheme to Westfield Lane comprising the signalisation of
the bridge and a new footbridge.

RECOMMENDATION Outline Planning Permission

CONDITIONS

3005 Outline Time Limit (3 years)
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 ONE YEAR 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.

3058 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.

3047 In accordance with submitted
The development hereby permitted shall be carried out in accordance with the following
approved drawings and plans except insofar as may be required by a condition of this
consent:

Location Plan Drawing No. 001
Masterplan drawing No. 101

Reason for condition:-
To ensure the satisfactory development of the site.

3920 Restriction on construction hours
All construction and demolition works to be carried out in accordance with the guidance
provided in Breckland Council Information leaflet, 'Construction and demolition works -
Guidance for contractors and developers' and shall not take place except between the hours
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of 18:00 07:30 Monday Saturday 13:00 Saturday - 07:30 Monday or at any time on Bank
Holidays.
Reason: In the interest of the amenities of nearby residents

3920 Remediation scheme
No development shall be commenced unless and until a detailed remediation scheme
informed by the site investigation and risk assessment has been submitted to and approved
in writing by the Local Planning Authority. The remediation scheme shall detail how the site
will be brought 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.

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.

Reason: 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.

3920 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 Authority.

Reason: 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.

3920 Surface water drianage scheme
Prior to commencement of development other than demolition  and site investigation works,
in accordance with the submitted Flood Risk Assessment Addendum A (Rossi Long
Consulting reference 151481, dated November 2015) detailed designs of a surface water
drainage scheme, and an assessment of the impact of the development on the River Tud,
incorporating the following measures shall be submitted to and approved in writing by the
Local Planning Authority in consultation with the Lead Local Flood Authority. The approved
scheme will be implemented prior to the first occupation of the development. The scheme
shall address the following matters:

I. Provision of surface water attenuation storage, sized and designed to
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accommodate the volume of water generated with a maximum discharge from the
site of 10l/s in all rainfall events up to and including the critical storm duration for the
1 in 100 years rainfall event including allowances for climate change.
II. Detailed designs, modelling calculations and plans of the of the drainage
conveyance network in the:
· 1 in 30 years critical rainfall event to show no above ground flooding on any part
of the site; and
· 1 in 100 years critical rainfall event plus climate change allowances to show, if
any, the depth, volume and storage location of any above ground flooding from
the drainage network ensuring that flooding does not occur in any part of a
building or any utility plant susceptible to water (e.g. pumping station or
electricity substation) within the development.
III. Plans showing the routes for the management of exceedance surface water flow
routes that minimise the risk to people and property during rainfall events in excess
of 1 in 100 year return period. This will include surface water which may enter the
site from elsewhere.
IV. Details of how all surface water management features to be designed in
accordance with The SuDS Manual (CIRIA C697, 2007), or the updated The SuDS
Manual (CIRIA C753, 2015), including appropriate treatment stages for water
quality prior to discharge.
V. A maintenance and management plan detailing the activities required and details of
who will adopt and maintain the all the surface water drainage features for the
lifetime of the development.
VI. Details of a foul water drainage scheme to be provided at the site, including details for its
on going management and maintenance.

Reason for condition:-
To prevent flooding in accordance with National Planning Policy Framework paragraph
103 and 109 by ensuring the satisfactory management of surface water flow paths,
storage and disposal of surface water from the site in a range of rainfall events and
ensuring the surface water drainage system operates as designed for the lifetime of the
development.

3920 No commencmeent until scheme of foul/ waste water approved
Not to commence the development until a scheme to deal with waste water from the
development has been submitted to and agreed in writing with the Council and the works
required under that scheme have been secured to the written satisfaction of the Council.

3920 No development above slab until waste water scheme completed
No development above slab level until the works required under the waste water scheme
agreed pursuant to condition X have been carried out and completed to the written
satisfaction of the Council and the development is connected to the improved waste water
system to the written satisfaction of the Council.

3920 Scheme of ecological mitigation measures
No development above slab level shall take place until, a scheme for the provision of 6 no.
bat boxes within the site, and the provision of bird boxes within the site has been submitted
to and approved in writing by the Local Planning Authority. The approved bat and bird boxes
shall be completed in accordance with the approved details prior to the occupation of the
dwellings hereby approved.
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Reason: In the interests of maintaining and enhancing biodiversity and ecological value of
the site and surrounding area. In accordance with policies CP10, CP11, DC12, and DC16 of
the Core Strategy and Development Management Policies DPD.

3920 Scheme of fire hydrants
No development shall commence on site unless and until a scheme has been submitted for
the provision of one fire hydrant per 50 dwelling or alternative water supply on the
development in locations and according to a timescale to be submitted to and agreed in
writing by the Local Planning Authority.

Reason for condition:- To ensure adequate water infrastructure provision is made on site for
the local fire service to tackle any property fire.

3920 Management plan for roads and streets
3920 SHC01 - Detailed plans of roads, footways, cycleways,

No works shall commence on the site other than demolition and site investigation work, until
such detailed plans of the roads, footways, cycleways, foul and surface water drainage have
been submitted to and approved in writing by the Local Planning Authority in consultation
with the Highway Authority. The development shall thereafter be carried out in accordance
with the approved plans.

Reason for condition: - In order to ensure the provision of satisfactory roads, access, parking
and turning areas on site, in the interests of highway safety. In accordance with policy CP4
of the Core Strategy and Development Control Policies DPD and the policies within the
NPPF.

3920 Roads, footpaths constructed to binder level prior to occupa
3920 SHC03A - Surfacing

Before any dwelling is first occupied the roads, footways and cycleways shall be constructed
to binder course surfacing level from the dwelling to the adjoining County road in accordance
with the details to be approved in writing by the Local Planning Authority in consultation with
the Highway Authority.

Reason for condition: - In order to ensure the provision of satisfactory roads, access, parking
and turning areas on site, in the interests of highway safety. In accordance with policy CP4
of the Core Strategy and Development Control Policies DPD and the policies within the
NPPF.

3920 Constrution method statement and traffic management plan
No development shall be commenced except for site investigation, until a Construction
Method Statement and Traffic Management Plan has been submitted to, and approved in
writing by, the local planning authority. The approved statement shall be adhered to
throughout the construction period unless otherwise agreed in writing by the local planning
authority. The Statement and Traffic Management Plan shall provide for:

i. construction traffic access route;

ii.  the parking of vehicles of site operatives and visitors;

iii. loading and unloading of plant and materials;
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iv    storage of plant and materials used in constructing the development;

v.    wheel washing facilities;

vi.   hours of construction works, and deliveries to and from the site;

vii   measures to prevent the emission of dust, dirt and material from the site and vehicles
entering and leaving the site.

Reason for condition: In the interests of residential amenity and highway safety. This is
required prior to commencement of development in order that the appropriate measures can
be implemented to ensure there would be no significant impact on residential properties
throughout all construction works on site. In accordance with policy CP4 of the Core
Strategy and Development Control Policies DPD and the policies within the NPPF.

3920 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

No removal of hedgerows, trees or shrubs, ivy and other climbing plants shall take place
between 1st March and 31st August inclusive, unless a report undertaken by a competent
ecologist has been submitted to and approved in writing by the Local Planning Authority,
confirming that a careful, detailed check of vegetation for active birds' nests immediately
before the vegetation is cleared has been undertaken, and providing written confirmation
that no birds will be harmed and/or that there are appropriate measures in place to protect
nesting bird interest on site.

Reason for condition: - In the interests of maintaining and enhancing biodiversity, in
accordance with policies CP10, CP11 of the Core Strategy and Development Control
Policies DPD, and the policies within the NPPF.

3920 Arboricultural Impact, Method Statement and Protection Plan
The reserved matters applications shall be accompanied by an Arboricultural Impact
Assessment and Arboricultural Method Statement which provides for the retention and
protection of trees, shrubs and hedges growing on or adjacent to the site. No development
or other operations shall take place except in complete accordance with the approved
Arboricultural Method Statement.  In relation to the Statement the following shall apply:

a) No operations shall commence on the site in connection with the development herby
approved (including any tree felling, tree pruning, soil moving, temporary access
construction and/or widening, or any other operation involving the use of motorised vehicles
or construction machinery) until the tree, shrub and hedgerow protection works required by
the 'Method Statement' are in place on site;

b) No excavations for services, storage of materials, or machinery, parking of vehicles,
deposit or excavation of soil or rubble, lighting of fires or disposal of liquids shall take place
inside or within 10m (or as agreed in writing) of an area fenced off or otherwise protected in
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the 'Method Statement';

c) The fencing or other works which are part of the Method Statement shall not be moved or
removed, until all works, including external works, have been completed and all equipment,
machinery and surplus materials removed from the site, without the prior consent in writing
of the local planning authority.

Reason for condition:-  To ensure that adequate protection is afforded to the existing
vegetation and trees to remain on site, in the interests of visual amenity and biodiversity. In
accordance with policies CP11 and DC12 of the Core Strategy and Development
Management Policies DPD.

3920 Lighting condition
No external lighting shall be erected at the site unless a scheme of external lighting has first
been submitted to and approved in writing by the Local Planning Authority. Only external
lighting approved pursuant to this condition shall be erected within the site and any lighting
provided within the highways, footpaths, areas of public open space within the site shall be
completed in accordance with the approved lighting scheme.

Reason for condition: - In in order to protect wildlife from light pollution and in the interests of
the dark skies and character of the surrounding area. In accordance with policies CP10, DC
1 and DC 16 of the Adopted Core Strategy and Development Control Policies Development
Plan Document 2009.

3920 Abstraction details
Details of abstraction to be agreed in consultation with EA

3920 Fencing to railway line adj sports pitch with RM
Details of fencing to prevent balls from straying onto the railway line adjacent to the sports
pitches to be provided with reserved matters application.

3992 Non-standard note re: S106
NOTES:
This permission is subject to a Section 106 Agreement dated 17th January 2017 and should
be read alongside this agreement dated .

AN80 Note 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 to 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 planning application.

AN81 Discharge of conditions
If the formal discharge of any condition is required, it will be necessary for you to submit to
the Council all relevant details, together with a completed application for the "Discharge of
Conditions" and the fee as appropriate.

2001 Application Approved
The Local Planning Authority has acted positively and proactively in determining this
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application, having engaged with the Applicant at the pre-application stage, and by
assessing the application against all material considerations, including national guidance,
planning policies and representations that have been received during the public consultation
exercise, and by identifying matters of concern within the application and negotiating, with
the Applicant, acceptable amendments to the proposal to address those concerns.  As a
result, the Local Planning Authority has been able to grant planning permission for an
acceptable proposal in as timely a manner as possible in accordance with the presumption
in favour of sustainable development, as set out within the National Planning Policy
Framework.

Copies of all documentation submitted in connection with this application can be viewed
online at http://www.breckland.gov.uk/content/planning-search-0

3994 Highway note
It is an OFFENCE to carry out any works within the Public Highway, which
includes a Public Right of Way, without the permission of the Highway
Authority. This development involves work to the public highway that can
only be undertaken within the scope of a Legal Agreement between the
Applicant and the County Council. Please note that it is the Applicant's
responsibility to ensure that, in addition to planning permission, any
necessary Agreements under the Highways Act 1980 are also obtained.
Advice on this matter can be obtained from the County Council's Highways
Development Management Group based at County Hall in Norwich.

Public Utility apparatus may be affected by this proposal. Contact the
appropriate utility service to reach agreement on any necessary alterations,
which have to be carried out at the expense of the developer.
If required, street furniture will need to be repositioned at the Applicants own
expense.

3972 NOTE:  Bats and Owls
Bats and their roosts are protected under the Conservation of Habitats and Species
Regulations 2010.  All work must stop immediately if bats, or evidence of bat presence (e.g.
droppings, bat carcasses or insect remains), are encountered at any point during building
demolition.  Should this occur, further advice should be sought from Natural England and a
professional ecologist.

3989 Hedgerow Regulation
The applicant should check the need to obtain a Hedgerow Removal Notice under the 1997
Hedgerow Regulations.

3992 Remeidation note
3992 Contamination note
3944 Contaminated Land - Desk Study/Site

Investigation
No development shall be commenced unless and until 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 has been submitted to and approved in writing by the
Local Planning Authority. 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:
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(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,
ecological systems,
archaeological sites and ancient monuments;

(iii)an appraisal of remedial options, and proposal of the preferred option(s).

Reason: 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 will require to be discharged

3140 Prior approval of slab level
Prior to the construction of any dwellings, details of the slab levels of the dwellings/building
hereby approved shall be submitted to and approved in writing by the Local Planning
Authority. Such levels as may be agreed shall be used in connection with the development.
Reason for condition:-
The details are required to be submitted prior to the commencement of the development to
safeguard the interests of the amenities of neighbouring occupiers and to ensure the
satisfactory appearance of the development from its outset, in accordance with Policy DC 1
and DC 16 of the Adopted Core Strategy and Development Control Policies Development
Plan Document 2009.
This condition will require to be discharged

LS07 Retention of trees and hedges
No trees or hedges within the site shall be cut down, uprooted destroyed, lopped or topped,
other than in accordance with the approved plans, landscaping plans and arboricultural
protection plan approved pursuant to any conditions of this permission, without the written
approval of the Local Planning Authority. Any trees or hedges removed without consent shall
be replaced during the next planting season November/March with trees of such size and
species as agreed in writing with the Local Planning Authority.
Reason for condition:-
To ensure that the trees and hedges are retained in the interests of the visual amenities of
the are and the satisfactory appearance of the development in accordance with policy DC12
of the Adopted Core Strategy and Development Control Policies Development Plan
Document 2009.
This condition will require to be discharged
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ITEM: 2 RECOMMENDATION: APPROVAL
REF NO: 3PL/2016/0983/O CASE OFFICER Debi Sherman

LOCATION: NECTON APPNTYPE: Outline
Erne Farm POLICY: Out Settlemnt Bndry
North Pickenham Road ALLOCATION: N

CONS AREA: N

APPLICANT: Heritage Developments Ltd
C/O Agent

LB GRADE: N

AGENT: Lanpro Services
Brettingham House 98 Pottergate

TPO: Y

PROPOSAL: Demolish farmhouse, bungalow & agricultural buildings & erect up to 46 dwellings & provision
of a Community Park

REASON FOR COMMITTEE CONSIDERATION

The site is outside the settlement boundary for Necton and contrary to the Development Plan.

KEY ISSUES

Principle of Development
Impact on the historic environment
Character and appearance
Trees
Obligations
Access
Other Matters

DESCRIPTION OF DEVELOPMENT

The application is in outline form with all matters reserved except for access.  The scheme proposes the
demolition of the existing farmhouse and associated outbuildings as well as a modern bungalow and erection
of up to 46 new dwellings.  Vehicular access would be taken off North Pickenham Road.

An indicative dwelling mix has been provided which identifies a proposed dwelling mix of :

Two bedroom dwellings - 18no. units
Three bedroom dwellings - 24no. units
Four bedroom dwellings - 1no. unit
Five bedroom units - 3no. units

The scheme would also provide for footpath connections to be made across the site to facilitate linkages with
other existing footpaths in the locality.
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SITE AND LOCATION

The site is currently located adjacent to the south western corner of the village and is located opposite the
entrance to Elizabeth Drive.

The site currently contains two dwellings a disused farmhouse and associated outbuildings and a modern
bungalow. Access is taken off North Pickenham Road.

The site is quite open in appearance and has some mature trees and landscaping located both on its
boundaries and within the northern section of the site. Some of the trees on site are subject of Tree
Preservation Orders.

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.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.16 Design
DC.17 Historic Environment
NPPF National Planning Policy Framework

OBLIGATIONS/CIL

- 15% affordable housing provision
- Education contribution towards primary education
- Provision towards libraries of £3450
- Measures to facilitate footpath linkages on and across the site to link into other existing footpaths in the
wider locaility
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CONSULTATIONS

NECTON PARISH COUNCIL
Necton Parish Council considered the extra information pertaining to this application at their meeting on 6
March 2017 and this is their considered view: - In favour of the site development: The Council do not wish
this site to become Necton's 'second diner' and wish it to be developed as one of the preferred sites identified
by the Council. - Sympathy with the heritage statement provided by Landpro: whilst the village is not rich in
historic assets, this example is in very poor state of repair and not a unique example that would encourage
investment in its retention. - 46 proposed dwellings exceed the Councils' desired total number on this site.
This site when presented for consideration in the Local Plan was identified as having capacity for 20
dwellings. - Road access needs more consideration. The Council notes that NCC Highways is still in
discussion with the developer on this matter. We would wish to be involved with these discussions. - Concern
about the ongoing financial and operational management of any open space, which may become the
responsibility of the Parish Council: Breckland Council have already clearly stated they will not adopt the
proposed green infrastructure as it contains storage lagoons. The Parish Council does not wish to receive an
unsustainable liability on its limited precept.
ENVIRONMENT AGENCY
No objections.
ANGLIAN WATER SERVICE
No objections subject to condition
HISTORIC ENVIRONMENT OFFICER
No objections subject to historic building recording condition and archaeological scheme of investigation.
NORFOLK COUNTY COUNCIL HIGHWAYS
No objections subject to conditions.
OBLIGATIONS OFFICER, NORFOLK COUNTY COUNCIL
No objections subject to the provision of contributions for primary education and library provision.
FLOOD & WATER MANAGEMENT TEAM
No comments to make.
HISTORIC BUILDINGS CONSULTANT
Given the most recent consultation feedback offered by external consultees, the previous objection to the
demolition of the non-designated heritage assets cannot realistically be sustained. No further comment.
TREE AND COUNTRYSIDE CONSULTANT
Potential area of conflict exist but the layout needs to ensure that suitable space is left between trees and
dwellings to avoid these issues.
FACILITIES MANAGEMENT
Revised layout still shows the provision of storage lagoons within the park and open spaces and it is unlikely
that BDC would wish to adopt an open space that includes any drainage features such as storage lagoons,
ponds, underground storage tanks/pipes or soakaways.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
No objections subject to Ecological Mitigation Strategy and Habitat Management Plan will need to be
included as planning condition
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CONTAMINATED LAND OFFICER
No objections subject to conditions.
CRIME REDUCTION & ARCHITECTURAL LIAISON OFFICER
Would be keen to work with developer at reserved matters stage
HISTORIC ENGLAND
In our previous advice (dated 7th March 2017) we identified the existing buildings at this site as undesignated
heritage assets in terms of the NPPF. We remain of this view and advise the Council to seek the appropriate
justification for their removal. In our view reuse of the buildings in the proposed development would best
conserve their significance while delivering the public benefit of the new residential accommodation.
HOUSING ENABLING OFFICER
At present a 40% provision is required on sites capable of accommodating 5 or more dwellings and/or
0.17ha. 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. However, the applicant has submitted a financial
viability appraisal to support a lower affordable housing contribution. This has been independently assessed
and it has been agreed that the maximum viable affordable housing provision on this development at the
current time would be 15% split into 60% for rent and 40% intermediate housing. Based on a development of
46 dwellings, this would equate to 7 affordable dwellings, 4 for rent and 3 for intermediate housing. The
affordable housing mix i.e., unit types, layout etc. will need to be addressed in the reserved matters. The
affordable housing should be integrated into residential layouts to provide a distribution of affordable housing
within the development site that will enhance community cohesion.

ENVIRONMENTAL PLANNING No Comments Received

REPRESENTATIONS

Seven letters of representation were received raising the following issues -

- farmhouse should not be demolished as it is a historic building
- scheme will result in foul drainage issues
- site located off a dangerous corner
- poor access into and out of Necton onto the A47
- concerns about flooding elsewhere as a result of the development
- the proposal will destroy the character of the area
- there will be an adverse impact on wildlife
- impact on TPO trees
- the proposed number of dwellings goes about the number referenced in the draft Local Plan

ASSESSMENT NOTES

1.0  Principle of  development

1.1  For decision making purposes, as required by Section 38(6) of the Planning & Compulsory Purchase Act
2004, the Development Plan comprises the Adopted Core Strategy and Development Control Policies
Development Plan Document, together with the Site Specific Allocations DPD.  Material considerations in
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respect of National Planning Policy are the NPPF and the more recently published National Planning Policy
Guidance.

1.2  In relation to settlement boundaries, the objectives of Policy CP14 include focusing development in
sustainable locations with access to key services and protecting the form and character of settlements.
These objectives are consistent with the NPPF's key aims and so in this respect Policy CP14 can be afforded
some weight in accordance with paragraph 215.  The site is located outside the settlement boundary of
Necton immediately to the south-west of the village, (as defined by policies SS1, DC02, CP01 and CP14 of
the Core Strategy and Development Control Policies Development Plan Document 2009), where
development is restricted.

1.3  Planning law requires that planning applications are determined in accordance with the development
plan unless material considerations indicate otherwise.  It is necessary to consider therefore whether in this
case any such material considerations, including national planning policy, would justify a departure from
policy.

1.4  Paragraphs 47 and 49 of the National Planning Policy Framework, (NPPF), clearly state that where an
authority does not have an up to date five year housing land supply,  the relevant local policies for the supply
of housing 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.  Furthermore, it is noted
that recent case law has identified that those development plan policies that would in effect restrict the supply
of housing including those identified above can only be given limited weight.

1.5  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.  The conservation of the natural
environment is also central to the NPPF, including protecting valued landscapes and minimising effects on
biodiversity.  In order to promote sustainable development in rural areas, the NPPF indicates that housing
should be located where it will enhance or maintain the vitality of local communities.

1.6   Necton is identified in the Council's Spatial Strategy as a service centre village and is considered
appropriate for growth. It benefits from a primary school, public house, shop, post office, community centre,
recreation ground and play area, and a range of business and employment opportunities within the village.
There are also bus stops nearby which provide regular services to the nearby market towns of Dereham,
Swaffham and Watton, which provide for a range of the necessary employment, education, retail and leisure
needs of future residents.  In these terms, the application site is considered to be a sustainable location for
new development.

1.7  Whilst the proposed development would be outside the defined settlement limit, the proposed
development would adjoin the built up area of the village and existing post-war residential development to the
north and east.  Therefore, the proposal would not result in an isolated development in the countryside and
be compatible with the general residential character of the area to the east.

1.8  The site is allocated in the emerging Local Plan (HOU 02) for residential development of 20 no.
dwellings.  The draft Local Plan has been submitted to the Secretary of State  for examination and the
allocation of the site has been the subject of consultation and sustainability testing as part of the allocation
process.

1.9  The scheme proposes up to 46 no. dwellings which would provide a contribution towards housing
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delivery, particularly in light of the current shortfall in the provision of housing land in the District and has
therefore been given significant weight in favour of the proposal.

1.10  In terms of availability and delivery, Paragraph 47 of the NPPF requires new sites for housing
development to be deliverable, which is defined as being available now, suitable in terms of location and be
achievable in respect of housing being developed on the site within the next five years.  Whilst this
application is submitted in outline there is nothing to suggest that there are any technical constraints which
would prevent the development coming forward in the short term.

2.0   Impact on the historic environment

2.1 The disused farmhouse and principal associated barn are considered to be of historical merit.  The
scheme proposes demolition.  The issue of their potential retention has been the subject of lengthy
negotiation and further evidence has been submitted in the form of a structural survey and historic
assessment to establish whether there is adequate justification to require their retention and conversion for
residential purposes.

2.2 The information submitted has been considered by the Historic Buildings Advisor, the Historic
Environment Service at NCC and Historic England.  In considering impacts on what can be defined as non-
designated heritage assets the NPPF states at paragraph 135 that the effect on their significance should be
taken account of in determining an application.  It goes on to advise that a balanced judgement needs to be
made 'having regard to the scale of any harm or loss an the significance of the heritage asset.' Following on
from the information received and assessed although it is acknowledged that the buildings are of merit,
particularly in light of their 'clay lump' construction, they are not of sufficient merit to be considered for formal
designation. Whilst this in itself does not prevent their retention, the evidence submitted in relation to their
structural state of repair and the costs associated with their retention would be prohibitive and cannot be
justified in this instance.  The NCC Historic Environment Service has recommended a historic building
recording condition is imposed to record any historic significance prior to demolition.

2.3 Heritage assets with archaeological interest were considered as being present at the site and that their
significance would be adversely affected by the proposed development. Therefore a scheme of
archaeological investigation has been conditioned to be submitted and approved prior to commencement of
development in accordance with policy DC17.

3.0  Character and Appearance

3.1  All matters other than access have been reserved to be approved subsequently. At this point, the impact
on amenity and landscape has been assessed on the basis of indicative site layout only. The detailed design
and layout will be reviewed as part of the reserved matters application in respect of the surrounding built form
and density of the established residential dwellings.

3.2  From review of the indicative layout proposed, it provides the opportunity for a development that would
not affect the overall character of the wider area. To protect residential amenity, a construction management
plan would be conditioned. The indicative site plan illustrates that 46no. dwellings could be accommodated.
It is noted that the allocation in the emerging Local Plan identifies the site being allocated to provide 20no.
dwellings.  This allocation was made partly on the basis of the retention of the farmhouse and barn, it has
been shown in Section 2.0 above that this is not feasible.  Whilst the number of units proposed is
considerably more than the emerging allocation, having assessed the likely impacts it is considered that an
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appropriate development on the scale proposed could be accommodated on site in accordance with policy
DC2  which would not detract from the surrounding amenity of the area.

3.3  It is considered, the location of the site and the development density proposed would have minimal
impact on the surrounding open countryside views. The proposals are set back from the boundary of the site.
Details of landscaping and boundary treatment will be considered at the detailed design stage which will be
carefully assessed in order to benefit the overall amenity setting of the proposal and to protect the open
countryside character. The density of this development is consistent with the character of the village and
therefore is considered acceptable in this instance.

4.0 Trees

4.1  The layout is a reserved matter and as such issues relating to impacts on existing landscaping and
preserved trees would be assessed at the reserved matters stage.   It is noted that the Trees Officer has
expressed some concerns regarding the potential impacts on TPO trees but it is considered that the site can
accommodate the proposed development satisfactorily whilst taking full account of the restrictions arising
from the need to protect and preserve existing on site trees and landscaping.  To ensure this further an
arboricultural impact assessment and tree protection plan have been conditioned. An appropriate
landscaping scheme will also be conditioned to ensure the landscape design will complement the design of
the proposal in accordance with policy DC 12.

5.0  Obligations

5.1 The application has been subject to viability testing to establish what level of affordable housing can be
provided in connection with the development.  A viability assessment was submitted and independently
assessed.  The viability assessment considered a variety of scenarios including the costs associated with the
retention and conversion of the farmhouse and the initial proposal to provide a park with the development.
Both these elements have been removed from the scheme for reasons set out in Section 2 above and
paragraph 5.3 below.  It was agreed that on the basis of a scheme of 46no. dwellings 7no. affordable
housing units or 15% affordable housing could be provided in connection with the proposed development.
There are no objections to this level of provision in light of the viability assessment process.

5.2 The NCC Obligations Team have advised that there is a need for an education contribution towards the
provision of an additional class base at Necton Primary to increase permanent capacity of the school.  The
final contribution  would depend on the dwelling mix set out in the reserved matters application, the S106 will
be set out on a formula basis to reflect this.  A libraries contribution is also required which would be sought as
an obligation in the S106 agreement.

5.3  The scheme originally proposed a public park on the southern section of the site.  The costs associated
with providing and maintaining the park were considered prohibitive and there were concerns regarding the
on going management and maintenance and who would take responsibility for the park, particularly in light of
the fact that a large section of the land is Flood Zone 3.  Following further negotiations it has been agreed
with the applicant that footpath connections would be provided through the site with a view to connecting into
the existing footpath network in the wider locality.  This would be facilitated via the S106 agreement.

4.0  Access

4.1  Access is the only non-reserved matter.  Access to the development would be provided via North
Pickenham Road in common with the existing site access.  Concerns have been expressed regarding
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vehicular access into the site itself off North Pickenham Road and the junction with the A47 but the Highway
Authority have been consulted and have raised no objections subject to conditions.

4.2  Matters relating to the internal estate road layout and parking provision would be dealt with under the
subsequent reserved matters application.

5.0 Other matters

5.1  The site is in a Flood Zone 1 and the development of this site will contribute to installing adequate
infrastructure to control any surface water discharge. A condition to provide both surface and foul water
detailed design prior to commencement has been included within the recommended conditions.

5.2  Issues relating to ecological impacts have been considered and no objections have been raised subject
to the submission of a ecological mitigation strategy and habitat management plan.

6.0 Conclusions

6.1  In light of the above comments above and the detailed consultation responses received from all parties
involved it is the decision of the Council that the proposal constitutes a form of sustainable development with
all matters contributing to the further sustainability of the proposal conditioned to ensure its longevity and
amenity for local residents. On the basis of the indicative site layout provided, It is considered the site is
capable of accommodating the development as proposed in a sustainable manner, without adversely
affecting the  overall character and appearance of the area with due consideration given to the context of the
surrounding residential development.

6.2  Whilst the loss of the historic farmhouse and barn is regrettable when taken as part of the wider planning
balancing exercise it is considered that the benefits in approving the development in context of the existing
lack of a five year housing land supply and contribution made towards affordable housing, it is considered
appropriate to recommend approval in this instance.

6.3 For this reason, the proposal is recommended approval subject to the S106 agreement and conditions.

RECOMMENDATION Outline Planning Permission

CONDITIONS

3005 Outline Time Limit (3 years)
Application for Approval of Reserved Matters must be made not later than the expiration of
THREE 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.

TL06A Outline permission -time limit
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Approval of the details of the siting, design and external appearance of any building to be
erected together with precise details of the type and colour of the materials, means of
access thereto and the landscaping of the site (herein after called 'reserved matters') shall
be obtained from the Local Planning Authority in writing before any development is
commenced.
Application for approval of the reserved matters shall be made to the Local Planning
Authority before the expiry of THREE YEARS from the date of this permission.
Reason for condition:-
The application is for Outline permission only and gives insufficient details for the proposed
development and to comply with Section 92 of the Town & Country Planning Act 1999 (as
amended).

3050 Reserved Matters to closely follow Outline
The Reserved Matters submitted in pursuance of the outline permission hereby approved
shall closely follow those submitted under reference 3PL/2016/0983/O dated..............
Reason for condition:-
In the interests of the satisfactory development of the site.

3150 Highways condition
No works shall commence on the site until such time as detailed plans of the roads,
footways, foul and surface water drainage have been submitted to and approved in writing
by the Local Planning Authority in consultation with the Highway Authority. All construction
works shall be carried out in accordance with the approved plans.
Reason:
To ensure satisfactory development of the site and a satisfactory standard of highway
design and construction.

3160 Highways condition
No works shall be carried out on roads, footways, foul and surface water sewers otherwise
than in accordance with the specifications of the Local Planning Authority in consultation
with the Highway Authority.
Reason:
To ensure satisfactory development of the site and to ensure estate roads are constructed to
a standard suitable for adoption as public highway.

3170 Highways condition
Before any dwelling is first occupied the road(s) and footway(s) shall be constructed to
binder course surfacing level from the dwelling to the adjoining County road in accordance
with the details to be approved in writing by the Local Planning Authority in consultation with
the Highway Authority.
Reason:
To ensure satisfactory development of the site.

3250 Highways condition
Prior to the first occupation of the development hereby permitted a visibility splay measuring
2.4m x 59m shall be provided to each side of the access where it meets the highway and
such splays shall thereafter be maintained at all times free from any obstruction exceeding
0.225 metres above the level of the adjacent highway carriageway.
Reason:
In the interests of highway safety.

3260 Highways condition
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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 drawings numbered/entitled 0558-0002 C and
Pedestrian Crossing Relocation Rev A 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.

3740 Highways condition
Prior to the first occupation of the development hereby permitted the off site highway
improvement works referred to in Condition 7 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.

3414 Fencing protection for existing trees
Prior to the commencement of any work on the site, all existing trees shall be protected by
the erection of Tree Protection Fencing.   This fencing shall be retained throughout the
period of the development and at all times when works (as defined below) are being carried
out on the site.
For the purposes of this condition "work" shall include the storage of plant, materials, site
huts or the use of any machinery either for preparatory site work or construction itself.
"Trees" shall refer to all trees both on and adjacent to the site.
Protective fencing shall be constructed and maintained in accordance with BS5837:2012
and the Council's document Practice Note: Construction and Maintenance of Tree Protection
Fencing, which is available to download from the Council's website.
Reason for condition:-
The works are required to be undertaken prior to the commencement of the development in
order to safeguard the protection of trees from the outset of the development, in accordance
with Policy DC 12 of the Adopted Core Strategy and Development Control Policies
Development Plan Document 2009

3412 Trees/hedges to be retained
The existing trees/hedges on the site shall be retained.  Should any die or be removed
without the written consent of the Local Planning Authority, they shall be replaced during the
next planting season with a tree(s) or hedging of a species, size and in the same location to
the satisfaction and written agreement of the Local Planning Authority.
Reason for condition:-
In the interests of the satisfactory appearance of the development.

LS17 Ecological Mitigation Strategy & Habitat Management Plan
Prior to the commencement of development an Ecological Mitigation Strategy and Habitat
Management Plan shall be submitted and approved in writing by the Local Planning
Authority. The development shall be carried out in accordance with the approved details.

Reason for condition:-

In order to ensure that the development takes full account of the potential impacts on
protected species and provides mechanisms to mitigate any adverse impacts in accordance
with policy DC 10 of the Adopted Core Strategy and Development Control Policies
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Development Plan Document 2009.
LS17 In accordance with AIA

Prior to the commencement of development an arboricultural impact assessment and tree
protection plan in accordance with BS5837:2012 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 ensure that trees are sufficiently far enough away from dwellings for there to be no issues
with elements such as light, falling debris etc.

LS17 Surface water drainage condition
Prior to the commencement of any development, a scheme for the provision,
implementation, ownership and maintenance of the surface water drainage shall be
submitted in writing and agreed in writing with the Local Authority. The works/scheme shall
be constructed and
completed in accordance with the approved plans/specification at such time(s) as may be
specified in the approved scheme.

Reason for condition:- To ensure a satisfactory method of surface
water drainage and to prevent flooding.

3921 Highways Informative
It is an OFFENCE to carry out any works within the Public Highway, which includes a
Public Right of Way, without the permission of the Highway Authority. This development
involves work to the public highway that can only be undertaken within the scope of a
Legal Agreement between the Applicant and the County Council. Please note that it is the
Applicant's responsibility to ensure that, in addition to planning permission, any necessary
Agreements under the Highways Act 1980 are also obtained and typically this can take
between 3 and 4 months. Advice on this matter can be obtained from the County Council's
Highways Development Management Group based at County Hall in Norwich.
Please contact Kay Gordon 01362 656211.Public Utility apparatus may be affected by this
proposal. Contact the appropriate utility service to reach agreement on any necessary
alterations, which have to be carried out at the expense of the developer.
If required, street furniture will need to be repositioned at the Applicants own expense.
Public Utility apparatus may be affected by this proposal. Contact the appropriate utility
service to reach agreement on any necessary alterations, which have to be carried out at
the expense of the developer.
If required, street furniture will need to be repositioned at the Applicants own expense.
Please be aware it is the applicants responsibility to clarify the boundary with the public
highway. Private structures such as fences or walls will not be permitted on highway land.
The highway boundary may not match the applicants title plan. Please contact the
highway research team at highway.boundaries@norfolk.gov.uk for further details.

2001 Application Approved Following Revisions
The Local Planning Authority has acted positively and proactively in determining this
application, (having engaged with the Applicant at the pre-application stage), and by
assessing the application against all material considerations, including national guidance,
planning policies and representations that have been received during the public consultation
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exercise, and by identifying matters of concern within the application and negotiating, with
the Applicant, acceptable amendments to the proposal to address those concerns.  As a
result, the Local Planning Authority has been able to grant planning permission for an
acceptable proposal within the statutory timeframe/in as timely a manner as possible , in
accordance with the presumption in favour of sustainable development, as set out within the
National Planning Policy Framework.

Copies of all documentation submitted in connection with this application can be viewed
online at http://www.breckland.gov.uk/content/planning-search-0

2014 Criterion E - Planning Apps Where Approved
Appeals against planning decisions

If you are aggrieved by the decision of your local planning authority to attach any particular
condition/s to this permission, then you can appeal to the Secretary of State under section
78 of the Town and Country Planning Act 1990.

If an enforcement notice is served relating to the same or substantially the same land and
development as in your application and if you want to appeal against your local planning
authority's decision on your application, then you must do so within: 28 days of the date of
service of the enforcement notice, or within 6 months (12 weeks in the case of a
householder appeal) of the date of this notice, whichever period expires earlier.

If you want to appeal against your local planning authority's decision then you must do so
within 6 months of the date of this notice.

Appeals must be made using a form which you can get from the Secretary of State at
Temple Quay House, 2 The Square, Temple Quay, Bristol, BS1 6PN or online at
www.planningportal.co.uk

The Secretary of State can allow a longer period for giving notice of an appeal but will not
normally be prepared to use this power unless there are special circumstances which
excuse the delay in giving notice of appeal.

The Secretary of State need not consider an appeal if it seems to the Secretary of State that
the local planning authority could not have granted planning permission for the proposed
development or could not have granted it without the conditions they imposed, having regard
to the statutory requirements, to the provisions of any development order and to any
directions given under a development order.

3060 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:-
The details are not included in the current submission.
This condition will require to be discharged

3418 Tree Protection Plan - Ground Protection Mats
A Tree Protection Plan, including detailed specifications for the provision of Ground
Protection Mats, shall be submitted to and approved in writing by the Local Planning
Authority where access is required within the Root Protection Areas of trees to be retained
(RPA).  Unless otherwise agreed, the RPA shall be taken to be a circle of radius 12 x the
stem diameter measured at 1.5m.  Ground Protection Mats should be in situ and remain in
place throughout the demolition and/or construction phase(s) of the development.
Reason for condition:-
To protect the rooting area of trees during development.
This condition will require to be discharged

3949 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, 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
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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:-
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.
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

3946 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 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

3380 Historic Building recording
Prior to the commencement of the development, including any demolition, a scheme of
historic building recording (level 3) shall be submitted to and approved in writing by the Local
Planning Authority. The development shall proceed in accordance with the approved
scheme and the records submitted to the Local Planning Authority for future reference
purposes.
Reason for condition:-

To ensure the potential historical interest of the farmhouse and barn is recorded prior to
demolition,   in accordance with Policy DC 17 of the Adopted Core Strategy and
Development Control Policies Development Plan Document 2009.
This condition will require to be discharged

AR01 Archaeological work to be agreed
No development shall take place until:
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 A) an archaeological written scheme of investigation has been submitted to and approved
by the local planning authority in writing. The scheme shall include an assessment of
significance and research questions; and 1) The programme and methodology of site
investigation and recording, 2) The programme for post investigation assessment, 3)
Provision to be made for analysis of the site investigation and recording, 4) Provision to be
made for publication and dissemination of the analysis and records of the site investigation,
5) Provision to be made for archive deposition of the analysis and records of the site
investigation and 6) Nomination of a competent person or persons/organization to undertake
the works set out within the written scheme of investigation;

 B) No development shall take place other than in accordance with the written scheme of
investigation approved under Part (A);

 C) The development shall not be occupied until the site investigation and post investigation
assessment has been completed in accordance with the programme set out in the
archaeological written scheme of investigation approved under Part (A) and the provision to
be made for analysis, publication and dissemination of results and archive deposition has
been secured.
Reason for condition:-
To ensure the potential archaeological interest of the site is investigated in accordance with
policy DC 17 of the Adopted Core Strategy and Development Control Policies Development
Plan Document 2009.
This condition will require to be discharged

3804 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.
Reason for condition:-
The details are required to be submitted prior to the commencement of development to
minimise the possibilities of flooding from the outset of the development.
This condition is imposed in accordance with Policies DC 1 and DC 13 of the Adopted Core
Strategy and Development Control Policies Development Plan Document 2009
This condition will require to be discharged

ER18 Construction Method Statement
No development shall take place, including any works of demolition, until a Construction
Method Statement has been submitted to, and approved in writing by, the local planning
authority. The approved Statement shall be adhered to throughout the construction period.
The Statement shall provide for:

i.             the parking of vehicles of site operatives and visitors
ii.            loading and unloading of plant and materials
iii.           storage of plant and materials used in constructing the development
iv.           the erection and maintenance of security hoarding including decorative displays
and facilities for public viewing, where appropriate
v.            wheel washing facilities
vi.           measures to control the emission of dust and dirt during construction
vii.          detailed proposals for the removal of asbestos from existing buildings to be
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demolished
viii.        a scheme for recycling/disposing of waste resulting from demolition and construction
works
Reason for condition:
The details are required prior to the commencement of the development in the interests of
the amenity of the area and to ensure a safe development from the outset of the
development.
This condition will require to be discharged
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ITEM: 3 RECOMMENDATION: APPROVAL
REF NO: 3PL/2017/0949/F CASE OFFICER Debi Sherman

LOCATION: THETFORD APPNTYPE: Full
Tulip Viking POLICY: In Settlemnt Bndry
Caxton Way, Thetford ALLOCATION: N

CONS AREA: N

APPLICANT: Stapleford Thetford Ltd.
C/o Evolution Town Planning

LB GRADE: N

AGENT: Evolution Town Planning
Opus House Elm Farm Park

TPO: Y

PROPOSAL: Erection of a retail terrace (Class A1) and a detached restaurant and takeway (Class A3/A5),
the creation of new vehicular accesses off London Road and Caxton Way, associated car
parking, landscaping and infrastructure

REASON FOR COMMITTEE CONSIDERATION

The application is presented to Members for consideration because of the significant scale of the
development and because it represents a departure from the Development Plan.

KEY ISSUES

Loss of employment land
Retail impact
Highways and parking
Character and appearance of the area
Trees and Landscaping

DESCRIPTION OF DEVELOPMENT

This detailed application proposes a retail park consisting of 7 no. units.  There would be 6 no. A1 retail units
with 1 no. A3/A5 restaurant/takeaway unit.  The main vehicular access would be taken off London Road and
would included the provision of a right hand turning lane into the site.  The scheme would provide for 269 no.
car parking spaces including 18 no. disabled spaces and 96 no. cycle spaces.

The overall floor space of the proposed development would consist of 7,367 sq m of A1 retail space and 167
sqm of A3/A5 restaurant/takeaway floorspace.

The retail units would vary in size as :

Unit A - 2,322.4 sqm + garden centre 557.4 sq m.
Unit B - 538.8 sq m
Unit C - 1,022.2 sq m + 464.5 sq m for mezzanine
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Unit D - 534.2 sq m
Unit E - 534.2 sq m
Unit F - 1393.5 sq m.

TOTAL - 7,367 sq m gross retail floor space.

The retail units would be accommodated within one building with a shallow pitched roof behind a raised
pediment.  Each unit would have a feature entrance that would also contain the unit signage .  The building
would have  a maximum height of 11 m, length of 195 m and depth of 47.5m.  The frontage A3/A5 unit would
be 18.5 m long, 9.5 m wide and 4.5 m in height.  There would be visual relief in the principle elevation
provided by the lowered section containing the garden centre to Unit A.

It is stated that the A1 retail uses would be broken down into 75% comparison retail and 25% convenience
retail across the development.

The A3/A5 unit would be located adjacent to the front boundary closest to London Road in a central position
along that principal southern  frontage.  The retail units would be located adjacent to the northern boundary
to the rear of the car park.  The servicing yard would be sited to the rear of the retail units and accessed off
Caxton Way.

The proposal would include the provision of a cycleway across the site frontage and the provision of bus
stops on London Road, as well as a Toucan pedestrian crossing across London Road.

SITE AND LOCATION

The application site consists of a roughly rectangular shaped plot of land which contains vacant premises
formerly used for the production/manufacturing of food.  To the south-eastern boundary of the site lies
London Road, there is a single vehicular access from the site in its south-western corner. To the north-east is
Caxton Way which also provides a vehicular access into the site.  To the north-west are commercial
premises.  To the south-west is a tree belt.

EIA REQUIRED

No

RELEVANT SITE HISTORY

3DEM/2016/0014/DEM - Demolition of existing building and clearance of site, consent granted.
3PL/2012/0213/F - Erection of foodstore (Class A1) with associated petrol filling station, car parking,
servicing & access, refused 13 February 2013.

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
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CP.03 Employment
CP.05 Developer Obligations
CP.06 Green Infrastructure
CP.07 Town Centres
CP.09 Pollution and Waste
CP.13 Accessibility
DC.01 Protection of Amenity
DC.06 General Employment Areas
DC.12 Trees and Landscape
DC.13 Flood Risk
DC.14 Energy Efficiency
DC.19 Parking Provision
NPPF Paragraph 22 Alternative Use of Allocated Employment Sites
NPPG National Planning Practice Guidance
Thetford Area Action Plan  (TAAP) Adopted 2012

OBLIGATIONS/CIL

CONSULTATIONS

THETFORD T C
Supporter in principle, however TTC would like there to be provision for a local bus drop off and pick up site
within the site and heritage signage to the town centre facilities. TTC feel that this is a major application that
should be considered by BDC committee.
ENVIRONMENT AGENCY
No objections subject to conditions
NATURAL ENGLAND
No objections.
PUBLIC RIGHTS OF WAY OFFICER
No objections
NORFOLK COUNTY COUNCIL HIGHWAYS
No objections subject to conditions.
TREE AND COUNTRYSIDE CONSULTANT
No objection to the development of the site. The proposed access requires the removal of trees subject to
TPO (2009 no.30).  These trees form part of an important landscape feature along London road and should
be retained.  No objection on the basis of the proposed replacement planting within the site to compensate
the loss of the trees required to provide the proposed cycleway.
ECONOMIC DEVELOPMENT
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The proposed development will result in the loss of 2.30 hectares from the current zoning of B class land but
also accepts that this, in isolation would be difficult to justify refusal. However the issue remains that Thetford
sits on the Cambridge Norwich Technology Corridor which aims to create over Â£500m of innovation led
growth investment in infrastructure, housing and skills encouraging engineering, agri-tech and advanced
manufacturing bringing better jobs, higher skills and investment. This application if approved will result in the
loss of a major employment site which is significant to Thetford and the CNTC which would provide an
opportunity to allow choice for the B class sector to invest and grow on an available, deliverable and serviced
site. If the site is recommended for approval for retail the above will be lost and albeit the applicant is
suggesting 100+ jobs the opportunity for superior, higher skilled, better paid employment for our growing
number of residents and future workforce will be lost. The retail assessment carried out by Litchfield s states
that the current health of the town centre is satisfactory and has the ability to withstand a degree of impact.
The main concern is the potential loss of key anchor stores in the town centre through relocations to the
proposed development. As such should this application be approved by the Council we would concur with
the consultants suggestions under para s 5.3 5.7 of restricting relocations from the town centre, a restriction
put on the maximum amount of floor space and prevention of mezzanine floors being considered.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
No comments to make
CONTAMINATED LAND OFFICER
No objection subject to conditions.
ENVIRONMENTAL HEALTH OFFICERS
No objections on the grounds of Environmental Protection

NORFOLK RIVERS INTERNAL DRAINAGE BOARD No Comments Received
AIR QUALITY OFFICER No Comments Received
FLOOD & WATER MANAGEMENT TEAM No Comments Received
ENVIRONMENTAL PLANNING No Comments Received
NORFOLK WILDLIFE TRUST No Comments Received
ANGLIAN WATER SERVICE No Comments Received

REPRESENTATIONS

Two letters of representation received raising the following issues:

- on site cycle provision inadequate , contrary to the requirements of the TAAP
- not taking into account the TAAP regarding off site cycle way provision

ASSESSMENT NOTES

1.0  Principle of development - Loss of Employment Land

1.1 The application site is designated as General Employment Land in accordance with the Breckland Core
Strategy.  Policy DC6 of this document confirms that General Employment Areas will be protected for
employment uses (Use Classes B1, B2 & B8). The proposed development would result in the loss of this site
for the employment purposes referenced above.  DC 6 was supported by evidence in the form of the
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Breckland Employment Growth Study (2013). Policy DC6 seeks to protect sites that are identified on the
proposals map for employment use. This proposal would therefore be contrary to adopted local planning
policy as it would result in the loss of protected employment land. The Core Strategy and Thetford Area
Action Plan (TH38) emphasise the importance of Thetford as a Key Centre for Development and Change
which will receive the greatest proportion of new growth in the District. Therefore the retention of employment
land to serve new growth is of particular importance, and the protection of General Employment Areas was
identified as a requirement to deliver new employment targets in Core Strategy Policy CP 3 Employment
(criteria b).

The emerging Breckland Local Plan is now at an advanced stage of production, having been submitted to the
Secretary of State for Examination at the end of November 2017.  Proposed Policy EC 03 General
Employment Areas protects sites identified on the Policies Map for employment use. The applicant's site is
still identified as a General Employment Area in the emerging Local Plan and therefore the Council would
seek to protect the site for employment uses (defined as B1, B2 and B8 uses). The emerging policy provides
greater flexibility, in line with the NPPF using a series of criteria to consider proposals for alternative uses for
sites defined as General Employment Areas (EC 03, criteria a to e) or for mixed uses (EC 03, bullet points).

Paragraph 161 of the NPPF states that Local Planning Authorities should use their evidence base to assess
the needs for land or floorspace for economic development, including both the quantitative and qualitative
needs for all foreseeable types of economic activity over the plan period, including for leisure and retail. The
emerging Breckland Local Plan identifies a need for at least 22ha of additional employment land in Thetford
which is specified to be located within the saved employment allocation TH30 taken forward from the
Thetford Area Action Plan (within Thetford SUE). The loss of part of the Caxton Road General Employment
Area would result in a 2.3 ha deficit of employment land in Thetford which is not catered for in the Local Plan.

It is also necessary to consider the proposal against the guidance within the recently introduced NPPF which
in relation to allocated employment sites sets out the following guidance in paragraph 22:

"Where there is no reasonable prospect of a site being used for the allocated employment use, applications
for alternative uses of land or buildings should be treated on their merits having regard to market signals and
the relative need for different land uses to support sustainable local communities".

The agent has provided evidence of the marketing exercise which has failed to gain a purchaser for the site
to be used for an employment use (B1, B2 or B8).  It is considered that the marketing exercise has been
sufficiently robust to try and identify a purchaser.   The site has been vacant since 2009 and has not been in
a viable use since that time.  More recently it has been cleared and levelled ready for development but as yet
no developer has come forward.  The agent states that over the years the principle interest has been for
retail purposes.  The application referenced above for the supermarket was not refused because of loss of
employment land and since that time the site has not been the subject of realistic proposals coming forward
for employment uses.

It is acknowledged that the scheme does not accord with the adopted or emerging local plan but in context of
the current site circumstances it is acknowledged that the site has been vacant for a considerable period of
time, there is no likelihood of the site being developed in the immediate future and the proposal would bring
the site back into active use and facilitate job creation of circa 100 (full time equivalent) FTE jobs.  It is on this
basis that the proposal is considered acceptable in this regard.

2.0  Retail Impact

2.1  In considering a retail use on the site, Policy CP7 of the Breckland Core Strategy and Policy TH3 of the
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Thetford Area Action Plan seeks to restrict retail development outside of town centres unless there is a need
for development, there are no sequentially preferable sites and no negative impact on the vitality and viability
of the town centre.

2.2 Paragraphs 24 and 26 of the NPPF require out-of-town retail development proposals such as this to be
assessed against two key policy tests:

i) whether there are any suitable and sequentially preferable alternative sites that are available (within or
closer to the town centre); and
ii) whether significant adverse effects on town centre vitality and viability or planned investment are likely to
occur.  Where a proposal fails to satisfy any of these tests, permission should be refused.

2.3 The applicant has submitted a Retail Impact Assessment.  In response to this the Council commissioned
its own consultants to assess the information provided in relation to the retail related policy implications of the
scheme.  There is no requirement to disaggregate (break the proposal down into separate parcels)  when
considering alternative sites or reduce the overall size of the development.  There is however a requirement
to ensure that alternative sites should be able to be delivered in a similar timeframe as the development
proposal.  There were six alternative sites considered within or on the edge of Thetford town centre and none
were found to be suitable alternatives.

2.4 The NPPF states that when considering edge of centre and out of centre proposals, preference should be
given to accessible sites that are well connected to the town centre.  This site is close the town centre, has
the benefit of walking and cycling routes and an established bus service directly to the town centre.
Furthermore, the site is readily accessible from nearby residential areas and has a potential for linked trips
with other retail outlets including the Forest Retail Park.  It is on this basis that the retail consultant acting for
the Council concluded that the sequential test has been satisfied.

2.5 The impact on the existing Thetford Town Centre was also assessed in some detail.  It is estimated that
the impact upon spending in Thetford town centre would result in an 11.8% reduction in comparison goods
turnover in 2020 post development and a reduction of convenience goods turnover of 3.4% during the same
period.  This has been assessed as still being satisfactory and is unlikely to lead to a significant number of
shop closures within the town centre. A main concern remains the potential loss of an anchor store from the
town centre which could harm its vitality and viability.  It is on this basis that if planning permission were to be
granted a planning condition restricting relocations from the town centre would be necessary to protect the
town centre from undue harmful impacts resulting from the loss of key anchor retailers.

2.6 The scheme has been tested on the basis of the overall floor space provision and the 75%/25% split of
comparison goods to convenience goods.  The impacts associated with these types of retail uses have been
assessed separately and are considered acceptable in this instance at those levels.  If there were to be
changes in the split of convenience (principally food and drink) and comparison goods retail on site a re-
assessment of the effects this would have on the town centre would need to be undertaken.  Therefore it is
appropriate to restrict the maximum floor space for each type of retail use to ensure that control can be
applied going forward and the potential impacts on the town centre positively managed.

2.7 The currently proposed floor area of the proposed retail park would be 7,367 sq m (including a
mezzanine to Unit C).  Permitted development rights exist for A1 retail units to construct mezzanine floors
within units of up to 200 sq m per unit.  If this were to remain unrestricted it could result in a 1000 sq m
increase in overall floor area across the retail park which in turn could materially affect the size of the retail
park and its impact on the town centre.  It is has been concluded that the removal of these permitted
development rights can be legitimately imposed in order to control and mitigate unrestricted impacts on the
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vitality and viability of the town centre.

2.8 Overall having assessed the requirement of both local policy and national guidance the proposed
development is considered acceptable subject to the restrictions set out above.

3.0  Highway and Parking Issues

3.1 The  scheme proposes a single access point from London Road into the site for retail customers.  A
service entrance would be provided off Caxton Way.  The London Road access would require a new right
hand turning lane to be provided with associated visibility splays.  A Toucan pedestrian crossing would also
be provided as part of the development.

3.2 Following revisions, the site would provide on site car and cycle parking at a level that meets the
Council's requirements and would provide an adequate level of both motorised and non-motorised transport
provision options for travel to and from the site.  The site is walking distance of the nearby Forest Retail Park
and as part of this development it has been agreed following negotiation that not only would a cycleway be
provided across the London Road site frontage but a further length of cycleway will be provided  linking the
site with the adjacent retail park.  This would make a positive contribution in the wider locality to improving
cycleway provision in line with the policies set out in the TAAP.  The scheme would also provide new bus
stops adjacent to the site on London Road.  These measures collectively would assist in addressing the
requirements of CP4 and DC19 of the adopted Core Strategy and the policies set out in the Thetford Area
Action Plan, in particular policies relating to alternative means of transport and improvements to cycling
provision in the and around the town (Policies TH5 and TH12).

3.3 The scheme has been the subject of negotiation and revision and having been assessed by the Highway
Authority and it has been concluded that there is no objection to the proposal subject to the use of
appropriate conditions to ensure that the measures proposed are implemented.

4.0  Character and Appearance of the Area

4.1 The development proposal is considered to be appropriate in terms of scale, massing and appearance of
the proposed buildings.  The retail units would be accommodated within one large sectional building with the
A3/A5 unit being accommodated separately on the site frontage.  It is considered that the design and
appearance is acceptable in the context of its surroundings

4.2 The parking areas would be sited principally to the front of the proposed retail units with servicing and
staff parking to the rear.  There is little scope for landscaping within the site but the site frontage would be the
subject of a detailed landscaping and tree planting scheme which would soften its appearance and would
appear similar to other development in this part of Thetford.

5.0  Trees and Landscaping

5.1 The scheme has been the subject of revisions to bolster and supplement planting on the site frontage,
particularly in light of the need to remove TPO trees in the highway verge to facilitate the necessary visibility
splays and cycleway.  The Tree and Countryside Officer had expressed concern at the impacts of the
scheme upon protected trees, and  although some protected trees would need to be removed it has
subsequently been accepted that the proposed replacement planting and landscaping scheme would
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mitigate those adverse impacts and provide a higher quality frontage to the development in the longer term.
On this basis, no objections are raised.

6.0 Conclusion

6.1 In carrying out the planning balancing exercise it is necessary to consider the loss of employment land
with the fact that the site has been vacant for a considerable period of time, has not been the subject of
interest for employment purposes and to date is unlikely to come forward for development in the foreseeable
future.  Further, the development of this site as currently proposed would generate job creation and increase
the draw to Thetford in retail terms.

6.2 In terms of the retail impacts of the development on Thetford Town Centre it is considered that the
development can be accommodated without materially affecting the vitality and viability of the town centre,
subject to the restrictions set out above in this report.

6.3 The scheme would provide an improvement to cycle linkages in the area both at and in the locality of the
site as well as providing the opportunities for improved bus service with new bus stops.

6.4  Overall, the adverse impacts of the development have been weighed against the positive benefits of the
scheme and in this instance are considered acceptable, hence approval is recommended.

RECOMMENDATION Planning Permission

CONDITIONS

3007 Full Permission Time Limit (3 years)
The development must be begun not later that the expiration of THREE YEARS beginning
with the date of this permission.
Reason for Condition:
As required by section 91 of the Town and Country Planning Act 1990.

3047A 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.

3250 Highways condition
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 in
accordance with the highway industrial access specification.  Arrangement 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.

3260 Highways condition
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Notwithstanding the provision of Class A of Schedule 2, Part 2 of the Town and Country
Planning (General Permitted Development) Order 2015, (or any Order revoking, amending
or re-enacting that Order) no gates, bollard, chain or other means of obstruction shall be
erected across the approved access unless details have first been submitted to and
approved in writing by the Local Planning Authority.

Reason:         In the interests of highway safety.
3270 Highways condition

Prior to the first occupation of the development hereby permitted the proposed access / on-
site car and cycle parking / servicing / loading, unloading / turning areas shall be laid out,
demarcated, levelled, surfaced and drained in accordance with the approved plan and
retained thereafter available for that specific use.

Reason: To ensure the permanent availability of the parking / manoeuvring area, in the
interests of highway safety.

3350 Highways condition
No works shall commence above slab level on site until a scheme for the covered parking of
cycles has been submitted to and approved in writing by the Local Planning Authority.  The
scheme shall be fully implemented before the development is first occupied or brought into
use and thereafter retained for this purpose.

Reason          To ensure the provision of adequate cycle parking that meets the needs of
occupiers of the proposed development and in the interests of encouraging the use of
sustainable modes of transport.

3360 Highways. condition
No works shall commence on site until details of wheel cleaning facilities for construction
vehicles have been submitted to and approved in writing by the Local Planning Authority.
For the duration of the construction period all traffic associated with the construction of the
development  permitted will use the approved wheel cleaning facilities provided

Reason:         To prevent extraneous material being deposited on the highway.
3370 Highways condition

Notwithstanding the details indicated on the submitted drawings no works shall commence
above slab level on site unless otherwise agreed in writing until a detailed scheme for the
indicative off-site highway improvement works included on drawing 3074.0 Rev P9; together
with improvements to bus stops and new cycleway links on highways land to the adjacent
forest retail park; have been submitted to and approved in writing by the Local Planning
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.

3750 Highways condition
Prior to the first occupation of the development hereby permitted (or Prior to the
commencement of the use hereby permitted) the off-site highway improvement works
referred to in Condition 10 shall be completed to the written satisfaction of the Local
Planning Authority.
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Reason:         To ensure that the highway network is adequate to cater for the development
proposed.

3413 Indicated landscaping to be implemented
The landscaping shown on the plan accompanying the application shall be carried out during
the first planting season October/March immediately following the commencement of works
on site. Any trees or plants which within a period of 5 (five) years from the completion of the
landscaping die, are removed or become seriously damaged or diseased shall be replaced
during the next planting season with others of similar size and species unless the Local
Planning Authority gives written consent to any variation.
Reason for condition:-
In the interests of the satisfactory appearance of the development.

3414 Fencing protection for existing trees
Prior to the commencement of any work on the site, all existing trees not shown to be
removed in connection with the approved development shall be protected by the erection of
Tree Protection Fencing.   This fencing shall be retained throughout the period of the
development and at all times when works (as defined below) are being carried out on the
site.
For the purposes of this condition "work" shall include the storage of plant, materials, site
huts or the use of any machinery either for preparatory site work or construction itself.
"Trees" shall refer to all trees both on and adjacent to the site.
Protective fencing shall be constructed and maintained in accordance with BS5837:2012
and the Council's document Practice Note: Construction and Maintenance of Tree Protection
Fencing, which is available to download from the Council's website.
Reason for condition:-
The works are required to be undertaken prior to the commencement of the development in
order to safeguard the protection of trees from the outset of the development, in accordance
with Policy DC 12 of the Adopted Core Strategy and Development Control Policies
Development Plan Document 2009

3760 Retail condition
The development hereby permitted shall not exceed 7,367 square metres of gross floor
space of Class A1 retail as defined in The Town and Country Planning (Use Classes) Order
1987 (as amended) at any time.  No more than 1,315 square metres net floor space shall be
used for the sale of food and drink at any time.
Reason for condition :-
In order to ensure that the development hereby permitted does not adversely affect the
vitality and viability of the nearby Thetford Town Centre in accordance with the requirements
of policies CP7 of the Adopted Core Strategy and Development Control Policies
Development Plan Document 2009.

3770 Retail condition
None of the approved retail floor space shall be occupied by any retailer who at the date of
such occupation, or within a period of six months immediately prior to occupation, occupies
retail floor space in the town centre of Thetford, as defined on the Town Centre Insert
Proposals Map 2012 of the Breckland Adopted Core Strategy 2009; unless a scheme which
commits the retailer to retaining their presence as a retailer within that town centre, for a
minimum period of 5 years following the date of their occupation of retail floor space within
the development, or until such time as they cease to occupy retail floor space within the
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development, whichever is sooner, has been submitted to and approved in writing by the
local planning authority.
Reason for condition :-
In order to ensure that the development hereby permitted does not adversely affect the
vitality and viability of the nearby Thetford Town Centre in accordance with the requirements
of policies CP7 of the Adopted Core Strategy and Development Control Policies
Development Plan Document 2009.

3914 Removal of P.D. rights
No mezzanine floors shall be constructed in Units A, B, D, E or F as identified on the
approved site plan without the express permission of the local planning authority.
Reason for condition :-
In order to ensure that the development hereby permitted does not adversely affect the
vitality and viability of the nearby Thetford Town Centre in accordance with the requirements
of policies CP7 of the Adopted Core Strategy and Development Control Policies
Development Plan Document 2009.

MT02 External materials as approved
The development hereby permitted shall be constructed using the materials specified on the
planning application form and / or submitted drawings.
Reason for condition:-
To enable the Local Planning Authority to ensure the satisfactory appearance of the
development, as required by policies DC 1 & DC 16 of the Adopted Core Strategy and
Development Control Policies Development Plan Document 2009.

2001 Application Approved Following Revisions
The Local Planning Authority has acted positively and proactively in determining this
application, (having engaged with the Applicant at the pre-application stage), and by
assessing the application against all material considerations, including national guidance,
planning policies and representations that have been received during the public consultation
exercise, and by identifying matters of concern within the application and negotiating, with
the Applicant, acceptable amendments to the proposal to address those concerns.  As a
result, the Local Planning Authority has been able to grant planning permission for an
acceptable proposal within the statutory timeframe/in as timely a manner as possible , in
accordance with the presumption in favour of sustainable development, as set out within the
National Planning Policy Framework.

Copies of all documentation submitted in connection with this application can be viewed
online at http://www.breckland.gov.uk/content/planning-search-0

2014 Criterion E - Planning Apps Where Approved
Appeals against planning decisions

If you are aggrieved by the decision of your local planning authority to attach any particular
condition/s to this permission, then you can appeal to the Secretary of State under section
78 of the Town and Country Planning Act 1990.

If an enforcement notice is served relating to the same or substantially the same land and
development as in your application and if you want to appeal against your local planning
authority's decision on your application, then you must do so within: 28 days of the date of
service of the enforcement notice, or within 6 months (12 weeks in the case of a
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householder appeal) of the date of this notice, whichever period expires earlier.

If you want to appeal against your local planning authority's decision then you must do so
within 6 months of the date of this notice.

Appeals must be made using a form which you can get from the Secretary of State at
Temple Quay House, 2 The Square, Temple Quay, Bristol, BS1 6PN or online at
www.planningportal.co.uk

The Secretary of State can allow a longer period for giving notice of an appeal but will not
normally be prepared to use this power unless there are special circumstances which
excuse the delay in giving notice of appeal.

The Secretary of State need not consider an appeal if it seems to the Secretary of State that
the local planning authority could not have granted planning permission for the proposed
development or could not have granted it without the conditions they imposed, having regard
to the statutory requirements, to the provisions of any development order and to any
directions given under a development order.

3946 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 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
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ITEM: 4 RECOMMENDATION: APPROVAL
REF NO: 3PL/2017/1296/F CASE OFFICER Donna Smith

LOCATION: BANHAM APPNTYPE: Full
The Old Orchard POLICY: Out Settlemnt Bndry
Church Hill, Banham ALLOCATION: N

CONS AREA: Y

APPLICANT: Mr & Mrs J Stafford
Cairn Barn Great Salkeld

LB GRADE: N

AGENT: Roberts Molloy Associates
3 Church Lane Bressingham

TPO: N

PROPOSAL: 2No. Dwellings with garages, access, parking & turning

REASON FOR COMMITTEE CONSIDERATION

The site is located outside but abuts the defined settlement boundary for Banham, therefore is contrary to
development plan policies CP14 and DC02.

KEY ISSUES

Principle of Sustainable Development
Impact on residential amenity
Impact on heritage assets inclusive of Grade I Listed Church of St Mary
Accessibility
Impact on trees
Impact on ecology
Conclusions

DESCRIPTION OF DEVELOPMENT

The application seeks planning permission for the erection of 2No. four bedroom dwellings with garages,
access, parking and turning. The site area extends to 0.50ha.

SITE AND LOCATION

1.0 The site is located on the perimeter of the defined settlement boundary for Banham. Surroundings
include a density of residential dwellings with some local amenity services including Banham Community
Primary School, Banham Post Office and the Grade I Listed Church of St Mary.

1.1 Banham has been identified as a Service Centre Village, and contains services and facilities to meet the
day to day requirements of their existing residents. These services and facilities include some or all of a
convenience shop, public transport, health care, primary school and access to employment opportunities.
The strategy as defined within the Local Development Plan will be primarily around service protection and
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enhancement and development to meet local needs. It is noted that Banham does not have a positive
housing allocation for the remainder of the Local Plan period but is to see 100 homes developed from
existing commitments.

EIA REQUIRED

No.

RELEVANT SITE HISTORY

Ref: 3PL/2016/1364/F - Erection of three dwellings with garages, access, parking and turning area - Refused.

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.10 Natural Environment
CP.11 Protection and Enhancement of the Landscape
CP.13 Accessibility
CP.14 Sustainable Rural Communities
DC.01 Protection of Amenity
DC.02 Principles of New Housing
DC.16 Design
DC.17 Historic Environment
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance
SS1 Spatial Strategy

OBLIGATIONS/CIL

Not Applicable

CONSULTATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS
It is acknowledged that Church Hill is unlit and lacks pedestrian refuge. However, taking into account the
limited additional pedestrian and vehicular traffic which be generated by two dwellings,that the walking route
to village amenities lies within a 20mph speed limit in the location where no footway exists, together with the
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mitigation measures proposed, I consider it would be difficult to substantiate a highway objection.
CONTAMINATED LAND OFFICER
I have looked at the application submitted and, based on the information provided to me at this time, I
recommend approval providing the development proceeds in line with the application details and subject to
conditions.
HISTORIC BUILDINGS CONSULTANT
No objection.
HISTORIC ENVIRONMENT SERVICE
The proposed development is situated in the historic core of Banham, mentioned in the 11th century
Doomsday book records. To the south-east corner and of this plot, and continuing immediately to the east
along Church Hill, there is a road-frontage array of buildings shown on the Tithe and First Edition Six-inch to
the mile map of Norfolk. These are clustering near the 14th century church of St. Marys (and associated
rectory grounds). Furthermore, human skeletal remains were excavated from Church Hill Road (the Old
Rectory drive), north-west of the church and immediately opposite of the proposed development.
Consequently there is potential that heritage assets with archaeological interest (buried archaeological
remains) and in-situ burials will be present at the site and that their significance would be affected by the
proposed development. If planning permission is granted, we therefore ask that this be subject to a
programme of archaeological mitigatory work in accordance with National Planning Policy Framework para.
141. We suggest that the following conditions are imposed.
TREE AND COUNTRYSIDE CONSULTANT
There are landscape/streetscape implications relating to the loss of trees along the site frontage. This is a
small rural road within the conservation area, the trees are in keeping. Although the trees as individuals are
not particularly good specimens collectively they do have some value. My recommendation would be that if
approval is given, then further planting of standard trees within the proposed hedgerow should be provided. It
should be noted that as the trees are located within the conservation area, they are currently protected and
cannot be removed or pruned without written consent from the council.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
In our view, the proposed development would have an adverse impact on biodiversity without mitigation as it
would result in the loss of priority woodland habitat and semi-natural habitat. The reports do not explain how
this loss would be mitigated and therefore how the net gain for biodiversity described in the NPPF and Policy
CP10 will be achieved.

REPRESENTATIONS

1.0 The Council received ten letters of objection to the proposal which included issues such as:

Impact on biodiversity
Development outside the defined settlement boundary
Impact on pedestrian safety
Impact on amenity
Loss of privacy
Overdevelopment
Poor infrastructure i.e. drainage.
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ASSESSMENT NOTES

1.0 Principle of Sustainable Development

1.1 The site is located on the perimeter of the defined settlement boundary for Banham. Consequently, the
proposal conflicts with policy CP14 of the Core Strategy and Development Control Policies Development
Plan Document (2009).

1.2 Policy CP14 highlights the local service centre villages identified in policy SS1 will be the focus for
service provision and enhancement of the rural areas and will accommodate the scales of development set
out in the distribution policies. Furthermore, it sets out that settlement boundaries are in place in order to
focus new development to sustainable locations where there are key local services. Policy DC2 reiterates the
purpose of the settlement boundary, stating that within the settlement boundaries new housing development
will be permitted.

1.3 The Principle of Sustainable Development has been set out in paragraphs 7 and 14 of the National
Planning Policy Statement. Which states there are three dimensions which contribute to the overall
presumption in favour of sustainable development: economic, social and environmental. These dimensions
cannot be undertaken, as they cannot be undertaken in isolation. The purpose of the planning system is to
contribute to the achievement of sustainable development.

1.4 However, paragraph 49 of the NPPF states housing applications should be considered in the context of
the presumption in favour of sustainable development. Relevant policies for the supply of housing should not
be considered up-to-date if the local planning authority cannot demonstrate a five year supply of deliverable
housing sites.

1.5 On this basis the proposal will be reviewed in line with the sustainable development principles set out
within the NPPF.

1.6 Banham has been identified has a service centre village within the adopted Local Plan. Service centre
villages are those that contain adequate services and facilities to meet the day-to-day requirement of their
existing residents. These services and facilities include some or all of; a convenience shop, public transport,
health care, primary school and access to employment opportunities. The strategy for all Local Service
Centre Villages will be primarily around service protection and enhancement and development to meet local
needs. The location of the site is considered to have adequate accessibility to amenities and facilities
therefore meets the parameters of policy CP13.

1.7 It is considered that the proposal would contribute modestly to the overall housing land supply in
Breckland, providing short term construction jobs which adds an economic positive to the proposal. The
provision of the dwellings would also support the local shops providing an extra economic benefit. The site is
considered accessible in terms of walking and cycling, and has access to local amenities. In light of this, the
proposal would contribute to supporting a strong, vibrant and healthy local economy. Furthermore, the
addition of new planting and adequate screening of the proposals would contribute to protecting the existing
character and amenity value of the area, meeting the environmental dimension of sustainability set out within
the NPPF. The proposal is therefore compliant of policy DC1, DC26 and paragraphs 7 & 14 of the NPPF.

2.0 Impact on character and appearance

2.1 Dwellings along Church Road and Banham on a whole, do not have an established settlement pattern.
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Dwellings vary in layout and orientation, some are set back from the road or alternatively built up to the site
frontage. The proposed dwellings are set back from the road frontage with a vegetative screening which is
not unfamiliar in this area. The benefit of locating the dwellings back from the road frontage is that it mimics
the layout of the adjacent site. Whilst this adjacent site is located within the defined settlement boundary for
Banham, the proposal would add an element of uniformity to the street scene and give a definitive rural
settlement edge.

2.2 The two dwellings have a similar amenity space and garden to that of adjacent properties and make an
effort to maintain the tree coverage which would have been lost due to the proposal which is welcomed. A
condition has been added to this consent to ensure replacement planting is provided following comments
from the tree officer. The applicant has also made clear within their submitted planning statement that the
dwellings have been sited to ensure no further development could take place.  The proposal meets the
parameters of policies DC16 and DC 1.

2.3 The indicative street scene visual provided by the applicant highlights the proposed dwelling heights are
uniform to those adjacent to the site, contributing to the overall uniformity and consistency of the street
scene.

3.0 Impact on heritage assets

3.1 Any decisions relating to Listed Buildings and their settings and conservation areas must address the
statutory considerations of the Planning (Listed Buildings and Conservation Areas) Act 1990, as well as
satisfying the relevant policies within the National Planning Policy Framework and the development plan.
National policy states when considering the impact of a proposed development on the significance of a
designated heritage asset, great weight should be given to the assets conservation. Core strategy DC17
seeks to ensure that new development preserves and enhances the character, appearance and setting of
conservation areas and Listed Buildings.

3.2 A heritage statement was submitted alongside the application. There are two Listed Buildings along
Church Hill before The Green - The Church and Home Farm. The site has been considered well screened on
all outer boundaries. The site was considered not in direct contact or opposite Heritage Assets, its
relationship to the Church is considered by the applicant to be blocked by the existing brick barn. The site is
considered well screened and the proposed houses which are of a traditional form which is being considered
to extend the traditional form of the village setting. The Historic Buildings Officer had no objection to the
proposal, therefore the proposal is considered compliant of policy DC17.

4.0 Impact on highway safety

4.1 NCC Highways were consulted about the application and stated that Church Hill is capable of
accommodating a two way flow of vehicular traffic. The application includes provision to widen the
carriageway along the site frontage to a uniform width to remove the pinch points and mitigate the effects of
the vehicular generation of an additional two dwellings which is welcomed.

4.2 Church Road has the capacity for walking to local amenities which encourages residents to access these
on foot or by cycle rather than car. The site lies within a 20mph speed limit in a location where no footway
exists together with the mitigation measures proposed highways found it difficult to substantiate an objection.
Highways have provided conditions to ensure the safety of the proposal is upheld.

5.0 Impact on trees
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5.1 An Arboricultural Impact Assessment had been submitted alongside the application. It was noted that
there are landscape/streetscape implications relating to the loss of trees along the site frontage. It was noted
the trees as individuals are not particularly good specimens collectively that have value, therefore a condition
has been added to the consent for additional planting of standard trees and written consent from the Council
must be granted prior to removal.

6.0 Impact on Ecology

6.1 The Natural Environment team concluded that the proposed development would have an adverse impact
on biodiversity without mitigation as it would result in the loss of priority woodland habitat and semi-natural
habitat. However, they have recommended appropriate conditions to overcome these concerns and to
mitigate the impacts on biodiversity during construction. The applicant has given an indication of measures
which would be applied to the construction ecological management and biodiversity management plan,
inclusive of the installation of nest boxes, bat boxes, reptile banks and the wildlife pond will be planted up
with native aquatic plant species from a reputable nursery. The appropriate and recommended conditions
have been included in the consent to ensure any negative potential impacts on the existing hub of
biodiversity on site are mitigated both during the build and following completion and occupation.

7.0 Conclusions

7.1 The proposal is considered to be located in a sustainable location, with effort been made to provide
replacement trees and a vegetative buffer and suitable conditions to manage any potential negative impacts
on existing biodiversity. As previously discussed, there is an irregularity in layout of surrounding dwellings
within this area, therefore the layout proposed for two dwellings one sited slightly forward of the other is not
considered out of context with the surrounding area.

7.2 By virtue, the application is located in a sustainable location, accessible and has opportunities for non-
dependence on the private car, with limited impact on the Conservation Area and surrounding heritage
assets.

7.3 As stated within the ecology response, the loss of the semi natural habitat from development will result in
a net loss for biodiversity. However, appropriate conditions as recommended by the ecologist have been
applied to the consent to overcome these concerns to move forward.

7.3 The application is recommended for approval on the basis that a planning balancing exercise has been
undertaken to assess the impacts of the development on the locality with the benefits on the development
proposal. The site lies directly adjacent to  the settlement boundary of Banham, it is considered a sustainable
location in accordance with paragraphs 7 and 14 of the National Planning Policy Framework and further the
development would make a small but positive contribution to the Five Year Housing Land Supply   In this
instance, having taken all these matters into account it is considered appropriate to make a recommendation
of approval in this instance.

RECOMMENDATION Planning Permission

CONDITIONS
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3006 Full Permission Time Limit (2 years)

The development must be begun not later than the expiration of TWO YEARS beginning
with the date of this permission.

Reason for condition:-
As required by section 91 of the Town & Country Planning Act 1990 (as amended) and to
ensure the deliverability of the scheme to contribute to the five year housing land supply.

2014 Criterion E - Planning Apps Where Approved
Appeals against planning decisions

If you are aggrieved by the decision of your local planning authority to attach any particular
condition/s to this permission, then you can appeal to the Secretary of State under section
78 of the Town and Country Planning Act 1990.

If an enforcement notice is served relating to the same or substantially the same land and
development as in your application and if you want to appeal against your local planning
authority's decision on your application, then you must do so within: 28 days of the date of
service of the enforcement notice, or within 6 months (12 weeks in the case of a
householder appeal) of the date of this notice, whichever period expires earlier.

If you want to appeal against your local planning authority's decision then you must do so
within 6 months of the date of this notice.

Appeals must be made using a form which you can get from the Secretary of State at
Temple Quay House, 2 The Square, Temple Quay, Bristol, BS1 6PN or online at
www.planningportal.co.uk

The Secretary of State can allow a longer period for giving notice of an appeal but will not
normally be prepared to use this power unless there are special circumstances which
excuse the delay in giving notice of appeal.

The Secretary of State need not consider an appeal if it seems to the Secretary of State that
the local planning authority could not have granted planning permission for the proposed
development or could not have granted it without the conditions they imposed, having regard
to the statutory requirements, to the provisions of any development order and to any
directions given under a development order.

2000 NOTE:  Application Approved Without Amendment
The Local Planning Authority has acted positively and proactively in determining this
application, (having engaged with the Applicant at the pre-application stage), and by
assessing the application against all material considerations, including national guidance,
planning policies and representations that have been received during the public consultation
exercise and subsequently determining to grant planning permission within the statutory
timeframe/in as timely a manner as possible  in accordance with the presumption in favour
of sustainable development, as set out within the National Planning Policy Framework.

Copies of all documentation submitted in connection with this application can be viewed
online at http://www.breckland.gov.uk/content/planning-search-0

BRECKLAND COUNCIL - PLANNING COMMITTEE - 15th January 2018

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



3923 Contaminated Land - Informative (Extensions)
NOTE - Where remediation of contaminated land is required, the developer is advised to put
in place measures to ensure that any future alterations/extensions to the development do
not undermine completed remediation works and, if appropriate, that the future
alterations/extensions include the same scheme of remediation as that included in the
original development.

3106 External materials and samples to be approved
Prior to the commencement of any works above slab level details and samples of all external
materials to be used shall be submitted to and approved in writing by the Local Planning
Authority, and this condition shall apply notwithstanding any indication as to these matters
which have been given in the current application.  Only such agreed materials shall be used
in connection with this approval.

Reason for condition:-
To ensure the satisfactory appearance of the development, in accordance with Policy DC 1
and DC 16 of the Adopted Core Strategy and Development Control Policies Development
Plan Document 2009.
This condition will require to be discharged

3140 Prior approval of slab level
Prior to the commencement of the development precise details of the slab levels of the
dwellings/building hereby approved shall be submitted to and approved in writing by the
Local Planning Authority. Such levels as may be agreed shall be used in connection with the
development.

Reason for condition:-
The details are required to be submitted prior to the commencement of the development to
safeguard the interests of the amenities of neighbouring occupiers and to ensure the
satisfactory appearance of the development from its outset, in accordance with Policy DC 1
and DC 16 of the Adopted Core Strategy and Development Control Policies Development
Plan Document 2009.
This condition will require to be discharged

3408 Landscaping - details and implementation
Prior to the occupation of the development hereby permitted a scheme of landscaping which
shall take account of any existing trees or hedges on the site, shall be submitted to and
approved in writing by the Local Planning Authority. The approved scheme shall be carried
out during the planting season 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. The details shall take account of the Council's leaflet "Tree pack"
(Landscaping advice for applicants).  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:-
To ensure the satisfactory appearance of the development, in accordance with Policy DC 12
of the Adopted Core Strategy and Development Control Policies Development Plan
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Document 2009.
This condition will require to be discharged

3802 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:-
The details are required to be submitted prior to the commencement of development to
minimise the possibilities of flooding from the outset of the development.
This condition is imposed in accordance with Policies DC 1 and DC 13 of the Adopted Core
Strategy and Development Control Policies Development Plan Document 2009
This condition will require to be discharged

3804 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.
Reason for condition:-

The details are required to be submitted prior to the commencement of development to
minimise the possibilities of flooding from the outset of the development.
This condition is imposed in accordance with Policies DC 1 and DC 13 of the Adopted Core
Strategy and Development Control Policies Development Plan Document 2009
This condition will require to be discharged

LS09 Boundary treatment/screening to be agreed
Prior to the occupation of the development hereby permitted a plan indicating the positions,
design, materials and type of boundary treatment/screening to be erected shall be submitted
to and approved in writing by the Local Planning Authority.  The boundary
treatment/screening shall be completed  or DATA ERROR!!!
This condition will require to be discharged

LS08 Hedge planting
The dwelling hereby permitted shall not be occupied until trees have been planted within the
proposed hedgerow along the southern  boundary of the site.  Precise details of the trees,
including species, sizes, spaces and siting shall be submitted to and agreed in writing with
the Local Planning Authority prior to the planting being undertaken.  Any plants which die,
are diseased, are removed or otherwise fail within the first five years following planting shall
be replaced with the same species and size of plant unless otherwise agreed in writing with
the Local Planning Authority.

Reason for condition:-
In the interests of the satisfactory appearance of the development in accordance with policy
DC16 of the Adopted Core Strategy and Development Control Policies Development Plan
Document 2009.
This condition will require to be discharged

3946 Contaminated Land - Unexpected
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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 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
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ITEM: 5 RECOMMENDATION: APPROVAL
REF NO: 3DC/2017/0158/DOC CASE OFFICER Laura Craddock

LOCATION: DEREHAM APPNTYPE: Discharge Conditions
Land North of Norwich Road POLICY: Out Settlemnt Bndry
Dereham ALLOCATION: N

CONS AREA: N

APPLICANT: Mrs Donna Hassler
Castle House Kempson Way

LB GRADE: N

AGENT: Mrs Donna Hassler
Castle House Kempson Way

TPO: N

PROPOSAL: Discharge of condition 12 on 3PL/2015/0916/F

REASON FOR COMMITTEE CONSIDERATION

This application is being considered by Planning Committee at the request of a Ward Member.

KEY ISSUES

Provision of adequate foul water drainage infrastructure.

DESCRIPTION OF DEVELOPMENT

The application is to discharge a condition relating to arrangements for foul water drainage for a development
of 226 dwellings.
The condition is:
"The dwellings not already under contract at the date of this Permission as specified in the letter dated 17th
May 2017, reference AW/12702/33, and the Occupancy Progress Plan, reference 12702 -OPP; shall not be
occupied until a scheme for increasing foul drainage capacity has been submitted to and approved in writing
by the Local Planning Authority.
Reason for condition: To provide adequate foul water drainage infrastructure, to prevent flooding and in the
interests of the amenity and safety of the future occupants of the development and surrounding population,
and secure the satisfactory future management of the foul water drainage system. In accordance with
National Planning Policy Framework."

The application is accompanied by a statement prepared by Anglian Water Services Limited ("AWS"). The
statement explains that AWS have undertaken work that consisted of a misconnection into the foul sewer
network being rerouted into a new surface water drainage system. The result of removing the misconnection
has provided additional capacity within the foul sewer during storm conditions at which time the flooding
events occur.

SITE AND LOCATION
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The application site is located on the eastern edge of Dereham, on the land to the north of Norwich Road.
The site is currently being developed for housing.

EIA REQUIRED

No

RELEVANT SITE HISTORY

3PL/2010/1142/F Permission 07-09-11
Erection of 200 dwellings with assoc. parking, garages, open space & landscaping & change of use of land to
cemetery

3PL/2013/0976/F Permission 18-03-14
Re-plan & substitute revised house types to Phases 3 to 7 from previously approved planning consent
3PL/2010/1142

3PL/2015/0916/F Permission 19-05-17
Variation of conditions 12 & 13 on 3PL/2013/0976/F - Foul & waste water

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.09 Pollution and Waste
DC.13 Flood Risk
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance

OBLIGATIONS/CIL

Not Applicable

CONSULTATIONS

ENVIRONMENTAL HEALTH OFFICERS
I have looked at the application to discharge condition 12 and, as Anglian Water Services have confirmed
that there has been work undertaken to reduce surface water flows via miss-connections to the foul water
system and that real time control of the existing flows in the foul network has been installed, and, that these
steps have provided sufficient additional capacity within the foul network, I have no objection to the discharge
of Condition 12.
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ANGLIAN WATER SERVICE
The foul and surface water management scheme, as per the position statement dated 8th September 2017,
for increasing foul drainage capacity within the existing network in Norwich Road has been approved and
implemented. This work comprised the removal of identified surface water miss-connections located at The
Maltings, Norwich Road together with real time control (RTC) also located in Norwich Road. The surface
water miss-connection included some of the roof drainage from The Matlings, also a road gully form the
adjacent track which was incorrectly connected into the foul sewer. These surface water flows that have been
removed are significantly greater than the foul flows generated by the Etling View site. The RTC work
completed in March 2016 was installed to better manage the existing flows in the foul water network. This will
remain in place until such time as the Derehem East Strategic Scheme ( DESS) is fully implemented. As a
result of this disconnection from The Maltings site together with the RTC in Norwich Road, we take the view
that this has provided additional capacity within the foul network, such that the full flows from the Etling View
site which consist 226 dwellings can be accommodated. Therefore we recommend that condition 12 be
discharged accordingly.

REPRESENTATIONS

None

ASSESSMENT NOTES

1.Background

1.1 Since the original 2010 application, it has become apparent that there are capacity issues with parts of
the Norwich Road sewer. AWS have implemented a number of improvements to  increase capacity.

1.2 In a statement submitted as part of this application, AWS have confirmed that they have corrected a
surface water misconnection at The Maltings development site and implemented a reroute into a new surface
water drainage system. AWS advise that as a result of removing the misconnection, additional capacity has
been provided within the foul sewer during storm conditions at which time the flooding events occur. As a
result of the disconnection of the surface water flows from The Maltings site, together with the real time
control (RTC) in Norwich Road, AWS take the view that this has enabled additional capacity in the foul
network to accommodate flows from the Etling view site's proposed 226 dwellings.

1.3 AWS have advised that this work is not proposed as an alternative to the Dereham East Strategic
Scheme (DESS), also referred to as 'the Dereham Growth Scheme' in stakeholder engagement exercises.
Rather, the Maltings Surface Water Management scheme is a mitigation solution whilst the DESS is
progressed.

2. Consultation

2.1 The Growth and Planning Services Team of AWS were consulted on the application. They have advised
that as a result of this disconnection from The Maltings site, together with the RTC in Norwich Road, they
take the view that additional capacity is now provided within the foul network, such that the full flows from the
Etling View's 226 dwellings can be accommodated. They recommend that condition 12 be discharged
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accordingly.

2.2 Breckland Council's Environmental Protection Officer has considered the proposals. They note the work
that has been undertaken to improve capacity and therefore have no objections to the discharge of the
condition.

3. Conclusion

3.1 Based on the technical advice and confirmation of AWS, it is considered that the information submitted
satisfactorily illustrates that there would be sufficient capacity in the foul drainage network. It is recommended
that the condition be discharged.

RECOMMENDATION Planning Permission

CONDITIONS
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ITEM: 6 RECOMMENDATION: APPROVAL
REF NO: 3PL/2017/1319/O CASE OFFICER Fiona Hunter

LOCATION: DEREHAM APPNTYPE: Outline
Humbletoft POLICY: Out Settlemnt Bndry
Sandy Lane, Dereham ALLOCATION: N

CONS AREA: Y

APPLICANT: Mr & Mrs T Hall
Humbletoft Cottage Humbletoft Drive,
Sandy Lane

LB GRADE: N

AGENT: BD+M (UK) Ltd
The Garage 35 Cutler Way

TPO: Y

PROPOSAL: Detached dwelling house with separate garage

REASON FOR COMMITTEE CONSIDERATION

Deviation from the adopted development plan due to proposal for a market house outside a defined
settlement.

KEY ISSUES

Principle of development including:
- Sustainable Location
- Impact upon the Conservation Area
- Loss of agricultural yard

Landscaping and Trees
Residential amenity
Highways Safety
Ecology
Pollution

DESCRIPTION OF DEVELOPMENT

The application seeks Outline planning permission for a single detached dwelling house and separate garage
with details of access and scale at land off Humbletoft, Sandy Lane, Dereham. Detailed matters relating to
appearance, landscaping and layout are reserved for future determination. Details of scale relate solely to
the quantum of development, one  dwelling and one garage.

The site will be accessed from the north via a private road which adjoins Sandy Lane to the east.

SITE AND LOCATION
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The site is located off a private road to the west of Sandy Lane and is located outside any but adjacent to
Dereham settlement boundary. The site falls within a designated Conservation Area. To the north is open
countryside, to the east Humbletoft Cottage, to the west is converted Humbletoft Barn and beyond is Grade II
Listed Humblestoft. To the south is a residential estate, with numbers 51, 53 and 30 Wordsworth Drive
located immediately to the south of the development site.

The site is occupied by two connected agricultural building. The larger is a corrugated flat roof structure
which is open on two sides. The second is smaller and is of block work construction, with a pitched tile roof.
The site is laid with gravel and is currently being used for the storage of materials. Mature trees and hedges
are present along all four boundaries of the site.

The site is currently used by Alderhill who are landscape maintenance contractors. The agent has advised
they provide their services across the district. Alderhill use the site for storing of materials and equipment for
their contracts.

EIA REQUIRED

No.

RELEVANT SITE HISTORY

3PL/2009/0462/O Refusal 24-07-09
Demolition of ex agricultural/ general storage building and erection of new house and garage.

3PL/2009/0723/O Refusal 13-10-09
Demolition of existing agricultural/general storage building and erection of new house and garage

3PL/2010/1140/O Refusal 23-12-10
New house and garage

3PL/2015/0050/O Refusal 26-02-15
New house and garage

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.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
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DC.12 Trees and Landscape
DC.16 Design
DC.17 Historic Environment
DC.19 Parking Provision
LBC Planning(Listed Building & Conservation Areas) Act 1990
NPPF National Planning Policy Framework
SS1 Spatial Strategy

OBLIGATIONS/CIL

Not Applicable

CONSULTATIONS

DEREHAM T C
"This is outside the settlement boundary, but if permission is granted, it should be to a high level of design,
and be stylish."
TREE AND COUNTRYSIDE CONSULTANT
Any changes from the indicative layout will need to be supported by a detailed Tree Survey and Arobricultral
Impact Assessment. A number of conditions are required to ensure the retention and protection of exiting
tree, including soil information, proposed materials and a Tree Protection Plan.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
The submitted protected species survey is considered acceptable and the recommendation of the report
should be complied with.

NORFOLK COUNTY COUNCIL HIGHWAYS No Comments Received

REPRESENTATIONS

Representations were received from 3 neighbours raising the following issues and concerns:

- increase in traffic to a small lane
- potential for yard to move across the road and increase vehicle movements
- poor visibility onto Sandy Lane and increased risk for traffic accidents
- very small contribution to housing supply and mix
- disturbance to protected species
- loss of visual amenity
- loss of value to neighbours properties
- loss of privacy
- potential noise and light disruption
- inappropriate proposed landscaping which would block views and light
- harm to Conservation Area
- inaccuracies in submitted documents including potential contaminating material storage on site.
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ASSESSMENT NOTES

1.0  Principle of Development

1.1  This application seeks Outline planning permission with details of site access and scale, with all other
matters reserved, for the erection of a single  dwelling on land outside but adjacent to the Dereham
Settlement Boundary. For this reason, the proposal conflicts, in principle, with Policies SS01, DC02 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. The application should be refused,
unless material considerations indicate otherwise in accordance with Section 70(2) of the Town and County
Planning Act, 1990.

1.2 The Council does not currently have a published 5 year land housing supply as required by the National
Planning Policy Framework, which provides national planning guidance for local planning authorities and is a
strong material consideration in the determination of planning applications. The Council currently does not
have a 5 year land housing supply. Paragraph 49 of the NPPF, states that where an authority does not have
an up-to-date five year housing land supply the relevant local policies specifically for the supply of housing,
as referred to above, should not be considered up-to-date. Furthermore, housing applications should be
considered in the context of the presumption in favour of sustainable development unless any adverse
impacts of doing so would demonstrably outweigh the benefits or specific policies in the Framework indicate
that development should be restricted. On the aforementioned basis, other principle planning issued for the
application are considered below.

1.3  The site is located next to the Settlement Boundary of Dereham which has a good range of services and
facilities including bus services and therefore, the proposal is considered to be a sustainable location.

1.4 The application is located within a Conservation Area and is at the edge of Dereham forming part of a
lower density belt of development which creates a transition from town to countryside. Policy DC16 requires
all new development to preserve or enhance the existing character of an area.

1.5 Part of the application site and land immediately to the east has been subject to three previous refusals
for similar proposals, with the last three, reference being dismissed at appeal. The Inspector of the latest
appeal determined on 8th September 2015, identified the Conservation Area's spacious, open and rural feel
as a key characteristic of this part of the Conservation Area. Furthermore, Section 72(1) of the Planning
(Listed Building and Conservation Areas) Act 1990 requires that special attention shall be paid to the
desirability of preserving or enhancing the character or appearance of the Conservation Area.

1.6 The Inspector concluded that the proposed dwelling would create a more continuous and intensive urban
frontage to the private drive that would alter the appearance of the area and would weaken the transition
between the built up area of Dereham and the open countryside beyond and be detrimental to Conservation
Area. This was in conflict with policies DC1 and DC17 of the DPD and paragraph 126 of the Framework
which require, amongst other things, that development proposals should not harm the amenities of the area
and should preserve and enhance the character, appearance and setting of Conservation Areas.

1.7 Any development which materially increases building massing within this transitional belt situated along
Humbletoft Drive is therefore unlikely to be acceptable as it would create a more continuous and intensive
urban frontage to the private drive and weaken the transition between the built up area of Dereham and the
open countryside beyond, thus weakening the rural character and appearance of the Conservation Area.
However, this application proposes to demolish two sizeable agricultural buildings with a combined footprint
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of 224sq within the redline boundary and position the new dwelling roughly on the existing buildings footprint.

1.8 Whilst the agricultural buildings had been noted on the previous 2015 submitted application as to be
demolished, the plot size was smaller, and closer to the eastern neighbour. This would have led to the loss of
space between buildings and created a more intense section of built frontage.

1.9 Whilst the design is reserved for future determination, a design could be prepared which is not
significantly larger than the existing buildings to be demolished and retains space between buildings along
the private drive. Therefore, the rural character and appearance of the Conservation Area and transitional
belt can be preserved. In addition, an indicative proposal has been submitted which demonstrates that all
trees and hedges can be retained as part of the development, which provide a positive contribution to the
Conservation Area. The Council's Historic Building Officer's has raised no objection, and advised that the
proposed development would not result in harm to the heritage assets.

1.10 A further consideration is the loss of a forestry and agriculture yard. The agent has advised that the
business is relocating out of the Dereham area, however, its operation will not otherwise change. Therefore,
as the site acts as a storage place only, the relocation provides an opportunity for the business to find a new
storage location which best suits their needs and is located in a convenient place in relation to their ongoing
contracts.  There are no adopted policies which restrict the loss of un-designated storage sites. In addition,
the land does not comprise high grade agricultural land due to its developed nature. On the foregoing basis,
the loss of the site for agricultural and forestry is considered acceptable.

1.11 The principle of development on the aforementioned basis is therefore considered acceptable, in
accordance with paragraph 14 of the NPPF.

2.0 Landscaping and Trees

2.1 The indicative proposal demonstrates a solution for developing the site for 1 house and garage which
would require no tree removal. The existing site entrance will be utilised preventing the need to remove any
large areas of hedge.  The Tree and Countryside Consultant has not objected to the application and
recommended a number of conditions requiring detailed arboricultral information to be submitted together
with information on soil conditions, proposed materials and a Tree Protection Plan.

2.3 The indicative hard landscaping to facilitate site access and parking appears overly excessive, however,
this could be reduced at the Reserved Matters stage without prejudicing development of the site.

2.2 The applicant has also provided indicative high level planting proposals which show how additional trees
could be provided as part of the development. A neighbour has raised these as a potential source of
nuisance due to light loss. In addition, loss of view has also been raised, however, is not material planning
consideration.

2.4 Landscaping forms part of the reserved matters of this application, and the concerns relating to new
planting and hard landscaping can be given detailed consideration at the Reserved Matters stage, if the
Outline is granted. On the above basis, the impact in relation to trees and soft landscaping is considered
acceptable in accordance with Policy DC 12.

3.0 Residential Amenity

3.1  Policy DC1 seeks to protect residential amenity of existing and future residents. Residential property
no.30 Wandworth Close is immediately adjacent to the sites boundary, however, has only one window at first
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floor level overlooking the site. To prevent unacceptable  loss of privacy or creation of a sense of enclosure
to no. 30 and it's garden, the future planning application will need to provide a suitable separation distance.
An indicative development plan has been submitted and it is considered that the proposal will not have a
negative impact upon neighbour's amenity in terms of loss of light, privacy or overlooking due to available
separation distances, existing boundary treatments and the sites position to the north of neighbours.

3.2  In regards to neighbour comments about property devaluation,  this is not a planning consideration and
cannot be considered as part of this application.

3.3  The proposal, therefore, is considered to comply with Policy DC01, subject to detailed design reserved
for future determination.

4.0 Highways Safety

4.1  The NPPF requires new developments to provide safe and suitable access to the site for all people.
Policy CP4 seeks to ensure that all access and safety concerns are resolved in new developments.

4.2 The access to the site from Sandy Lane to the east does not have satisfactory visibility splays and has
attracted objections from Norfolk County Council Highways  for previous applications for the site. However, a
Planning Inspector considered this point (Appeal ref: APP/F2605/A/10/2120796), and concluded that the
change of use of the site from agricultural and forestry yard to residential was likely to result in a very similar
number of vehicular movements.  As no evidence had been submitted to the contrary, the highways situation
was considered as no worse than existing and thus acceptable.

5.0 Ecology

5.1   The Natural Environment Team at Norfolk County Council  advised that the submitted protected species
survey is considered acceptable and that the recommendation included within the report should be adhered
to.

5.2 Given the developed nature of the existing site, and the proposals demonstration that all the existing
trees and majority of the hedgerow can be retained, it is considered the application will not give rise to
unacceptable ecological impacts in compliance with the requirements  of Policy CP 10.

6.0 Other issues

6.1  Policy CP9 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.

6.2  The Contaminated Land Officer was consulted on this application and raised no objections, subject to
conditions.

7.0 Conclusion

7.1 The development would make a small contribution towards Breckland's 5 year land housing supply and
would utilise previously developed land in a sustainable location near to the existing services and facilities in
Dereham.
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7.2 The development is not considered to negatively impact the Conservation Area, as the new dwelling will
be facilitated by the demolition of a 224sqm agricultural and forestry yard buildings and preserves the
existing mature trees and hedges. Furthermore, the proposal forms a large plot which provides sufficient
spacing between buildings, in-keeping with the existing character of the Conservation Area.

7.3 Due to site's location in a Conservation Area, the design will need to be of high quality and
complimentary to its surroundings. This can be satisfactorily controlled for future determined at the Reserved
Matters stage by the imposition of a standard condition.

7.4 In accordance with paragraph 14 of the NPPF, no harm has been identified which would significantly and
demonstrably outweigh the benefits, and therefore, the grant of Outline planning permission subject to
conditions, is recommended.

RECOMMENDATION Outline Planning Permission

CONDITIONS

3003 Early delivery of Housing Time limit
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 ONE YEAR 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.

3058 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, access and landscaping of the development.
Reason for condition:-
The details are not included in the current submission.

3047A 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.

LS14 In accordance with Arboricultural report
No development whatsoever shall take place until the an Arboricultral Method Statement
and Tree Protection Plan has been submitted to and approved by the Local Planning
Authority. The Arboricultral Method Statement shall include a auditable system of
arboricultural site supervision and inspection by an appropriately qualified person during
construction works. The construction works shall be carried out in accordance with the
scheme as approved.
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Reason for condition:-
The details are not included in the current submission.

3414 Fencing protection for existing trees
Prior to the commencement of any work on the site, all existing trees shall be protected by
the erection of Tree Protection Fencing as per the details approved under Condition 6 of this
notice.   This fencing shall be retained throughout the period of the development and at all
times when works (as defined below) are being carried out on the site.
For the purposes of this condition "work" shall include the storage of plant, materials, site
huts or the use of any machinery either for preparatory site work or construction itself.
"Trees" shall refer to all trees both on and adjacent to the site.
Protective fencing shall be constructed and maintained in accordance with BS5837:2012
and the Council's document Practice Note: Construction and Maintenance of Tree Protection
Fencing, which is available to download from the Council's website.
Reason for condition:-
The works are required to be undertaken prior to the commencement of the development in
order to safeguard the protection of trees from the outset of the development, in accordance
with Policy DC 12 of the Adopted Core Strategy and Development Control Policies
Development Plan Document 2009

3850 Any drainage conditions
No development whatsoever shall take place until detailed drainage plans and calculations
have been submitted to and approved by the Local Planning Authority.  The approved
drainage works shall be carried out in accordance with the scheme as approved.
Reason for condition:-
To ensure appropriate drainage of the site and prevent increased risk of flooding off site.

2001 Application Approved Following Revisions
The Local Planning Authority has acted positively and proactively in determining this
application, and by assessing the application against all material considerations, including
national guidance, planning policies and representations that have been received during the
public consultation exercise, and by identifying matters of concern within the application and
negotiating, with the Applicant, acceptable amendments to the proposal to address those
concerns.  As a result, the Local Planning Authority has been able to grant planning
permission for an acceptable proposal within as timely a manner as possible, in accordance
with the presumption in favour of sustainable development, as set out within the National
Planning Policy Framework.

Copies of all documentation submitted in connection with this application can be viewed
online at http://www.breckland.gov.uk/content/planning-search-0

4000 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.

3996 Note - Discharge of Conditions
If the formal discharge of any condition is required, it will be necessary for you to submit to
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the Council all relevant details, together with a completed application for the "Discharge of
Conditions" and the fee as appropriate.

2014 Criterion E - Planning Apps Where Approved
Appeals against planning decisions

If you are aggrieved by the decision of your local planning authority to attach any particular
condition/s to this permission, then you can appeal to the Secretary of State under section
78 of the Town and Country Planning Act 1990.

If an enforcement notice is served relating to the same or substantially the same land and
development as in your application and if you want to appeal against your local planning
authority's decision on your application, then you must do so within: 28 days of the date of
service of the enforcement notice, or within 6 months (12 weeks in the case of a
householder appeal) of the date of this notice, whichever period expires earlier.

If you want to appeal against your local planning authority's decision then you must do so
within 6 months of the date of this notice.

Appeals must be made using a form which you can get from the Secretary of State at
Temple Quay House, 2 The Square, Temple Quay, Bristol, BS1 6PN or online at
www.planningportal.co.uk

The Secretary of State can allow a longer period for giving notice of an appeal but will not
normally be prepared to use this power unless there are special circumstances which
excuse the delay in giving notice of appeal.

The Secretary of State need not consider an appeal if it seems to the Secretary of State that
the local planning authority could not have granted planning permission for the proposed
development or could not have granted it without the conditions they imposed, having regard
to the statutory requirements, to the provisions of any development order and to any
directions given under a development order.

3104 External materials to be approved
Prior to the commencement of any works details of the external materials, including samples
of the primary wall and roof materials, shall be submitted to and approved in writing by the
Local Planning Authority.  Only such agreed materials shall be used in connection with this
approval.
Reason for condition:-
To ensure the satisfactory appearance of the development, in accordance with Policy DC 1
and DC 16 of the Adopted Core Strategy and Development Control Policies Development
Plan Document 2009.
This condition will require to be discharged

3060 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

BRECKLAND COUNCIL - PLANNING COMMITTEE - 15th January 2018

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



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).
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:-
The details are not included in the current submission.
This condition will require to be discharged

3949 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, 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:-
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.
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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
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ITEM: 7 RECOMMENDATION: APPROVAL
REF NO: 3PL/2017/1334/F CASE OFFICER Lisa ODonovan

LOCATION: SHROPHAM APPNTYPE: Full
Development Plot Adjacent Homefields POLICY: Out Settlemnt Bndry
Hargham Road, Shropham ALLOCATION: N

CONS AREA: N

APPLICANT: Mr & Mrs Steve & Ellie Allen
18 High View Drive Attleborough

LB GRADE: N

AGENT: Keith Day Architects
Bellrope View Rectory Road

TPO: Y

PROPOSAL: Proposed erection of two new dwellings

REASON FOR COMMITTEE CONSIDERATION

The application is brought to Committee as the recommendation is contrary to Policy.

KEY ISSUES

Principle of Development
Impact on the character and appearance of the area
Amenity Impact
Highway Impact
Impact on Trees (TPO to front of site)

DESCRIPTION OF DEVELOPMENT

The application proposes the erection of two, two storey dwellings on land between Homefields and 1 Oak
Tree Cottages.  The dwellings will comprise of a mix of brick and cladding with clay pantiles roofs and will
have a two storey projecting element coming from the rear elevation.

Access is proposed off Hargham Road and has been positioned outside of the root protection area of the
large protected tree in the south-east corner of the site.

SITE AND LOCATION

The land is outside but immediately adjacent to the Shropham Settlement Boundary.  Is it currently grassland
and is well screened by the roadside by estblaihsed planting and mature trees.

Homefields, the dwelling to the north-west is single storey and the dwelling to the sout-east is a two-storey
semidetached dwelling.

BRECKLAND COUNCIL - PLANNING COMMITTEE - 15th January 2018

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



 

 

 

 

 

 

 

EIA REQUIRED

No

RELEVANT SITE HISTORY

3PL/2016/1120/F - Two New Dwellings and Associated Garages - Withdrawn

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.04 Infrastructure
CP.14 Sustainable Rural Communities
DC.01 Protection of Amenity
DC.02 Principles of New Housing
DC.12 Trees and Landscape
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

SHROPHAM P C
Shropham Parish Council have no objections to this planning application.
NORFOLK COUNTY COUNCIL HIGHWAYS
No objection subject to conditions.
TREE AND COUNTRYSIDE CONSULTANT
No objection subject to condition.
CONTAMINATED LAND OFFICER
No objection subject to conditions.
ENVIRONMENTAL HEALTH OFFICERS
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There are no objections or comments on the grounds of Environmental Protection, providing the
development proceeds in line with the application details.

REPRESENTATIONS

Site notice erected: 22-11-2017
Consultations issued: 17-11-2017
Re-consultations issued: 14-12-2017

One representation received raising concerns regarding the siting of the dwellings proposed, trees, the vision
splay, the access and future development of the site.

ASSESSMENT NOTES

1.0  The scheme was amended during the course of the application in respect of the design of the houses so
that they are symmetrical and also providing a larger separation gap between plot 2 and the adjoining
dwelling to the south-east.  The application is referred to Committee as the site falls outside of the Settlement
Boundary.

2.0  Principle/Impact on the character and appearance of the area

2.1  The application site is located outside of the Shropham Settlement Boundary as designated by the
adopted Core Strategy and Development Control Policies Development Plan Document (2009). For this
reason the proposal conflicts in principle with Policies DC2 and CP14 of the Core Strategy and Development
Control Policies Development Plan Document which seeks to focus new housing within defined Settlement
Boundaries. However, paragraph 49 of the National Planning Policy Framework (NPPF) states that where an
authority does not have an up to date five year housing land supply, the relevant local policies for the supply
of housing 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.

2.2  The Government defines sustainable development as having three broad roles:

- economic, in terms of building a strong economy and in particular by ensuring that sufficient land of the right
type is available in the right places

- social, by supporting, strong vibrant and healthy communities by providing the supply of housing required to
meet future need in a high quality environment with accessible local services and

- environmental, through the protection and enhancement of the natural, built and historic environment

2.3  Paragraph 8 of the NPPF also stresses that these roles should not be undertaken in isolation because
they are mutually dependent; therefore a balanced assessment against these three roles is required.

2.4  In terms of the economic and social criteria, the proposal would provide two new dwellings and would
provide some short-term economic benefits through construction, and longer-term economic benefits through
additional household spend within the surrounding area that would be generated by the provision of the
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dwellings.

2.5  Social - It is noted that there some local facilities in Shropham, with the village hall, fitness centre and
employment opportunities (business park to the rear) a short walk away from the site, and that Attleborough,
a Market Town, is nearby (approximately 6 miles to the north-east) and whilst not within an easy
walking/cycling distance, the site's proximity to the A11 makes the site easily accessible to the wider District
and the site is as accessible to services as other dwellings in the settlement boundary given its close
proximity to it.   As a result and in the context of the district as a whole the site is in a relatively sustainable
location. The scheme would not be wholly isolated, and as such the site location does not count against it.

2.6  Environmentally, although outside the Settlement Boundary, the site is immediately adjacent to it and is
adjoined either side by other residential uses.  As such the site is considered to be appropriate infill.  The
Council's Landscape Character Assessment indicates that the site falls within the D2: Stanta Heath area.
Development considerations here include: conserving the sparse settlement pattern; ensuring that any new
development fits in with the local vernacular (including materials); considering the effect of tall buildings
within open, exposed ladscapes; conserving the remaining historic parkland features and conserving the
existing road network, resisting traffic measures and traffic calming measures which could have an urbansing
influence.  The proposal would consolidate the existing pattern of development.  Whilst this will result in some
loss of character given the appearance of the green space/grassland use, the harm would be limited given
the following factors:

-  generous proportions of the site will maintain a spacious character;
- the proposal will not appear isolated given the close proximity and relationship to existing residential
development either side.
-  the proposal would not cause material harm to the character and appearance of the area.

2.7 The combination of all of these environmental factors together and not in isolation result in the proposal
satisfying the environmental role of sustainable development.

2.8  Footnote 11 of the NPPF confirms that the site should be in a sustainable location, available now and
have a realistic prospect of being developed within five years.

2.9  With regard to availability and delivery, this is a full application and the site is within the applicant's
ownership and available now, making the development deliverable within a reduced period of two years to
meet the housing shortfall.  It is recommended that the time limit is reduced to two years for commencement
in accordance with other applications in Breckland, approved under the five year supply.

2.10  It is concluded that the proposal would not result in an isolated development in the countryside.  The
scheme would provide two additional dwellings, generate some economic activity and be developed without
causing significant harm to the character and appearance of the area.

3.0  Impact on amenity

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

3.2  The application proposes two, two storey dwellings on land between existing residential development.
The proposed dwellings have been sited so as to provide a good separation distance between the side
boundaries and the development adjacent, ranging from 3 - 5m and the internal layout and window
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positioning will ensure that overlooking will not be a significant problem in this instance.  Again, the generous
spacing between the dwellings will also ensure that the development does not appear overbearing and the
small scale of development will reduce any impact in terms of noise and disturbance resulting from the
addition of two dwellings.  The proposal also provides a sufficient amount of private, rear amenity space for
any future occupants and for these reasons the application is considered to accord with Policy DC1.

3.3  The comments raised by the local resident are noted however, the positioning of the dwellings is
considered acceptable given the break between the single storey and two storey dwellings either side and
the generous spacing between each side, in terms of the issues raised in respect of the foul treatment
package, this is something that will be properly assessed and regulated at the Building Regulations stage if
approval is forthcoming.  The issues regarding the trees are addressed below, however the Arboricultural
Impact Assessment and plan is available for inspection on the website and the comments raised in respect of
the land to the rear is not a material planning consideration in this instance.  Any further development would
be subject to a separate application and assessment on its merits and can not be a material consideration in
the assessment of the current scheme.

4.0  Highway impact

4.1  The NPPF requires new developments to provide safe and suitable access to the site for all people.
Policy CP4 seeks to ensure that all access and safety concerns are resolved in new developments.  DC19
requires that all new development provides sufficient parking on site.  The Highway Authority considers that
the proposal is ok in principle, the application shows that sufficient parking and turning can be achieved on
site and that sufficient visibility can be achieved.  No objections have therefore been raised subject to
conditions.  In light of this, the application is considered acceptable and to have due regard to Policies CP4,
DC19 and paragraph 32 of the NPPF.

5.0  Impact on trees on site (TPO to front)

5.1  The application was accompanied by an Arboricultural Impact Assessment.  This assessment advises
that three cherry trees (two category B and one category C) along the side (south-east) boundary to be
removed.  All other trees retained.  The dwellings have also been sited further into the site so as to avoid the
Root Protection Area of the Protected Oak tree along the site frontage.  The Tree and Countryside Officer is
satisfied that the application is acceptable and has due regard to the trees on site subject to conditions, these
will be appended to any forthcoming approval.

6.0  Other issues

6.1  The Contaminated Land Team raise no objection subject to condition.

6.2  The Environmental Health Team raise no objection.

7.0  Conclusion

7.1  In terms of the overall of the scheme, it is considered that the proposal would constitute a sustainable
form of development as defined in Paragraph 7 of the NPPF, which would help to support the local rural
community, would not compromise local amenity and would not adversely impact the character and
appearance of the surrounding area.  The application is therefore recommended for approval.

RECOMMENDATION Planning Permission
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CONDITIONS

3006 Full Permission Time Limit (2 years)
The development must be begun not later than the expiration of TWO YEARS beginning
with the date of this permission.
Reason for condition:-
As required by section 91 of the Town & Country Planning Act 1990 (as amended) and to
ensure the deliverability of the scheme to contribute to the five year housing land supply.

3047A 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.

HA08 New access - construction over verge
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 537-07 Rev G in accordance with the highway specification Dwg. No. TRAD 4
attached. 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 for condition:-
To ensure satisfactory access into the site and avoid carriage of extraneous material of
surface water from or onto the highway.

HA08 New access - construction over verge
Prior to the first occupation of the development hereby permitted the agricultural vehicular
access shall be provided and thereafter retained at the position shown on the approved plan
drawing number 537-07 Rev G in accordance with the highway specification Field Type 2
attached. 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 for condition:-
To ensure satisfactory access into the site and avoid carriage of extraneous material of
surface water from or onto the highway.

HA24 Provision of parking and servicing - when shown on plan
Prior to the first occupation of the development hereby permitted the proposed accesses,
parking and turning area shall be laid out, demarcated, levelled, surfaced and drained in
accordance with the approved plan and retained thereafter available for that specific use.
Reason for condition:-
To ensure the permanent availability of the parking / manoeuvring area, in the interests of
highway safety.

3920 Tree 1
Prior to the commencement of work, details of the product to be used for the construction of
the no-dig parking/turning/footpath areas, including the sub base, infill material and surface
material shall be submitted to and approved in writing by the Local Planning Authority.
Specifications must be based on existing ground conditions and soil information (CBR)
details of which should be provided. Loading information should be included specifying
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assumed maximum gross vehicle weight and assumed maximum axle load.
Reason for condition:-
The details are required prior to commencement in order to ensure that tree roots,
particularly of the protected tree, are adequately protected.  It is essential that a stable
structure is provided which will distribute loads, reduce pressure at ground level whilst
promoting the migration of water and nutrients.

3920 Tree 2
Operations on site shall take place in complete accordance with the approved Arboricultural
Impact Assessment (AIA), Tree Protection Plan (TPP) and Arboricultural Method Statement
(AMS) supplied by A.T Coombes dated October 2017. No other operations shall commence
on site in connection with the development until the tree protection works and any pre-
emptive tree works required by the approved AIA or AMS have been carried out and all tree
protection barriers are in place as indicated on the TPP. The protective fencing shall be
retained in a good and effective condition for the duration of the construction of the
development and shall not be moved or removed, temporarily or otherwise, until all site
works have been completed and all equipment,
machinery and surplus materials removed from site, unless the prior written approval of the
local planning authority has been sought and obtained.
Reason for condition:-
The works are required in order to safeguard the protection of trees from the outset of the
development, in accordance with Policy DC 12 of the Adopted Core Strategy and
Development Control Policies Development Plan Document 2009.

3920 Tree 3
No development shall take place in pursuance of this permission until details of an auditable
system of arboricultural site supervision and inspection have been submitted to and
approved in writing with the Local Planning Authority. The details shall provide for site
supervision and inspection for the duration of the demolition and construction works. The
demolition and construction works shall be supervised in full accordance with the agreed
details.
Reason for condition:-
The works are required in order to safeguard the protection of trees from the outset of the
development, in accordance with Policy DC 12 of the Adopted Core Strategy and
Development Control Policies Development Plan Document 2009.

3994 NOTE: Asbestos
Asbestos

The removal of asbestos materials must be carried out in accordance with appropriate
guidance and legislation including compliance with waste management requirements.
Accordingly any works should be managed to avoid damage to any asbestos containing
material such as to prevent the release or spreading of asbestos within the site or on to any
neighbouring land.

Failure to comply with this may result in the matter being investigated by the Health and
Safety
enforcing authority and the development not being fit for the proposed use. In addition the
developer may incur further costs and a time delay while ensuring the matter is correctly
resolved.

3994 Contaminated Land Note
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Where remediation of contaminated land is required, the developer is advised to put in place
measures to ensure that any future alterations/extensions to the development do not
undermine completed remediation works and, if appropriate, that the future
alterations/extension include the same scheme of remediation as that included in the original
development.

AN61 NOTE NCC Inf 2 When Vehicular access works required
This development involves works within the public highway that can only be carried out by
Norfolk County Council as Highway Authority unless otherwise agreed in writing.

It is an OFFENCE to carry out any works within the Public Highway, which includes a Public
Right of Way, without the permission of the Highway Authority. Please note that it is the
Applicants' responsibility to ensure that, in addition to planning permission, any necessary
consents or approvals under the Highways Act 1980 and the New Roads and Street Works
Act 1991 are also obtained from the County Council. Advice on this matter can be obtained
from the County Council's Highway Development Management Group.  Please contact Kay
Gordon kay.gordon@norfolk.gov.uk.

If required, street furniture will need to be repositioned at the Applicants own expense.

Public Utility apparatus may be affected by this proposal. Contact the appropriate utility
service to reach agreement on any necessary alterations, which have to be carried out at the
expense of the developer.

Please be aware it is the applicants responsibility to clarify the boundary with the public
highway. Private structures such as fences or walls will not be permitted on highway land.
The highway boundary may not match the applicants title plan. Please contact the highway
research team at highway.boundaries@norfolk.gov.uk for further details.

4000 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.

3996 Note - Discharge of Conditions
If the formal discharge of any condition is required, it will be necessary for you to submit to
the Council all relevant details, together with a completed application for the "Discharge of
Conditions" and the fee as appropriate.

2001 Application Approved Following Revisions
The Local Planning Authority has acted positively and proactively in determining this
application,  and by assessing the application against all material considerations, including
national guidance, planning policies and representations that have been received during the
public consultation exercise, and by identifying matters of concern within the application and
negotiating, with the Applicant, acceptable amendments to the proposal to address those
concerns.  As a result, the Local Planning Authority has been able to grant planning
permission for an acceptable proposal in as timely a manner as possible , in accordance
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with the presumption in favour of sustainable development, as set out within the National
Planning Policy Framework.

Copies of all documentation submitted in connection with this application can be viewed
online at http://www.breckland.gov.uk/content/planning-search-0

2014 Criterion E - Planning Apps Where Approved
Appeals against planning decisions

If you are aggrieved by the decision of your local planning authority to attach any particular
condition/s to this permission, then you can appeal to the Secretary of State under section
78 of the Town and Country Planning Act 1990.

If an enforcement notice is served relating to the same or substantially the same land and
development as in your application and if you want to appeal against your local planning
authority's decision on your application, then you must do so within: 28 days of the date of
service of the enforcement notice, or within 6 months (12 weeks in the case of a
householder appeal) of the date of this notice, whichever period expires earlier.

If you want to appeal against your local planning authority's decision then you must do so
within 6 months of the date of this notice.

Appeals must be made using a form which you can get from the Secretary of State at
Temple Quay House, 2 The Square, Temple Quay, Bristol, BS1 6PN or online at
www.planningportal.co.uk

The Secretary of State can allow a longer period for giving notice of an appeal but will not
normally be prepared to use this power unless there are special circumstances which
excuse the delay in giving notice of appeal.

The Secretary of State need not consider an appeal if it seems to the Secretary of State that
the local planning authority could not have granted planning permission for the proposed
development or could not have granted it without the conditions they imposed, having regard
to the statutory requirements, to the provisions of any development order and to any
directions given under a development order.

MT03 External wall and roof materials to be agreed
No development beyond slab level shall take place until precise details, (including samples
where required), of the materials used in the construction of the external walls and roof(s) of
the development hereby permitted have been submitted to and approved in writing by the
Local Planning Authority.  This condition shall apply notwithstanding any indication as to
these matters that have been given in the current application.  The materials to be used in
the development shall be in accordance with the approved details.
Reason for condition:-
To enable the Local Planning Authority to control the colour, tone, texture and appearance of
the materials used to ensure the satisfactory appearance of the development, as required by
Policy DC 1 and DC 16 of the Adopted Core Strategy and Development Control Policies
Development Plan Document 2009.
This condition will require to be discharged

HA21 Provision of parallel visibility splay
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Prior to the first occupation of the development hereby permitted a 2.4 metre wide parallel
visibility splay (as measured back from the near edge of the adjacent highway carriageway)
shall be provided across the whole of the site's roadside frontage . The parallel visibility
splay shall thereafter be maintained at all times free from any obstruction exceeding 0.6
metres above the level of the adjacent highway carriageway with the exception of the mature
oak tree to the east of the access.
Reason for condition:-
In the interests of highway safety.
This condition will require to be discharged

HA14 Access gates - restriction
Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) (England) Order 2015 (or any Order revoking and re-enacting that Order)
(with or without modification), no gates, bollard, chain or other means of obstruction shall be
erected across the approved access unless details have first been submitted to and
approved in writing by the Local Planning Authority.
Reason for the condition:-
In the interests of highway safety.
This condition will require to be discharged

3946 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 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

BRECKLAND COUNCIL - PLANNING COMMITTEE - 15th January 2018

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



 

 

 

 

 

 

 

ITEM: 8 RECOMMENDATION: APPROVAL
REF NO: 3PL/2017/1077/O CASE OFFICER Debi Sherman

LOCATION: ASHILL APPNTYPE: Outline
Agricultural Land between Edelweiss & POLICY: Out Settlemnt Bndry
No.6 Hale Road, Ashill ALLOCATION: N

CONS AREA: N

APPLICANT: Clayland Estates Ltd
Lynford Gardens Lynford Road

LB GRADE: N

AGENT: Clayland Architects
The Glass House Lynford Gardens

TPO: N

PROPOSAL: Linear residential development consisting of 7no dwellings with separate or integral garages
and carports

REASON FOR COMMITTEE CONSIDERATION

This application is referred to Committee as a development proposal outside of the settlement boundary of
Ashill and contrary to the Local Plan.

KEY ISSUES

Principle of development
Impact on character and appearance of the area
Trees

DESCRIPTION OF DEVELOPMENT

The application relates to an outline scheme for 7no. dwellings with all matters reserved.  The plans have
been revised to reduce the sizes of the rear gardens and show that the trees on the site frontage can be
retained.

SITE AND LOCATION

The application site comprises a  rectangular piece of land to the west of Hale Road in between No 6 Hale
Road to the south and the property known as Edelweiss to the north.  The site is located at the north-western
edge of the village of Ashill, and is located outside but in close proximity to the the settlement boundary to the
east.  The site extends to approximately 0.94 Hectares. The site faces a mix of predominantly single storey
dwellings and some two storey dwellings located on the opposite side of Hale Road to the east.  To the south
east lies the entrance to Fairholme Close on the other side of Hale Road.

EIA REQUIRED

No
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RELEVANT SITE HISTORY

3PL/2016/1458/O - Outline application for 7 no dwellings, withdrawn.

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.11 Protection and Enhancement of the Landscape
CP.14 Sustainable Rural Communities
DC.01 Protection of Amenity
DC.02 Principles of New Housing
DC.04 Affordable Housing Principles
DC.12 Trees and Landscape
DC.16 Design
DC.19 Parking Provision
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance
SS1 Spatial Strategy

OBLIGATIONS/CIL

Financial contribution of £4500 to be used to purchase a SAM 2 Sign for use by the Parish Council /
Community Speedwatch

CONSULTATIONS

ASHILL P C
5 Members of the Parish Council object to this application on grounds of it being outside the settlement
boundary, it is not sustainable, with more access onto an already busy road where there has been a fatality
previously, request that Highways carry out an assessment. There is no provision for improvement to
infrastructure. The remaining 4 Members are in favour of the proposed development.  No change to
response following the receipt of amended plans
CONTAMINATED LAND OFFICER
Would not raise any contaminated land comments based on both the accuracy of the information provided
and the current records of contaminated land issues we hold to date.
NORFOLK COUNTY COUNCIL HIGHWAYS
An obligation to provide a financial contribution of Â£4500 to be used to purchase a SAM 2 Sign for use by
the Parish Council / Community Speedwatch is required in a S106 Agreement and that the following details
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are provided as part of the Reserved Matters application:- i) Visibility splays measuring 2.4m x 59m kept
clear of obstruction 225mm above carriageway level. ii) Access details including ditch piping details iii)
Parking provision in accordance with adopted standard. iv) Turning v) Private footway provision internally
along entire site frontage with a suitable dropped kerb connection with the footway which terminates adjacent
to Fairholme Close vi) A uniform 5m carriageway width along the site frontage vii) Upgrade of closest bus
stops to be DDA compliant viii) Construction Traffic Management plan including contractor parking and wheel
washing arrangements
TREE AND COUNTRYSIDE CONSULTANT
No objections to revised scheme which would allow for the retention of the Oaks along the frontage.
HISTORIC ENVIRONMENT SERVICE
No objections subject to conditions

REPRESENTATIONS

Two letters of representation received raising the following issues -

- village becoming a housing estate
- not affordable homes
- Hale Road is a busy main road
- turning Hale Road into a long row of houses
- road safety concerns
- loss of village character
- effect on village infrastructure inc. sewerage, telephone, internet, schools, doctors
- wish to see trees retained on site

ASSESSMENT NOTES

1.0 Principle of development

1.1  For decision making purposes, as required by Section 38(6) of the Planning & Compulsory Purchase Act
2004, the Development Plan comprises the Adopted Core Strategy and Development Control Policies
Development Plan Document, together with the Site Specific Allocations DPD.  Material considerations in
respect of National Planning Policy are the NPPF and the more recently published National Planning Policy
Guidance.

1.2  In relation to settlement boundaries, the objectives of Policy CP14 include focusing development in
sustainable locations with access to key services and protecting the form and character of settlements.
These objectives are consistent with the NPPF's key aims and so in this respect Policy CP14 can be afforded
some weight in accordance with paragraph 215.  The site is located outside the settlement boundary of Ashill
immediately to the west of the village, (as defined by policies SS1, DC02, CP01 and CP14 of the Core
Strategy and Development Control Policies Development Plan Document 2009), where development is
heavily restricted.

1.3  Planning law requires that planning applications are determined in accordance with the development
plan unless material considerations indicate otherwise.  It is necessary to consider therefore whether in this
case any such material considerations, including national planning policy, would justify a departure from
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policy.

1.4  Paragraphs 47 and 49 of the National Planning Policy Framework, (NPPF), clearly state that where an
authority does not have an up to date five year housing land supply, (at present the District figure is 4.73
years), the relevant local policies for the supply of housing 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.  Furthermore, it is noted that recent case law has identified that those development
plan policies that would in effect restrict the supply of housing including those identified above can only be
given limited weight.

1.5  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.  The conservation of the natural
environment is also central to the NPPF, including protecting valued landscapes and minimising effects on
biodiversity.  In order to promote sustainable development in rural areas, the NPPF indicates that housing
should be located where it will enhance or maintain the vitality of local communities.

1.6   Ashill is identified in the Council's Spatial Strategy as a rural village and is therefore not allocated any
significant growth. Ashill does benefit from a primary school, public house, shop and community centre and
recreation ground and play area.  There are also bus stops nearby on Hale Road which provide hourly
services to the nearby market towns of Dereham, Swaffham and Watton, (no. 11), which provide for a range
of the necessary employment, education, retail and leisure needs of future residents.  In these terms, the
application site is considered to be a sustainable location for some form of new development.

1.7  Whilst the proposed development would be outside the defined settlement limit, the proposed
development would adjoin the built up area of the village and existing post-war residential development to the
east.  Therefore, the proposal would not result in an isolated development in the countryside and be
compatible with the general residential character of the area to the east.

1.8  It is noted that the new households would provide some limited economic support for existing shops and
facilities and contribute to the vitality of the local community and a range of transport options would be
available to them.  The construction of the development would have some short-term economic benefits.
The development would thus be consistent with the NPPF principles that housing should be located where it
will maintain or enhance the vitality of existing communities, minimise the need to travel and support
economic growth.

1.9  The provision of seven dwellings would provide a contribution towards providing housing, particularly in
light of the current shortfall in the provision of housing land in the District and has therefore been given
significant weight in favour of the proposal.

1.10  In terms of availability and delivery, Paragraph 47 of the NPPF requires new sites for housing
development to be deliverable, which is defined as being available now, suitable in terms of location and be
achievable in respect of housing being developed on the site within the next five years.  Whilst this
application is submitted in outline there is nothing to suggest that there are any technical constraints which
would prevent the development coming forward in the short term.  To encourage the early delivery of the
proposed housing, a two year time limit for the commencement of work would be necessary should
permission be granted.
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2.0 Character and impact on surrounding area and landscape

2.1  Policy CP11 of the Core Strategy seeks to ensure that the landscape of the District will be protected for
the sake of its own intrinsic beauty and its benefit to the rural character.   Development within the District is
also expected to be of the highest design quality in terms of both architecture and landscape.  It should have
regard to good practice in urban design and fully consider the context within which it sits.  It should embrace
opportunities to enhance the character and appearance of an area and contribute to creating a sense of local
distinctiveness.

2.2  The Council's Landscape Character Assessment Settlement Fringe Study, (2007), identifies that the site
and immediate surrounding area to be within the Plateau Farmland character area and in particular within the
Central Breckland Plateau, (E5).    With regards to settlements it notes that the larger villages which include
Ashill are predominantly linear in form but are continuing to grow and in some instance become more
nucleated.

2.3  Whilst the details in respect of design and layout are reserved the size and shape of the site will make
anything other than a linear form of development difficult to achieve. In revising the application the extent of
the domestic curtilage has been shown reduced and whilst it would be available to the owners of the new
properties it could be used in the same way as garden land and there would be no rights to erect structures
of carry activities normally associated with gardens.  This would further serve to lessen the potential impacts
of the development on its wider surroundings.

2.4  It is considered that this scheme reflects the pattern of development along this part of Hale Road and is
now considered to be acceptable in terms of its impact in relation to the form and character of the village and
surrounding landscape. It is important to note that the site is located in amongst existing development and
opposite a site that was granted planning permission for residential development last year
(3PL/2016/0427/O) which included an indicative layout of 22 no dwellings. This is not an isolated site and
should be considered in context of its surroundings.

3.0 Highway Safety and Traffic Implications

3.1 Access is a reserved matter and as such issues relating to the proposed access for the dwellings would
be dealt with at the reserved stage.  However the Highways Authority has raised an issue regarding traffic
speeds and the need to mitigate potential impacts with the provision of traffic management equipment
namely a contribution to be used to purchase a SAM 2 Sign for use by the Parish Council /Community
Speedwatch.

3.2 It will also be necessary to accommodate the existing high speed pressure gas main that exists in close
proximity to the site but this would be dealt with under the reserved matters application when full details of
the access point(s) are provided.  Conditions in relation to access and on site highways matters would be
dealt with at the reserved matters stage and are not appropriate to impose on any outline planning
permission granted.

4.0 Amenity considerations

4.1  The details of the scheme in terms of layout, design and scale are reserved matters and will therefore

BRECKLAND COUNCIL - PLANNING COMMITTEE - 15th January 2018

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



allow for consideration in relation to the relationship of the properties with other residential properties at that
stage.

4.2  Whilst the proposals would alter the open outlook from properties on the opposite side of Hale Road, the
indicative street scene identifies bungalows and the impact will be minimal on that basis.    The relationship
will be no different than other properties along Hale Road.  In common with the application (site now under
construction) further along Hale Road (3PL/2016/1086/O) it is considered appropriate to ensure that the
dwellings would be single storey only for visual and wider amenity reasons.

5.3   In order to ensure that the construction of the development would not result in any overriding harm to
neighbouring occupiers, it is considered that a condition securing the submission and approval of a
construction management plan would be necessary should permission be granted.

5.4  Having regard to the above, it is considered that the proposal would not result in unacceptable effects on
the amenities of local residents.  Consequently the proposal would not conflict with Core Strategy Policy
DC01 or with the guidance set out in paragraph 17 of the NPPF.

6.0 Drainage

6.2  Foul drainage would be via the existing mains system along Hale Road.  In order to ensure that
measures are in place to manage both foul and surface water networks, it is considered that a condition
would be necessary to secure further details of both the foul and surface water drainage schemes and their
on-going management regimes.

7.0 Trees

7.1 A arboricultural survey has been submitted to show how the existing trees along the site frontage can be
accommodated.  All matters are reserved but it identifies that it is feasible to retain important specimens
without harm to the trees or the contribution they make to the wider street scene.  No objections are raised
on this basis in context of Core Strategy Policy DC12.

8.0 Archaeological assets

8.1  With regards to archaeological interests, the Historic Environment Service note that surveys submitted
with the application indicate there is potential for roman artefacts and features within the site and that their
significance maybe adversely affected by the proposed development.  They have subsequently
recommended that a programme of archaeological mitigatory work be approved and implemented prior to the
commencement of development in order to ensure that there are adequate measure sin place to fully
investigate, appraise and record any assets of archaeological significance.  In order to accord with
paragraph 141 of the NPPF a condition would therefore be necessary should permission be granted.

9.0  Other matters

9.1 Concerns have been raised regarding the impact of the proposed development on the infrastructure of
the village and its services.  The development of the size proposed is not considered to have a significant
effect on mattes such as  broadband, schools or healthcare provision and as such cannot be referenced as a
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means by which to withhold planning permission.

10.0 Conclusion

10.1  It is acknowledged that there is not a five year supply of sites within Breckland District.  The NPPF is
clear and explicit that in such circumstances Local Planning Authorities should consider favourably
sustainable development that would address that deficit.  The lack of a five year supply and the requirements
of the NPPF have therefore been given significant weight in the consideration of this application.

10.2  The site is considered to be located in a sustainable location, accessible to facilities and local services
within Ashill which would provide for some daily needs of future residents.  The existing local bus service
provision would assist in connecting the dwellings to services in higher order settlements.

10.3  For the reasons summarised above, it is concluded that the proposal constitutes sustainable
development and accords with the NPPF and relevant policies in the Development Plan having regard to the
lack of a five year housing land supply.

.

RECOMMENDATION Outline Planning Permission

CONDITIONS

TL06B Outline - time limits for implementation
The development hereby permitted shall be begun either before the expiration of TWO
YEARS from the date of this permission, or before the expiration of ONE YEAR from the
date of the approval of the last of the reserved matters to be approved, whichever is the
later.
Reason for condition:-
To comply with section 92 of the Town & Country Planning Act 1999 (as amended).

TL06A Outline permission -time limit
Approval of the details of the siting, design and external appearance of any building to be
erected together with precise details of the type and colour of the materials and the
landscaping of the site (herein after called 'reserved matters') shall be obtained from the
Local Planning Authority in writing before any development is commenced.
Application for approval of the reserved matters shall be made to the Local Planning
Authority before the expiry of ONE YEAR from the date of this permission.
Reason for condition:-
The application is for Outline permission only and gives insufficient details for the proposed
development and to comply with Section 92 of the Town & Country Planning Act 1999 (as
amended).

DE01 Single storey dwelling only
The details to be submitted for Approval of Reserved Matters shall be for no more than
seven single storey dwellings only with no habitable floor space or windows in the roof.
Reason for condition:-
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For the avoidance of doubt and to ensure a form of development compatible with adjacent
property and in the interests of the residential and visual amenities of the locality, as
required by policies DC1 and DC16 of the Adopted Core Strategy and Development Control
Policies Development Plan Document 2009.

3935 Non-standard condition
The area identified as paddocks on approved drawing no. 1662-3-C shall not be classified
as domestic curtilage and shall not benefit from permitted development rights as defined
under The Town and Country Planning (General Permitted Development) Order 2015.
Reason for condition :-
To protect the character and appearance of this predominantly rural location in accordance
with policies CP10 and DC12 of the Adopted Core Strategy and Development Control
Policies Development Plan Document 2009.

3996 Note - Discharge of Conditions
If the formal discharge of any condition is required, it will be necessary for you to submit to
the Council all relevant details, together with a completed application for the "Discharge of
Conditions" and the fee as appropriate.

2000 NOTE:  Application Approved Without Amendment
The Local Planning Authority has acted positively and proactively in determining this
application, and by assessing the application against all material considerations, including
national guidance, planning policies and representations that have been received during the
public consultation exercise and subsequently determining to grant planning permission in
as timely a manner in accordance with the presumption in favour of sustainable
development, as set out within the National Planning Policy Framework.

Copies of all documentation submitted in connection with this application can be viewed
online at http://www.breckland.gov.uk/content/planning-search-0

3802 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:-
The details are required to be submitted prior to the commencement of development to
minimise the possibilities of flooding from the outset of the development.
This condition is imposed in accordance with Policies DC 1 and DC 13 of the Adopted Core
Strategy and Development Control Policies Development Plan Document 2009
This condition will require to be discharged

3804 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.
Reason for condition:-
The details are required to be submitted prior to the commencement of development to
minimise the possibilities of flooding from the outset of the development.
This condition is imposed in accordance with Policies DC 1 and DC 13 of the Adopted Core
Strategy and Development Control Policies Development Plan Document 2009
This condition will require to be discharged
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3946 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 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

AR01 Archaeological work to be agreed
No development shall take place until:
 A) an archaeological written scheme of investigation has been submitted to and approved
by the local planning authority in writing. The scheme shall include an assessment of
significance and research questions; and 1) The programme and methodology of site
investigation and recording, 2) The programme for post investigation assessment, 3)
Provision to be made for analysis of the site investigation and recording, 4) Provision to be
made for publication and dissemination of the analysis and records of the site investigation,
5) Provision to be made for archive deposition of the analysis and records of the site
investigation and 6) Nomination of a competent person or persons/organization to undertake
the works set out within the written scheme of investigation;

 B) No development shall take place other than in accordance with the written scheme of
investigation approved under Part (A);

 C) The development shall not be occupied until the site investigation and post investigation
assessment has been completed in accordance with the programme set out in the
archaeological written scheme of investigation approved under Part (A) and the provision to
be made for analysis, publication and dissemination of results and archive deposition has
been secured.
Reason for condition:-
To ensure the potential archaeological interest of the site is investigated in accordance with
policy DC 17 of the Adopted Core Strategy and Development Control Policies Development
Plan Document 2009.
This condition will require to be discharged
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Date of list - 4th January 2018

 

List of decisions made by Breckland Council under the agreed terms of delegation.
 
_______________________________________________________________________________

BRECKLAND COUNCIL
PLANNING COMMITTEE

DOC - COMPLETE

3DC/2017/0193/DOC Clayland Estates Ltd ASHILL
Community Centre,
Hale Road
Ashill

Discharge of condition 14 on
3PL/2017/0387/D

3DC/2017/0198/DOC DNM Real Estate Ltd. BINTREE
Poultry Farm West
of The Bungalow
Bintree

Discharge of conditions 12 on
3PL/2016/1289/F  Off-site
highway improvement works

3DC/2017/0176/DOC Ms Amelia Nicholson BRISLEY
The Bell,
The Green, Brisley

Discharge of conditions 4, 6, 15
& 18 on 3PL/2016/0251/F

3DC/2017/0121/DOC Mr Tristan Smith GARVESTONE
Pivot House, Land
South of Southburgh
Road
& North of
Blackwater River
Reymerston

Discharge of conditions 3,4,11
of planning permission
3PL/2016/0122/F

3DC/2017/0170/DOC Barratt Homes GRISTON
Former RAF Watton
Norwich
Road,Griston

Discharge of condition no. 8 on
3PL/2016/1352/VAR

3DC/2017/0190/DOC STV Pest Control LITTLE
CRESSINGHAM
Proposed Eco
Dwelling
Fairstead Lane, Little
Cressingham

Discharge of conditions 3, 4, 11
on 3PL/2014/0965/F
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3DC/2017/0197/DOC Mr & Mrs S Skipper SAHAM TONEY
Sire adj. Homelands,
Ploughboy Lane
Saham Toney

Discharge of conditions 7,8,10
on 3PL/2015/0879/O

3DC/2017/0150/DOC Ripley Property Services Ltd SNETTERTON
Oakwood Industrial
Estate
Harling Road
Snetterton

Discharge of condition 4,5 and
6 on 3PL/2017/0151/VAR

3DC/2017/0194/DOC M G Property Developments
Mr Malcolm Grief

SWAFFHAM
7 Whitsands Road,
Swaffham

Discharge of conditions 5,7,12,
on 3PL/2017/0257/F

3DC/2017/0191/DOC Greengate Homes (Norfolk)
Ltd

SWANTON
MORLEY
84 Greengate,
Swanton Morley

Discharge of conditions 3 & 9
on 3PL/2017/0632/F

3DC/2017/0050/DOC Citivale Limited THETFORD
26-32 Brunel Way
Thetford

Discharge of condition 4 on
3PL/2016/1369/F

DOC-Discharge FULL

3DC/2017/0153/DOC Abel Homes Ltd MATTISHALL
1 Land off Cedar
Rise
MATTISHALL

Discharge of condition 3
3PL/2016/1414/D Conditions(s)
3

No Prior Approval

3PN/2017/0076/PNE Mr & Mrs M Stacey ATTLEBOROUGH
3 Ellingham Road
Attleborough

Single storey Rear extension
(Permitted Development)

3PN/2017/0077/PNE Mrs Phillips ATTLEBOROUGH
9A Arlington
Gardens
Attleborough

Conservatory to rear (Permitted
Development)
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Permission

3PL/2017/1343/HOU Mr Steve Pegley ASHILL
3 Green Farm
Cottages
The Green, Ashill

New flue to front (retrospective),
replacement front porch and
replacement single storey rear
extension

3PL/2017/0935/F Mr  Gale ATTLEBOROUGH
Cecil C Amey
11 Church Street

Variation of previously
approved scheme
(3PL/2015/1425/F) to allow the
use of the first floor element as
office accommodation &
changes to the external
materials

3PL/2017/1389/EU Mr Richard Downes ATTLEBOROUGH
Ash Farm, Hill
Common
Attleborough

Stationing of a residential
caravan (certificate of
lawfulness)

3SR/2017/0004/SCR Daniel Sowerby BEESTON
Paynes Business
Park
Dereham Road
Beeston

Proposed fuel depot (screening
opinion)

3PL/2017/0912/HOU Mrs Katie Ludman BEETLEY
19 Fakenham Road
Beetley

Erection of self contained annex

3PL/2017/1411/HOU Ms K Twort BESTHORPE
Shanklin, Norwich
Road
Besthorpe

Conversion and extension of
Garage to annexe for parents

3PL/2017/1447/HOU Ms Bridget Marshall-Nichols BINTREE
37 The Street,
Bintree

A rear, single storey, ground
floor extension with simple lean-
to, together with internal
alterations and conversion of an
existing outbuilding, to create
habitable space.

3PL/2017/1404/HOU Janet  Gibbons BRISLEY
Ramsdale, School
Road, Brisley

Extension to rear of property
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3PL/2017/1333/LB Mr Michael Wolfers CASTON
The Cottage
The Green, Caston

Refurbishment and repairs

3PL/2017/1024/LB Mrs Evelyn Oldfield DEREHAM
13 Market Place
Dereham

Repairs and refurbishment

3PL/2017/1273/F Cardtronics UK Ltd DEREHAM
4 High Street
Dereham

Installation of ATM

3PL/2017/1274/A Cardtronics UK Ltd DEREHAM
4 High Street
Dereham

Installation of ATM

3PL/2017/1312/CU Dereham Podiatry Practice DEREHAM
2 Bloomfield Court
Theatre Street,
Dereham

Conversion of existing dwelling
to class D1 (non residential
Institution)

3PL/2017/1339/F CSCL Developments Ltd DEREHAM
72 Norwich Road
Dereham

Conversion of existing detached
house to 2no 3 bedroom semi
detached houses, incorporating
first floor side extension and
garage

3PL/2017/1362/HOU Mr & Mrs G Palmer DEREHAM
15 Brook
Grove,Dereham

Convert Garage to Ancillary
accomodation

3PL/2017/1391/HOU Mr & Mrs  Coates DEREHAM
268 Norwich Road,
Dereham

Extension to side of property
with dormers to front and rear

3PL/2017/1392/HOU Julie Sheldrake DEREHAM
16 Crown Road,
Dereham

Extensions to front and rear of
property

3PL/2017/1401/HOU Mr & Mrs A Catling DEREHAM
8 South Green
Gardens, Dereham

Remove existing flat roof.
Single storey extension to front,
side and rear

3PL/2017/1406/HOU Ms  Clarke DEREHAM
25 Wheatcroft Way,
Dereham

Two Storey Extension & side
facing first floor window
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3PL/2017/1431/HOU Mr C Gordon DEREHAM
5 Lynn Hill
Dereham

New vehicular access

3PL/2017/1448/F Mrs DJ Sandford t/as Railway
Tavern

DEREHAM
21/23 The Railway
Tavern
Yaxham Road,
Dereham

Erection of a Marquee and
covered areas (retrospective)

3PL/2017/1264/HOU Mr A Meynell EAST TUDDENHAM
Berry Hall
Berrys Lane East
Tuddenham

Erection of summerhouse

3PL/2017/1394/F Childhood First EAST TUDDENHAM
Earthsea House,
Berrys Lane
East Tuddenham

Construction of two storey
extension at rear of existing
property

3PL/2017/1399/F Mr & Mrs  Thomson EAST TUDDENHAM
Highcroft, Sandy
Lane
East Tuddenham

Proposed annexe for ancillary
use only

3PL/2017/1493/HOU Mr Christopher Turner GARVESTONE
Tarquin,Dereham
Road
Garvestone

Front and rear single storey
extensions. Car parking area to
front garden

3PL/2017/1314/CU Dr Donald Richards GREAT
ELLINGHAM
Lynden
66 Long Street,
Great Ellingham

Change of use from amenity
land to garden land

3SO/2017/0003/SCO Broadland Poultry GREAT
ELLINGHAM
Broadland Farm
Hingham Road,
Great Ellingham

Demolish 4 poultry sheds &
erect 3 replacement sheds, 1
agricultural barn & new
vehicular site access

3PL/2017/1522/HOU Mrs  Bodiam GRESSENHALL
9 Soken Drive
Gressenhall

Single Storey Rear Extension
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3PL/2017/1414/HOU Mr & Mrs  Lecore GRISTON
13 Church View
Close
Griston

Extension of garage to form
garden room to rear

3PL/2017/1380/VAR Rogers Home Builders Ltd GUIST
Building Plot to the
South of The Barn
Malthouse Lane,
Guist

Variation of condition 2 on
3PL/2017/0138/F (Erection of
one two storey two bed house)
revised design

3PL/2017/1373/HOU Mr  Gower HARDINGHAM
Sycamores, 36
Plough Lane
Hardingham

Two storey side extension,
single storey rear garden room
extension and enlarging width
of front porch

3PL/2017/1007/D Mr & Mrs Ian Bell HARLING
Plot 2, land adjacent
no
26 West Harling
Road, Harling

Erection of dwelling (plot 2) -
reserved matters

3PL/2017/1337/VAR Mr Gary Collier HARLING
Cobwebs
Market Street, East
Harling

Variation of condition 2 on
3PL/2008/0421/F (Conversion
of shop & flat to two residential
properties with two storey
extension at rear) To improve
layout

3PL/2017/1371/LB Enterprise Inns Plc HARLING
The Swan Public
House
Market Street
Harling

New signage

3PL/2017/1372/A Enterprise Inns Plc HARLING
The Swan Public
House
Market Street,
Harling

1 externally illuminated hanging
sign & 3 other signs non
illuminated & associated lighting

3PL/2017/1301/HOU Mr James Gunns HOCKERING
Hill House
Park Lane,
Hockering

Conversion of garage into
office, single storey extension
for swimming pool  & gym,  two
storey side extension & single
storey triple garage extension
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3PL/2017/0730/F Mr & Mrs  Sansom HOE
Herons Haunt
Church Road,
Worthing, Hoe

Conversion and extension of
existing garages to provide
accommodation for aged
parents

3PL/2017/1258/F CCL Holdings Limited KENNINGHALL
Green Farm
Edge Green,
Kenninghall

Construction of a 352sqm
hardstanding for the parking
and storage of existing HGVs

3PL/2017/1407/CU Mr Jonathan Wise KENNINGHALL
Coffee Shop, Market
Place
Kenninghall

Change of use from
A1(Hairdressers) to A3 (Cafe)
(Retrospective)

3PL/2017/0833/F Mr R Wall LITCHAM
Land at Dereham
Road, Litcham

Erection of detached
agricultural outbuilding
(livestock / sheep)

3PL/2017/1361/HOU Mrs Anita Stewart LITCHAM
19A Wellingham
Road, Litcham

Sngle storey rear extension and
internal alterations

3PL/2017/1324/VAR Mr Tim Wegg LYNG
Karleisha, Plot 2
Rectory Road, Lyng

Variation of condition no2 on
3PL/2016/0021/F in respect of
increase floor area of pool
building

3PL/2017/1438/HOU Mr & Mrs  Tye LYNG
1 Yew Tree
Barns,Primrose
Green
Lyng

Proposed extension to rear of
property

3PL/2017/1467/HOU Mr Eamon Campbell LYNG
Aisling,The Common
Lyng

Extension to the rear

3PL/2017/1417/F Mr & Mrs Don Fisher MATTISHALL
The Swallows, Mill
Road
Mattishall

Change of use of existing
holiday let to ancillary
residential accommodation in
connection with Ivydene and
The Mill, holiday cottage
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3PL/2017/1323/VAR Mr Jack Passant MUNDFORD
Site between 4 and
6
Lynford Road,
Mundford

Variation of condition 4 on
3PL/2015/0404/O

3PL/2017/1445/HOU Mr & Mrs K & L Baker NORTH ELMHAM
9 Brookside North
Elmham

Single Storey Extension to
entrance and rear extension

3PL/2017/1327/F Mr & Mrs  Hipperson NORTH LOPHAM
Kings Head Lane
North Lopham

Erection of three dwellings with
garages and the temporary
siting of a caravan for
residential use during the
construction phase of
development

3PL/2017/1322/HOU Mr & Mrs A H & E Kulbicki ROUDHAM/LARLIN
G
The Barn
Roudham
Road,Roudham

Erection of a timber framed and
timber clad stables unit
comprising 3 stables, a hay
barn and a tack room

3PL/2017/1436/SU U K Power Networks SAHAM TONEY
Mill Lane, Saham
Waite
Saham Toney

Diversion of Overhead line

3NM/2017/0067/NMA Mr & Mrs Ryan Seabright SCARNING
The
Woodlands,Rushme
adow Road
Scarning

Change conservatory roof from
glass to tiles

3PL/2017/1317/LB The Norfolk Churches Trust SNETTERTON
All Saint's Church
Ada Cole Ave,
Snetterton

Repair the Tower walls; replace
slate roof coverings on the
North Aisle and North Porch
roofs and improve associated
rainwater goods; rebuild
collapsed section of external
flintwork at the west end of the
North Aisle; repair internal
cracks in the walls of the North
Aisle and Chancel Arch;
improve Tower access

3PL/2017/1300/D Mr Richard Cooper SPORLE
Mill field
Sporle

Erection of 2 bed bungalow
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3PL/2017/0347/F Lady Melanie Shaw-Sutton SWAFFHAM
18 Market Place

Conversion of the Old Gym into
four town houses, provision of
car parking and associated
works (amended proposal)

3PL/2017/0636/LB Lady Melanie Shaw-Sutton SWAFFHAM
18 The Old School
Market Place

Alterations to fenestration,
removal of staircase & internal
alterations associated with
change of use to the old
gymnasium to four town houses
(amended proposal)

3PL/2017/1363/HOU Rev Adrian & Marion Bell SWAFFHAM
19 Whitsands Road,
Swaffham

Linked study extension between
garage and house

3PL/2017/1443/HOU Mr & Mrs Adam Blowers SWAFFHAM
10 Longfields,New
Sporle Road
Swaffham

Single storey front extension
and various internal alterations

3PL/2017/1453/HOU Mr  Dunne SWAFFHAM
23 Bishy Barny Bee
Gardens
Swaffham

Conversion of existing garage
into study and the erection of a
single garage

3PL/2017/1416/A Travis Perkins Ltd THETFORD
Wickes, London
Road
Thetford

Erection of 6 fascia signs (3
internally illuminated & 1
externally illuminated) & 2
poster frames & 2 aluminium
frame housing PVC banner

3PL/2017/1424/LU Mr Julian Fabian THETFORD
1 Shakespeare Way,
Thetford

New window to allow more light
penetration (Certificate of
Lawfulness)

3SR/2017/0002/SCR Stapleford Thetford Ltd THETFORD
Caxton Way
Industrial Estate
Thetford

Erection of a B8 Warehouse
and B1 Offices

3PL/2017/1395/O Mr Vincent Somers WATTON
Adjacent 65 Jubilee
Road,Watton

Proposed detached house
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3PL/2017/1409/HOU Mr & Mrs  Rowe WHISSONSETT
High House, High
Street
Whissonsett

Single storey side and rear
extension to existing dwelling

3PL/2017/1412/SU UK Power Networks WHISSONSETT
London Road,
Whissonsett

Low Voltage overhead line
refurbishment

Prior Approval Refusal

3PN/2017/0071/UC Mr Taylor EAST TUDDENHAM
Centaur
Church Lane   East
Tuddenham

Change of use from light
industrial to one dwelling

Refusal

3PL/2017/1141/O Mr David Stott BEESTON
Chapel Lane
Beeston

Residential development

3PL/2017/1349/F Mr Bob Taylor EAST TUDDENHAM
Centaur
Church Lane, East
Tuddenham

External alterations to existing
workshop and annex building

3PL/2017/1377/F Mr Ken Thompson EAST TUDDENHAM
Land opposite
Highcroft
Sandy Lane, East
Tuddenham

Temporary kennel maid
accommodation in purpose built
lodge

3PL/2017/1388/O Mr  Eden EAST TUDDENHAM
Land between
Felgate Farm and
Willow Cottage,
Rotten Row, East
Tuddenham

Proposed low carbon dwelling
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3PL/2017/1403/F Mrs Gwen Snowling GREAT
ELLINGHAM
Land adjoining 21
Hingham Road
Great Ellingham

New residential dwelling

3PL/2017/1364/LU Plum Tree Country Park
Limited

HOCKHAM
Puddledock Farm
Caravan Park
Great Hockham
Road, Great
Hockham

Lawful Development Certificate
for a Proposed Use or
Development for the siting of
mobile homes for permanent
residential occupation

3PL/2017/1338/EU Mr & Mrs Eve Brady ROCKLANDS
Honeysuckle
Cottage
Stow Bedon Road,
Rockland All Saints

Converted a building to a
bungalow (Certificate of
Lawfulness)

3PL/2017/1303/F Mr & Mrs Tim Abel SCARNING
Pennymeadow
Nursery
Podmore Lane,
Scarning

Construction of one, two-storey,
semi-detached residential
property (two dwellings),
construction of two single
garages and associated works

3PL/2017/1313/F Mr C Baldry SCARNING
Adjacent Berm
House
Dereham Road,
Scarning

Conversion of existing
Outbuilding/Garage to form
Dwelling and Erection of
Garage
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