
 

 

 

 

 

ITEM: RECOMMENDATION: REFUSAL
REF NO: 3PL/2017/0578/O CASE OFFICER Debi Sherman

LOCATION: BRETTENHAM APPNTYPE: Outline
Land East of Arlington Way and POLICY: Out Settlemnt Bndry
West of A1088 ALLOCATION: N

CONS AREA: N

APPLICANT: Shadwell Estate Company Ltd
Nunnery Stud Thetford

LB GRADE: N

AGENT: Mr Paul Sutton
66-68 Hills Road Cambridge

TPO: N

PROPOSAL: Outline application for up to 115 dwellings and open space

REASON FOR COMMITTEE CONSIDERATION

The application relates to a major development and is located outside the settlement boundary for Thetford.

KEY ISSUES

Principle of development/Sustainability
Landscape, character and appearance of the area,
Design and Layout
Trees & Landscaping
Access and highway impact
Impact on amenity
Historic & Natural Environment
Other Matters - Affordable Housing/Development Contributions, Flood Risk, Contamination, Third Party
Comments.

DESCRIPTION OF DEVELOPMENT

Outline planning permission is sought for up to 115 dwellings and open space at Land East of Arlington Way
and West A1088. It is anticipated that that the development would consist of a mixture of dwelling types
ranging from one to four bedroom properties, which will include two storey and single storey dwellings. It is
proposed that 40% of the development would be provided as affordable housing, with 46 of the 115
proposed dwellings being identified for affordable housing.

The development would be accessed from the A1088. Pedestrians and cycle links will be provided onto the
A1088 and direct access into Thetford. The indicative site plan shows a central public open space is
proposed, together with green corridors to the northern and eastern boundaries and a footpath on the
western boundary.  An illustrative master plan included in the design and access statement submitted in
support of the application incorporates these elements and shows a proposed development layout.
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The application is supported by a number of technical reports and documents, including a Design & Access
Statement, Arboricultural Implications Assessment, Landscape and Visual Plan, Affordable Housing
Statement, Transport Assessment, Land Contamination Report and a Flood Risk Assessment.

SITE AND LOCATION

The site is outside but adjacent to the settlement boundary of Thetford, the town contains the typical services
and facilities of a settlement with a population of circa 25,000 and there are sustainable transport links to
settlements locally, and connecting trains to London. The settlement is therefore targeted for significant
housing and employment growth, under the existing and emerging plan strategies, and this includes a
proposed Sustainable Urban Extension for 5,000 homes which has received outline consent.

The application site is in close proximity to two European designated sites, Breckland Special Protection
Area (SPA) and Breckland Special Area of Conservation (SAC) and therefore has the potential to affect their
interest features. European sites are afforded protection under the Conservation of Habitats and Species
Regulations 2010, as amended (the 'Habitats Regulations'). Several component SSSIs of these sites are also
within the vicinity of the proposal, such as Breckland Farmland Site of Special Scientific Interest (SSSI),
Breckland Forest SSSI and Barnham Cross Common SSSI.

The application site comprises an area of agricultural land on the southern edge of Thetford. The site is
irregular, broadly rectangular shaped and extends to an area of 7.02 ha. The land slopes down gently from
south-east to north-west. Currently the site is split in two with the divide being a hedge along the width of the
site. The north part of the site is standard agricultural use and the southern part has previously been used as
sports fields. The site is adjacent to a cluster of housing located at Arlington Way. The site is bounded to the
south by dense mature trees, and there are trees (Scots Pines) along the A1088 road frontage, which are the
subject of a group TPO. The area around the site is characterised by open swathes of arable farmland. The
boundary treatments across all sectors of the site include mature trees and hedging.

EIA REQUIRED

No requirement for full Environmental Statement.

RELEVANT SITE HISTORY

3PL/2016/0463/O - Land East of Arlington Way, Brettenham - Residential development for up to 135
dwellings and open space. Withdrawn 11-08-16.
TPO 2018.NO.8 - Group TPO - issued 18.04.18.  Confirmed 31.07.18.

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.05 Developer Obligations
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CP.06 Green Infrastructure
CP.10 Natural Environment
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.11 Open Space
DC.12 Trees and Landscape
DC.16 Design
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance

OBLIGATIONS/CIL

The following S.106 contributions are requested if planning permission is granted;

Affordable Housing 40%
Education - primary education contribution
Green Infrastructure improvements to the local network

CONSULTATIONS

BRETTENHAM & KILVERTONE PARISH COUNCIL
Brettenham and KIlverstone Parish Council is grateful for the extension to allow it to consider application
3PL/2017/0578/O (Residential development for up to 115 dwellings and open space on the land to the east
of Arlington Way). The Parish Council is aware of the objections already submitted to Breckland DC by our
parishioners and the comments and objections of some of the statutory consultees. The Parish Council
considered the application at its meeting on 20 Jun 17 and agreed to object to the Outline Application for the
following reasons: The application is on the site rejected as unsuitable for development for the SUE, as
defined in the TAAP, and the reasons are still valid. The area lies within stone curlew special protection
buffer zone, counter to Policy CP 10 (Natural Environment - (Protection of Species) and crosses into or abuts
the Breckland Special Protection Area. It is also close to the Nunnery Lakes Nature Reserve and the BTO
have several concerns including the impact of the increased disturbance to habitats and wildlife. The site lies
outside the Thetford Settlement Boundary (within Brettenham) and thus is counter to Policy CP 14
(sustainable rural communities) and CP 4 (Infrastructure). There are no schools in Brettenham and thus the
additional population of some 400 would have travel to other areas for children's education. Moreover, there
is no primary care provision in Brettenham and the 2 practices in Thetford are full (as is the one in East
Harling). The site will adversely affect the landscape's intrinsic beauty and rural character of the area,
counter to Policy CP 11 (protection and enhancement of the landscape). It will also conflict with the aim of
the emerging Joint Neighbourhood Plan  which seeks to integrate the SUE into its community and maintain
the rural character of the 2 PC areas. Access onto the A1088 is a cause for concern as is the capacity of the
road to accept more traffic on this scale. Moreover, the A1088 is not specified as a corridor of movement and
thus the application does not comply with Policies CP4 (infrastructure) and CP 13 (accessibility). The Parish
Council is aware of the earlier application for the same site (3PL/2016/0463/O) which was withdrawn by the
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applicant and the refusal of an earlier planning application for just 3 additional properties (3PL/2007/2025/O)
because of its likely impact on traffic flow on the A1088 which would be detrimental to highway safety. The
site with 115 new homes would lead to a loss of privacy to the residents of Arlington Way contrary to Policy
DC1 (protection of amenity). In order to make way for the application, the site has seen the removal of
playing fields and thus is counter to Policy CP 6 (green infrastructure). The emerging Local Plan states that
the local housing supply is met until 2036. Moreover, 3PL/2011/2050/O will see 5,000 new homes in the built
in the PC areas of Brettenham & Kilverstone and Croxton and the emerging Joint Neighbourhood Plan aims
to integrate this new community with those existing and preserve the present rural nature.

- Access/egress would lead to highway safety concerns.
- Concern about the removal of landscape features at a gateway site.
ANGLIAN WATER SERVICE
Available capacity for foul drainage and storage.
HIGHWAYS ENGLAND
No objection.
NATURAL ENGLAND
We have had a productive meeting with the applicant and their ecology team which has resulted in updated
reports. We now consider that the report contains sufficient information to assess the effect on all the
designated sites and that appropriate mitigation proposals have been included. No works should begin until
the works to enhance the mitigation site for stone curlew have been completed. This should be secured by
planning condition. Works should avoid the stone curlew breeding season (March to the end of August).
Alternatively, measures to ensure that birds will not be disturbed by noise/light during construction should be
included within a Construction Environmental Management Plan (CEMP). We recommend that this is also
secured by planning condition.
CRIME REDUCTION & ARCHITECTURAL LIAISON OFFICER
Concern about the footpath running to the rear of Arlington Way. We believe an S106 contribution should be
made towards Police infrastructure, otherwise we object to the proposal.
PUBLIC RIGHTS OF WAY OFFICER
No objection. Cycle path at Nunnery Place is essential to the development.
NORFOLK COUNTY COUNCIL HIGHWAYS
Proposal revised to include a roundabout on the A1088. No objection to the layout and access, subject to
conditions and agreement of the detailed layout under section 278 of the Highway Act and subject to
conditions.
OBLIGATIONS OFFICER, NORFOLK COUNTY COUNCIL
Education contributions for primary education.  Based on indicative housing mix a contribution of 331,251
pounds
Requirement for 1no. fire hydrant
Contribution of 8,625 pounds for libraries
Green Infrastructure improvements in the immediate vicinity of the site
FLOOD & WATER MANAGEMENT TEAM
The applicant has provided a revised Flood Risk Assessment and Drainage Strategy. No objection subject to
a suitably worded condition.
HISTORIC ENVIRONMENT SERVICE
An archaeological trial trenching evaluation carried out at the proposed development site revealed pits and
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ditches relating to enclosures or field systems. If planning permission is granted, we therefore ask that this be
subject to a programme of archaeological mitigatory work in accordance with national guidance.
TREE AND COUNTRYSIDE CONSULTANT
14.12.2017

The proposed development will result in significant tree loss and would be contrary to policy DC12. In
addition ownership of the trees is not clear.

17.07.2018

The proposal will result in the loss of over 90 trees which are now subject to TPO. The trees form part of a
significant landscape feature synonymous with the Breckland District.

08.08.2018

The proposal will result in the loss over 90 trees subject to TPO. There does not appear to be any
overwhelming justification for this and no mitigation has been proposed.

04.09.2018

To reiterate, I do not support the application due to the level of tree loss and landscape impact. If the LPA
were to consider approval, indicative tree planting would not be sufficient. Detail including tree sizes at time
of planting must be provided and given that large instant impact trees can be difficult to establish planting
specifications and a detailed maintenance plan would be required.
HOUSING ENABLING OFFICER
Officer confirms that the site area and number of dwellings proposed trigger the thresholds of the Council s
affordable housing policy as per DC4 of the Council s Adopted Core Strategy and Development Control
Policies Development Plan Document. I would recommend that, in order to best meet an identified housing
need, a predominance of smaller units i.e. 2bed 4 person unit are provided.

In this instance 46 units would be required, 32 for rent and 14 for intermediate housing. The affordable
housing mix i.e., unit types, layout etc. will need to be addressed in the reserved matters. Whilst at this stage
I appreciate that it is difficult to agree the type of affordable housing unit, ie 2bed, 3 bed etc, I would
recommend that, in order to best meet an identified housing need, a predominance of smaller units i.e. 2bed
4 person unit are provided. Please note however that housing need is not static and therefore the affordable
housing mix may change as time progresses particularly if there is a significant delay in submitting the
reserved matters. The indicative bedroom split provided appears to be acceptable to meet current need. 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
ECOLOGICAL AND BIODIVERSITY CONSULTANT
Whilst we acknowledge that potential impacts on the SPA are of primary importance, there are other lower-
tier designated sites that could be impacted by the proposal. Potential impacts from increased footfall at
these sites should be assessed as part of the application process. In our opinion, any impacts on the Local
Sites could be addressed relatively easily through Section 106 contributions to enhance local green
infrastructure to mitigate impacts from increased footfall. It should be noted that we support the BTO's
comments regarding lighting of the track leading to Arlington Way which could impact on wildlife, in particular
bats. Construction Ecological Management Plan (CEMP) would be required by condition.
CONTAMINATED LAND OFFICER
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Officers have looked at the application submitted and read the Phase1 report. Given the vulnerable end use
would recommend a site investigation particularly around the areas where there is potential for
contamination, therefore 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 to alleviate
environmental concerns.
NORFOLK WILDLIFE TRUST
We note that there is an ecological assessment, within the EIA, accompanying the application. Detailed
assessment is included of the development site itself and with regard to the SAC and SPA. However, no
assessment has been made of impacts on other designated sites. This is curious as the Design and Access
Statement shows a proposed footpath to Nunnery Lakes Nature Reserve, which is a designated County
Wildlife Site and is already subject to recreational pressure. We understand that there is no current public
access along this route. In our view, no planning decision should be made until impacts on Nunnery Lakes
and other local wildlife sites have been assessed. This should include:  The impact of potential increase in
levels of people on and around the Nunnery Lakes Nature Reserve, resulting in a general increase in
disturbance to the habitats and wildlife on the site, including the four County Wildlife Sites. The impact the
proposed direct pedestrian/cycle path from the estate onto BTO land may have on the reserve by
encouraging people to access areas of the reserve not open to the public. Also the significant amount of
signage that would be required to try to ameliorate this.  The impact of the potential increase in unauthorised
access, fires, fly-tipping, poaching, vandalism, etc. on the Reserve In relation to the above, if the application
is approved this should be on condition that mitigation is provided for impacts, including increased
recreational impacts, on County Wildlife Sites
BRITISH TRUST FOR ORNITHOLOGY
Request that the ecological impacts on adjoining sites are fully assessed.

Our chief focus relates to approximately 100 metres of BTO owned track running east/west from the old
railway embankment to the present access point leading to Arlington Way. The track has shared use with
four neighbouring cottages. The proposal would result in increased footfall and lighting which would impact
the currently semi-rural feel of the area.

NHS ENGLAND MIDLANDS AND EAST (EAST) No Comments Received
RAMBLERS ASSOCIATION:  NORFOLK AREA No Comments Received

 RSPB

Insufficient information to demonstrate that the predicted impacts would be avoided or mitigated, there would
be an adverse effect on the integrity of the SPA.  There is no need for housing of this scale in this location.
Proposed mitigation cannot be considered as such if damage to the SPA remains, rather represents
compensation.  Compensation measures are only permissible if all of the preceding tests have been passed,
including consideration of alternative solutions and where there are imperative reasons of over-riding public
interest.  There is a misinterpretation of the SPA conservation objectives.  The proposed mitigation option
adjacent to the A11 is considered sub-optimal.

We have considered the Proposal in detail along with the requirements of the Habitats Regulations. It is clear
that the Proposal will have a permanent effect on the integrity of the Breckland SPA and that it fails to pass
the tests that would allow consent to be granted. The mitigation measures proposed are not in our view
mitigation and therefore not fit for purpose. We also note the feasible alternative housing solutions for the
District, so even if our mitigation
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concerns were satisfactorily addressed, it is our view that the Habitats Regulations tests would still not be
met.
Therefore consent should be refused. For these reasons, in order to safeguard the internationally important
stone curlew population of the Breckland SPA from permanent irreversible damage, we strongly object to this
proposal.

REPRESENTATIONS

The application was advertised in the local press, site notice displayed, and letters sent to neighbouring
residents. The following 72 representation letters were received raising the following issues:

- Strain on local public services
- Drainage concerns
- Concerns relating to impact on amenity, overshadowing
- Impact on wildlife
- The proposal will result in significant loss of trees which will harm the character of the area
- Traffic congestion, access issues
- Impact on Breckland Special Protection Area, light pollution
- Impacts on the cycle route
- Design is not in keeping
- Crime increase and the market value of nearby exiting homes decreasing
- Contrary to local Neighbourhood Plan
- Concerns regarding access to adjacent cottages

ASSESSMENT NOTES

1.0  Principle of Development

1.1 The current application follows a scheme that was withdrawn in 2016 for a similar large housing
development. A recurring theme, which once again is prevalent, has been how to achieve a safe and suitable
access into the site, to serve a housing scheme of this nature. This has involved amendments to the
submitted layout and the inclusion of a roundabout at the access to the site. The responses from highway
consultees suggest that the current layout is acceptable from this perspective. However the addition of a
roundabout would result in the loss of approximately 90 TPO'd trees along the road frontage.

1.2 The application site is located in close proximity to Thetford, though just outside the settlement boundary
and on agricultural/sports field land. The proposal is therefore contrary to local plan policies SS1, DC02 &
CP14 which aims to restrict new development outside of settlement boundaries.

1.3 Thetford is identified as a key settlement suitable for substantial growth as detailed within policy SS1 of
the Core Strategy. In that respect a Sustainable Urban Extension (SUE) to the north of the town is proposed
and this will provide in the region of 5,000 new homes.

1.4 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 revised 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, should not be considered up-to-date. Furthermore, housing applications
should be considered in the context of the presumption in favour of sustainable development which means
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granting consent unless any adverse impacts of doing so would significantly and demonstrably outweigh the
benefits or specific policies in the Framework indicate that development should be restricted. On the
aforementioned basis, other principle planning issues for the application are considered below.

Principle of Development - Sustainable Location

1.5 As outlined above the planning balance in such schemes is tilted towards an approval unless any
adverse impacts significantly and demonstrably outweigh the benefits.

1.6 Whilst third party representations has raised the issue of further housing in and around the settlement of
Thetford, national policy aims to boost significantly the supply of housing, and the district currently has an
under provision.

1.7 Paragraph 8 of the NPPF outlines, there are three strands to sustainability; economic, social and
environmental, each mutually dependent, and not assessed in isolation from each other. It is accepted that
Thetford has many sustainable attributes and it is no coincidence that an urban extension will be undertaken
at this settlement.

1.8 In that respect there is ready access to the retail, employment, goods and service facilities of a large
town. There are sustainable transport options to access other settlements. Locating local residents with ease
of access to a supply of employment, service and health etc. options finds favour with local and national
planning guidance and from a spatial viewpoint is a tenet of good planning.

1.9 The economic contribution that this site could make to the local economy is not insignificant. The
construction and implementation, sale and fitting out, marketing etc. would support and maintain local
business. This should also be afforded appropriate weight in any planning balance.

1.10 Furthermore helping to meet the housing needs of the local population can be deemed socially
sustainable. It is noted that the proposed scheme will include a policy compliant element of affordable units.
A scheme providing a mix of housing size, type and tenure, engendering social cohesion in housing
provision, can be deemed socially sustainable. The sustainable attributes of the town to provide housing can
be accepted.

 2.0 Landscape, Character and Appearance of the Area

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, embracing opportunities to enhance the character and appearance of an area.

2.2 Whilst the proposal site is currently in agricultural/former sports field use, as detailed above, it is just
outside the settlement limit and its development would result in a relatively natural expansion of the
settlement, bearing in mind its suitability for meeting housing need. The site is relatively flat and impact on
the landscape would be minimal. The character to the north of the site is residential in nature, with pockets of
open space, and none are of a style, density or layout that would render what is proposed here contrary to
any established pattern of development. The proposed scheme could assimilate relatively seamlessly into
the established character of the area, notwithstanding the fact the actual sites character would inexorably
change in the process. As an extension to the town the site would be suitable to accommodate the
development and the change from agricultural land to a site facilitating housing is an incumbent part of most
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housing developments at settlement edges.

2.3 There would remain scope to retain and augment landscaped boundaries with further planting. It is
considered that the wider impacts on the landscape and character of the area are deemed acceptable in
relation to the development of the wider site. However, issues relating to the loss of the TPO trees and the
impacts that would result are explored further below.

 3.0 Design and Layout

3.1 The proposed density amounts to approximately 16 dwellings per hectare. Policy DC.02 of the Core
Strategy aims for a density of 22-30 units per hectare at settlement edges. The density falls below this range,
but given ecological constraints this is considered justifiable and a relatively green and spacious layout would
result. The indicative plans indicate each dwelling would be served by a reasonable level of private amenity
space and on-street parking. The indicative layout does not conflict with DC.02.

3.2 The indicative plan makes an ample allowance for communal amenity space and as such as outdoor
sports area and play spaces for children. There is scope within the indicative scheme to meet the
requirements of policy DC.11.

3.3 Design would be a matter reserved for detailed consideration later. At this stage there are no apparent
reasons to restrict the details, massing, scale or ridge levels. There appears no reason why a two storey
development would not be suitable. Any scheme should provide an appropriate mix of dwelling types and
sizes and finishes drawn for the local palette of materials.

4.0 Trees and Landscaping

4.1 As detailed above a recurring issue at the site has been achieving a safe access to serve a residential
development that could be supported by county highways engineers. As will be discussed further in the
highways section of the report, the proposed roundabout appears to resolve this issue. However it will be at a
significant cost to the existing trees along the boundary of the site.

4.2 The roadside boundary of the site is heavily vegetated and contains a long row of Scots Pine trees. The
trees are considered of such value to have been the recent subject of a Tree Preservation Order. Along with
a similar line of Scots Pines on the other side of the A1088, these trees collectively form a long avenue of
specimen trees providing a pleasant and verdant transition from the rural hinterland into the town along this
key entrance.

In order to achieve a safe and suitable access to the development site, the trees along the boundary would
be lost which would in turn result in the loss of the avenue that is currently an important landscape feature at
this entrance to Thetford.  The Council's trees and landscaping section advise that as many as 90 TPO trees
would be lost. If the sustainable attributes of the site carry significant weight in any planning balance, the loss
of these trees, including their group value, must also receive appropriate weight.

4.3 The NPPF at Paragraph 170 b) states that decisions should be

"recognising the intrinsic character and beauty of the countryside, and the wider benefits from natural capital
and ecosystem services - including the economic and other benefits of the best and most versatile
agricultural land, and of trees and woodland;"

4.4 There is common agreement that the loss of the trees would be unavoidable in order to achieve a safe
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access. Policy states that the retention of trees, hedgerows and other natural features in situ will always be
preferable. Although there would be public benefit in providing housing to meet local need, this needs be
tempered by the fact that any provision of additional needs is not exclusively tied to this site and there may
well be other sites that are not subject of the same constraints.

4.5 Whilst indicative compensation planting is suggested, replacing the group value and aesthetic
contribution of this avenue of Scots Pines, cannot be readily replicated and like for like replacement is
probably unattainable. Instant impact would be difficult and any replacement would take time to establish and
become a landscape feature of worth and would not be of commensurate value to those that would be lost.
The loss of the TPO trees should carry substantial weight in the planning balance, and a determination can
be made as to whether exceptional circumstances exist. The proposal is contrary to policies CP11 and
DC.12 which aim protect to retain protected trees and in turn the intrinsic beauty of the countryside in its
wider context.

5.0 Impact on Amenity

5.1 The site is relatively stand-alone, retaining adequate separation distances to surrounding properties.
Whilst there is existing residential development on the northern boundary on Arlington Way, no significant
impact should result, and adequate separation and screening is achievable. Future residents would enjoy a
good level of amenity and the submitted plans indicate that plots would be quite spacious with reasonable
rear amenity areas. The scheme conforms to policy DC.01.

6.0 Access and Highway Impacts

6.1 As detailed above there have been ongoing consultations between the applicant and Norfolk County
Council Highways Authority and achieving a safe access has been critical to the overall feasibility of the
development. The Highways Authority appears content that the proposed roundabout would provide safe
access and that the majority of earlier concerns have been addressed with the submission of an amended
layout. Detailed layout could be further considered at reserved matters/Section 278 stage and the Highways
Authority suggests conditions to attach. The scheme is generally acceptable from a highway perspective
subject to appropriate conditions and therefore complies with DC.19, CP4 and CP.13.

Issues raised in relation to access to other existing properties would be matters for respective landowners,
have not been the source of objection by the Highway Authority and are not in them themselves a material
planning consideration.

7.0 Historic and Natural Environment

7.1 An archaeological trial trenching evaluation carried out at the proposed development site revealed pits
and ditches relating to enclosures or field systems. If planning permission is granted, a programmed of
archaeological works could be agreed by condition rendering the scheme in accordance with DC.17.

7.2 From an ecological perspective, this is a potentially sensitive site to develop. A range of ecological
consultation responses have been received. There are a number of designated sites in the vicinity and
potential adverse impacts on the local stone curlew population are paramount. Natural England are content
with the level of information submitted and have formed a view that conditions, including a Construction
Environmental Management Plan, could adequately mitigate potential impacts.

7.3 Section 106 contributions to enhance local green infrastructure could aid with mitigation and suitable
lighting along the British Trust for Ornithology owned pathway could help maintain the semi-rural setting.
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Whilst the RSPB concern about impact on the Breckland SPA and stone curlews is noted, it is considered
that adequate mitigation can be provided to offset any impact and the proposal is in general accordance with
policy CP.10.

8.0 Other Matters

 Flood Risk

8.1 The applicant has now submitted a revised FRA and Drainage Assessment  ( Flood Risk Assessment
and Drainage Strategy, 35591) to support the drainage scheme for this planning application. This addresses
the issues raised at the initial consultation by the Flood Risk Officer at Norfolk County Council. The proposed
development is considered acceptable from a flood risk perspective and the scheme should not increase
flood risk off-site, a concern raised in third party correspondence. Conditions agreeing the implementation of
a drainage strategy are necessary to ensure accordance with policy DC.13.

 Contamination

8.2 The proposed development does not raise any significant concerns in relation to potential contamination.
Conditions agreeing investigation, remediation and unexpected contamination are deemed reasonable and
necessary. The scheme is in accordance with policy DC.09.

 Affordable Housing/S106

8.3 The site area and number of dwellings proposed trigger the thresholds of the Council's affordable
housing policy as per DC.04 of the Council s Adopted Core Strategy and Development Control Policies
Development Plan Document. The council's Housing Enabling Officer has been consulted and provided
comments.

8.4 This concludes that in this in this instance, based on a development of 115 dwellings, 46 affordable
dwellings would be required, 32 for rent and 14 for intermediate housing. The affordable housing mix i.e., unit
types, layout etc. will need to be addressed in the reserved matters. Whilst at this stage it is difficult to agree
the type of affordable housing unit, it is suggested that, in order to best meet an identified housing need a mix
smaller units is provided. This can be agreed by Section 106 Agreement should consent be granted. The
proposal accords with policy DC.04.

8.5 As detailed above the proposed scheme triggers affordable housing requirements and the scheme
should be tailored to take this into account. The details can be agreed by a Section 106 Agreement should
consent be granted and are considered to meet the tests.

8.6 The NPPF makes clear that it is unlawful for a planning obligation to be taken into account in a planning
decision on a development if the obligation does not meet all of the following tests. These are that the
obligation is necessary to make the development acceptable in planning terms, is directly related to the
development, and is fairly and reasonably related in scale and kind to the development.

8.7 The Obligations Officer at Norfolk County Council has been consulted and suggested contributions as
below;

Education
Fire Service - Hydrants
Green Infrastructure
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The above are considered to relate fairly to the development and can be secured through section 106 if
consent is to be granted. The applicant has submitted a draft Heads of Terms which would secure the
necessary contributions through an executed agreement.

Other Matters

8.8 The rear section of the site was formerly used as sport pitches, which would be lost with the proposed
development. Policy CP.06 and DC.11 aims to ensure existing green infrastructure, which includes sports
pitches, will be protected. Whilst this site would be lost new green infrastructure including cycle links will be
provided with the development. The general low density, allows for a substantial area of open space within
the development including an equipped play area. Arguably the bringing into use of usable space would bring
local recreational benefits. The proposal would not result in a local shortfall in recreational space and can be
justified from this perspective. The proposal accords with CP.06 and DC.11.

8.9 Whilst concern is expressed that the proposal would be in conflict with a local Neighbourhood Plan, at
present it remains unadopted and not part of the local decision making framework.

9.0 Conclusion/ Planning Balance

9.1 The application does not accord with the adopted development plan as the site falls outside any
settlement boundary. However, the Council does not currently have a 5 year land supply as required by the
NPPF and this development would provide a contribution towards Breckland's Housing supply. On this basis,
the other key principle considerations for this proposal must be assessed and these are whether the site is a
sustainable location for housing and the visual impact on the countryside. The impact on TPO trees is
another key consideration.

9.2 It has been concluded above that the site has many sustainable attributes and the general principle of
redevelopment can be accepted. The proposal would make a significant contribution towards local housing
supply and residents would have access to a range of service and employment opportunities of a large town.
Sustainable transport links are very good and walking to access services could be an option.

9.3 Whilst impact on the wider character of the countryside would be limited, the proposal would result in the
loss of a large number of TPO trees, the group and visual value of which are considered highly significant.
The avenue of trees when entering the town is considered of particular value.

9.4 National and local guidance states that the loss of protected trees should be refused, unless there are
wholly exceptional reasons. Public benefit is provided by the provision of housing to meet local need, and the
incumbent economic sustainable benefits that would follow.

9.5 The sustainable benefits and provision of housing must attract substantial weight. However, whilst the
site appears ready and available for development, meeting housing need is not specifically tied to this site.
Furthermore the Council is in the advanced stages of finalising a new local plan, which has been subject to
examination hearings. This will include a strategy for addressing the Council's objectively assessed housing
needs. It is not considered that addressing housing shortfall on the site meets the test of exceptional
circumstances and the council has concerns that a suitable compensation strategy does not exist, or could
be put in place. The public benefits, though weighty, do not outweigh the substantial harm in this case. When
a planning balance is undertaken, the particularly adverse harm in this case, demonstrably outweighs the
benefits.  It is therefore recommended consent is refused.
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RECOMMENDATION Refusal of Outline Planning Permission

REASON(S) FOR REFUSAL

1 Non-std reason for refusal
The proposed development would result in the loss of a substantial number of preserved
trees which are of group value. National and local planning guidance states that
development should recognise the intrinsic character and beauty of the countryside and
enhance the natural local environment and the loss of protected trees should only be
permitted in exceptional circumstances, if suitable compensatory measures exist, and where
there are wider public benefits. It is not considered that suitable compensatory measures
could be provided or that the wider public benefits outweigh the substantial harm. The
proposal is therefore contrary to national guidance of the NPPF, in particular Paragraph 170
and Policies CP6, CP11 and  DC.12.
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