
 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2015/1180/O CASE OFFICER Rebecca Collins

LOCATION: NARBOROUGH APPNTYPE: Outline
Land to the west of Chalk Lane POLICY: Out Settlemnt Bndry

ALLOCATION: N
CONS AREA: N

APPLICANT: Blubird Land & Planning Ltd
16 Mere Close Saham Toney

LB GRADE: N

AGENT: Blubird Land & Planning Ltd
16 Mere Close Saham Toney

TPO: N

PROPOSAL: Erection of up to 40 dwellings

DEFERRED REASON

(A) Site History

This application was heard at Planning Committee on 4/06/2018, were members resolved to grant planning
permission subject to proposed conditions and a S106 Agreement to secure the following:

- 46, 576 Early years education (outline so on formula basis)
- 116,440 pounds for Primary education (outline so on formula basis)
- 1no fire hydrant at 815 pounds
- 3,000 pounds to NCC for libraries
- 9,500 pounds to NCC for Green Infrastructure Network
- 22.5% affordable housing

It has taken this period to agree the wording of the s.106 which has now been signed by all relevant parties.
An earlier version of the S.106 was previously signed, not finalised when an error was spotted by the County
Council in their text.  Agreement was gained from all parties to revised the S.106 and this has lead to the
current delay, which is in excess of 12 months since the last committee resolution.

Given the significant period that has past since the previous committee resolution the Council is referring this
back to planning committee to ratify the decision.  This is on the basis that there has been no material
planning considerations since the earlier resolution to grant to planning permission.

(D) Assessment

The application was resolved to grant planning permission in June 2018.  This is a material planning
consideration in the determination of this application.  Paragraph 47 of the NPPF reminds us (in accordance
with Section 38(6) of the Planning and Compulsory Purchase Act 2004) 'Planning law requires that
applications for planning permission be determined in accordance with the development plan, unless material
considerations indicate otherwise'.  Given the earlier resolution to grant planning permission and the time that
has past since this resolution then it is appropriate to consider material change in circumstance, which may
result in an alternative recommendation based on those material changes.  It is not intended to revisit all
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matters, only those which have materially changed since the earlier resolution to grant Planning Permission.

Material Planning considerations can include changes to policy as well as material changes in site
characteristics or cumulative development.  The material changes have been further considered below.

Since 2018 the Councils adopted Development Plan has not changed and primarily consists of The
Breckland Core Strategy and Development Control Policies (2009), with regards to Narborough.  Although
the emerging Local Plan is a material planning consideration, given it has not been formally adopted it can
only be given moderate weight in the determination of this application.  Since 2017, however, the latest
version of the NPPF has been adopted (February 2019), this is a material change.

Policies within the emerging Local Plan, which can be given moderate weight in accordance with Paragraph
48 of the NPPF, continue to support the delivery of housing, including in Local Services Centres such as
Narborough.  This is also supported by the latest version of the NPPF.  Therefore, it is considered that the
principle of development continues to be established in this location and remains consistent with the
Development Plan, emerging Local Plan and the NPPF (2019).

With regards to the latest version of the NPPF (2019), which is a new material consideration, as set out
above.  Previously this application was considered in the context of the titled balance, paragraph 11 of the
NPPF (2009) and the lack of a five year housing land supply.  The Policy position in this context has not
changed and therefore, the application was determined giving considerable weight to paragraph 11 and
sustainable development, which this application was determined to be in the context of not being outweighed
by significant and demonstratble harm.  Despite a change to paragraph numbers in the NPPF, this text has
not materially changed and therefore continues to weigh in favour of granting planning permission for this
application.

Other relevant policies within the NPPF largely align with the policies and matters previously considered and
raise no new material considerations.  In addition, The NPPF includes an additional policy, Policy 11, which
seeks to make an effective use of the land.  The overall density proposed of 21 dwellings per hectare would
not be dis-similar to the adjacent site to the north of 20 dwellings per hectare and the indicative layout
proposed is considered to be well-conceived with well defined streets and a series of integrated open
spaces.  This is considered consistent with the requirements of policy 11 of the NPPF.

As the application is outline with all matters reserved, detailed matters of access, layout and design are not
open for consideration.  With the planning application an indicative layout has been submitted.  The
previously committee report assessed this and stated that the indicative layout 'Nevertheless, it is considered
that the submitted indicative framework plan, together with the design analysis and concepts outlined in the
Design & Access Statement, demonstrate satisfactorily that development of the scale proposed could be
accommodated on the site without causing significant harm to the character and appearance of the
surrounding landscape and townscape'.  Therefore the proposal is considered consistent with the aims of
relevant policies.

Other policies which seek to protect Highway Safety and Traffic Implications; Flood risk and drainage;
Ecology and nature conservation considerations; and Amenity considerations
were all considered previously, it is not considered that there is material change in policy in this regard and
these aspects of the development remain acceptable for this reason.

The latest version of the NPPF (2019) introduces new requirements in terms of demonstrating viability.
Paragraph 57 of the NPPF states, in this regard:
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Where up-to-date policies have set out the contributions expected from development, planning applications
that comply with them should be assumed to be viable. It is up to the applicant to demonstrate whether
particular circumstances justify the need for a viability assessment at the application stage. The weight to be
given to a viability assessment is a matter for the decision maker, having regard to all the circumstances in
the case, including whether the plan and the viability evidence underpinning it is up to date, and any change
in site circumstances since the plan was brought into force. All viability assessments, including any
undertaken at the plan-making stage, should reflect the recommended approach in national planning
guidance, including standardised inputs, and should be made publicly available.

Despite the time that has past since the applicants submission of viability and its review by the District
Valuers (October 2017), it is not considered that there has been a material change in site circumstance or the
development to warrant an update to this review.

The signed section 106 agreement in addition to that set out above with regards to affordable housing
requires contributions to Early years education, Primary education, libraries and for the Green Infrastructure
Network.  As well as securing open space and a maintenance contribution for the development.

(E) Conclusion

Despite the adoption of the latest version of the NPPF and the emerging Local Plan, it is considered that
there has been no material change in circumstance to warrant a change in recommendation for this planning
application.

The Council therefore considers this application is acceptable and recommends the committee ratify their
earlier approval of planning permission, subject to planning conditions (as set out at the end of the report)
and the signed section 106 agreement, as detailed above.

(F) Recommendation

Approval subject to planning conditions and the signed section 106 agreement.

REASON FOR COMMITTEE CONSIDERATION

The application represents a major development and is outside the defined settlement of the village and
therefore requires to be determined by the Planning Committee in accordance with the Council's delegated
authority.

KEY ISSUES

Principle of development
Impact upon the character and appearance of the area
Highway Safety and Traffic Implications
Flood risk and drainage
Affordable Housing and S106 Contributions
Ecology and nature conservation considerations
Amenity considerations

DESCRIPTION OF DEVELOPMENT
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The application seeks outline planning permission for up to 40no. dwellings with associated open space.  All
matters are reserved.  Access, layout and scale with appearance and landscaping would be for future
consideration.  However, the submitted indicative plan shows access off the development site to the north
and off Chalk Lane itself.

The indicative layout provides a layout that demonstrates how 40no. dwellings could be accommodated on
site with a LEAP provided and other areas of public open space.

SITE AND LOCATION

The application site consists of a 1.91 hectare parcel of agricultural land on the southern outskirts of
Narborough.  The site lies to the south of the existing development site for 55no. dwellings that is being
developed by Persimmon Homes.  A disused railway lies to the west of the site incorporating the Narborough
Embankment SSSI.  The remainder of the agricultural field to the south.  The eastern boundary is
demarcated by a mature hedgerow and Chalk Lane.

EIA REQUIRED

No

RELEVANT SITE HISTORY

To north of application site -

3PL/2012/1093O - Outline application for 55no dwellings - Approved 12.02.14
3PL/2015/0926/D - Reserved matters application for erection of 55 dwellings - Approved 19.02.16

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.09 Pollution and Waste
CP.10 Natural Environment
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.13 Flood Risk
DC.14 Energy Efficiency
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DC.16 Design
NPPF With particular regard to Paragraphs 9, 47, 52 and With particular regard to

paragraph 55.

OBLIGATIONS/CIL

S106 contributions would be required for:-

- 46, 576 Early years education (outline so on formula basis)
- 116,440 pounds for Primary education (outline so on formula basis)
- 1no fire hydrant at 815 pounds
- 3,000 pounds to NCC for libraries
- 9,500 pounds to NCC for Green Infrastructure Network
- 22.5% affordable housing

CONSULTATIONS

ASSET MANAGEMENT
The development includes the provision of open space which might or might not involve a LAP and LEAP. If
it is intended to offer the open space to Breckland, Facilities Management would wish to be consulted on the
details of the proposed open spaces at the appropriate time. BDC will usually only consider adopting areas of
low maintenance when provided with a perimeter knee rail fence to restrict vehicular access and it is possible
that BDC would not be prepared to adopt the open spaces proposed. Consequently the S106 Agreement
should provide an opportunity for the Council to decline to take on the open space if it chooses and for the
developer to make other arrangements for the management of these areas, through the Town Council or a
management company etc
ECOLOGICAL AND BIODIVERSITY CONSULTANT
The Ecological Report (Wild Frontier Ecology, 2015) sufficiently assesses the application site. The proposed
retail development is unlikely to have an adverse effect upon protected sites or species provided the
Mitigation and Best Practice Measures (Section 7 of the report) are adhered to throughout the development.
In addition the following recommendations made by the Norfolk Wildlife Trust (letter dated 21st December
2015) should be incorporated into the development: New signage should be erected at the Narborough
Railway Embankment SSSI to ensure that dogs are kept under control and clean-up rules are adhered to.
Interpretive material should be provided to all new residents in order to ensure that the policy to keep dogs
under control and strict clean-up rules are adhered to. Should any protected species be encountered
throughout the construction process, all activities must immediately cease and the advice of a suitably
qualified ecologist should be sought. In line with the National Planning Policy Framework (NPPF) in aiming to
achieve sustainable development and the obligations on public bodies to conserve and enhance biodiversity
as required by the Natural Environment and Rural Communities (NERC) Act 2006, it is advised that the
recommendations made in Section 7.3 of the report are adopted throughout site activities and construction.
NARBOROUGH P C
No objections.
ENVIRONMENT AGENCY
No objection to this application. Please consult the IDB on the submitted Drainage Strategy. The site is
located above a Principal Aquifer. However, we do not consider this proposal to be High Risk.
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ANGLIAN WATER SERVICE
The foul drainage from this development is in the catchment of Narborough Water Recycling Centre that will
have available capacity for these flows. The sewerage system at present has available capacity for these
flows.
NATURAL ENGLAND
Natural England has no comments to make on this application.
NORFOLK WILDLIFE TRUST
This report states that Narborough Railway Embankment SSSI is within 270 m of the development and
recognises that residents of the new development are likely to visit this site, which is a nature reserve,
managed by Norfolk Wildlife Trust. The report also notes that the reserve has a policy to keep dogs under
control with strict clean-up rules. It goes on to make the assessment that the small increase in visitors will not
affect the integrity of the SSSI.

As a result it is our view that if the application is approved this should be on condition that interpretational
materials are provided to new residents, along with erection of enhanced signage at a the entrance to the
SSSI that seeks to explain the ecological value and sensitivity of the SSSI. In our view this will not only help
protect the valuable chalk flora of the SSSI but also give new residents a better knowledge of the wildlife
interest of the area, where they will be living.
NORFOLK COUNTY COUNCIL HIGHWAYS
Following the submission of revised proposal to demonstrate how access can be provided onto to Chalk
Lane with associated technical appraisal providing for the widening of Chalk Lane, no objections are raised
subject to conditions relating to:-

- visibility splays
- a construction management plan
- off site highways improvements
- a Traffic Regulation Order for an extension of the 30mph speed limit on Chalk Lane
OBLIGATIONS OFFICER, NORFOLK COUNTY COUNCIL
Contributions requested for the following -

- 46,576 GDP for Early years education
- 116,440 GDP for Primary education
- 1no fire hydrant at 815 GDP
- 3,000 GDP to NCC for libraries
- 9,500 GDP to NCC for Green Infrastructure Network
FLOOD & WATER MANAGEMENT TEAM
Officers have screened this application and it falls below our current threshold for providing detailed
comment.
TREE AND COUNTRYSIDE CONSULTANT
The central part of the site is free from trees. Dwellings have been positioned away from trees on the eastern
boundary to allow sufficient space. Removal of low value trees only, with planting specified to compensate.
SUDS to be moved away from T20 as specified in tree report. No objection subject to conditions relating to
the development according with the approved Arboricultural Impact Assessment (AIA), Tree Protection Plan
(TPP) and Arboricultural Method Statement (AMS).
HOUSING ENABLING OFFICER
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The application has been subject to viability testing with District Valuer.  It is important to demonstrate that
the assessment is carried out using the most robust methods to maximise affordable housing provision on
site.  The affordable housing mix will need to be determined at reserved matters.
CRIME REDUCTION & ARCHITECTURAL LIAISON OFFICER
Good quality pre-application discussion enables better coordination between public and private resources
and improved outcomes for the community. This is of course merely an indicative layout at this outline stage
and lacks the real detail to comment fully.  The proposed layout does show rear access foot paths in two
areas. Firstly, behind plots 25 to 30, which makes those plots and plots 17 to 20 vulnerable to break ins, 85%
of burglaries occur from the rear. Secondly, the same can be said to 31 to 39.

HISTORIC ENVIRONMENT SERVICE No Comments Received

REPRESENTATIONS

Two letters of representation have been received raising the following issues:-

- Concerns on how the scheme relates to the development approved under 3PL/2012/1093/O
- Concerned that scheme that refers to adjacent development that does not have permission

ASSESSMENT NOTES

1.  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 focussing 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
Narborough in an area of open countryside (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
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
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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  Narborough is a defined as a Service Centre village in both the adopted Core Strategy and in the
emerging Local Plan it contains adequate services and facilities to meet the day-to-day requirements of its
residents. Narborough has a primary school, post office, community centre, restaurant and doctor's surgery.
There is a regular bus service and is located on the X1 route between Peterborough and Lowestoft.  There
are a range of businesses and employment opportunities within the village.  In these terms, the application
site is considered to be a sustainable location for new development.

1.7  Although outside the defined settlement limit, the proposed development would adjoin the existing
Persimmon Homes development site that in turn adjoins the existing the settlement boundary and main built
up area of the village to the north. The proposal would therefore be closely related to the built form of the
settlement and would not result in an isolated development in the countryside.  The residential use would
also be compatible with the general residential character of the area north, and being bounded by the mature
hedgerow  on both the eastern and western boundaries the proposal would not conflict with local policies
which seek to avoid intrusive development in rural landscapes.

1.8  It is noted that the new households would provide 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 up to 40 dwellings would provide a significant contribution towards providing housing,
particularly in light of the significant 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  Although the application site is not an allocated site for development in the adopted Core Strategy it
has been put forward as a preferred allocation in the emerging Local Plan and has not been subject to
objections.

1.11  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.  Although the
application is in outline form, there is nothing to suggest that there are any technical constraints which would
prevent the development coming forward in the short term.  Indeed it is noted that a detailed indicative layout
has been included within the submission.  To encourage the early delivery of the proposed housing, a two
year time limit for the submission of reserved matters is recommended, with a further year to start work.

1.12  Having regard to the above, it is concluded that the proposal would represent sustainable development,
as defined in the NPPF and would not conflict with the objectives of development plan policies and would be
suitable for residential development.
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2. 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 proposed development would extend the built up area of the village to the south and the appearance
of the site would change from open farmland to a built up housing area.  However, the scheme would be
largely contained visually by the adjacent built development to the north and the existing boundary hedging /
trees to the east and west.

2.3  The proposal would transform and erode the open aspect of the neighbouring dwellings immediately to
the north of the site.  However, it is noted this effect would be localised and could be mitigated to some
extent by sensitive development layout proposals with appropriate separation distances, landscaped areas
and additional planting.  The proposed residential development would also be consistent with the residential
character of the area to the north of the site.

2.4  As the application is outline with all matters reserved, detailed matters of access,  layout and design are
not open for consideration.  Nevertheless, it is considered that the submitted indicative framework plan,
together with the design analysis and concepts outlined in the Design & Access Statement, demonstrate
satisfactorily that development of the scale proposed could be accommodated on the site without causing
significant harm to the character and appearance of the surrounding landscape and townscape.

2.5  The overall density proposed of 21 dwellings per hectare would not be dis-similar to the adjacent site to
the north of 20 dwellings per hectare and the indicative layout proposed is considered to be well-conceived
with well defined streets and a series of integrated open spaces. Policy DC11 requires the minimum
provision of a LEAP which is identified  on the indicative layout. The density of the development is such that
the overall requirements of DC11 could be met on site with children's playspace being identified as the
priority.  The open spaces would also provide good opportunities to enhance connections with the adjacent
development to the north.  In this context it is considered that the proposal would not appear out of place nor
cause harm to the surrounding village setting.  Issues raised by the Architectural Liaison Officer would be
principally be dealt with at reserved matters stage and are not considered to go to the heart of developing
this site.

2.6  Issues relating to impacts on existing landscaping can be addressed via conditions and by following the
recommendations set out in the applicant's tree report.  No objections have been raised by the Tree Officer
subject to appropriate conditions in this regard.

2.7  It is considered therefore, that the proposal would be compatible with the established pattern and
character of surrounding development and would be a logical addition to the existing built up area, effectively
rounding off this part of the village.  The application proposal would not conflict therefore with Core Strategy
Policies CP11, DC02 or DC16, nor with the guidance in paragraphs 58 and 109 of the NPPF.

3. Highway Safety and Traffic Implications
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3.1  Paragraph 32 of the NPPF states that all developments that generate significant amounts of movement
should be supported by a Transport Statement or Transport Assessment.  Planning decisions should take
account of whether:

-  the opportunities for sustainable transport modes have been taken up depending on the nature and
location of the site, to reduce the need for major transport infrastructure;

-  safe and suitable access to the site can be achieved for all people; and

-  improvements can be undertaken within the transport network that cost effectively limit the significant
impacts of the development.

-  Development should only be prevented or refused on transport grounds where the residual cumulative
impacts of development are severe.

3.2 Outline permission is sought for the provision of up to 40 dwellings.  Access is a reserved matter but
following negotiations with the Highways Authority and the submission of revised plans it has been
established that appropriate vehicular access can be facilitated into the site from Chalk Lane.

3.3 The indicative layout identifies linkages through to the north but this would be an issue to be resolved at
the reserved matters stage.  Nonetheless, footpath linkages northwards along Chalk Lane would facilitate
appropriate access into the village.  Additional information has been submitted which addresses concerns of
the Highway Authority including details  to provide a scheme of works including carriageway widening to 6m
along Chalk Lane, footway improvements on both sides of Chalk Lane to enable safe access between the
site and local services, improved crossing facilities across Chalk Lane and strengthening of the gateway into
the village.  Similarly, it has been agreed that a Traffic Regulation Order will be promoted to extend the
existing 30mph speed limit to beyond the southern boundary of the site.

3.4  The Highways Authority have reviewed the proposal and submission documents and have subsequently
raised no objections to the application, to a scheme for off-site highway works and their undertaking in
accordance with an agreement with the Highways Authority under Section 278 of the Highways Act.

3.5  Having regard to the revised evidence submitted the comments of the Highways Authority it is
considered that the proposed access arrangements would be acceptable and the application is considered to
accord with paragraph 32 of the NPPF, which states that, 'development should only be refused on transport
grounds, where the residual cumulative impacts of development are severe'.

4.  Flood risk and drainage

4.1  Paragraph 103 of the NPPF stipulates that when determining planning applications, local planning
authorities should ensure flood risk is not increased elsewhere and only consider development appropriate in
areas at risk of flooding where, informed by a site-specific flood risk assessment following the sequential test.
and if required the Exception Test.  In this case the site is in Flood Zone 1 and is not in a known area of
flooding.  The LLFA have not identified site specific issues and have stated that it is below its threshold for
consideration on that basis.  The Environment Agency have not raised objections.

4.2  Anglian Water have confirmed that there is capacity in the foul water network and have not raised
objections on that basis.
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5.  Affordable Housing and S106 Contributions

5.1  Core Strategy Policy DC04 requires that to meet District housing needs the Council will require 40% of
the total number of housing units to be provided and maintained as affordable housing within all new
residential development on sites which the Local Planning Authority determines has a capacity for five or
more dwellings; or comprises an area of 0.17 ha or more.

5.2  The applicants have submitted a Viability Appraisal which concludes that, taking into account the
abnormal costs of remediating and developing the site and significant Section 106 and Section 278
obligations the delivery of 40% affordable housing would render the scheme unviable.  On this basis the
application does not accord with the full requirements of Core Strategy Policy DC04.

5.3  However, the Viability Appraisal has been independently reviewed by the District Valuer (DVS Property
Specialists)  and following discussions they agree that a scheme delivering 22.5% affordable housing is
considered to be viable.  The applicants have agreed to provide 22.5% affordable housing, and are willing to
enter into a S106 Legal Agreement to secure its provision.  The Strategic Housing Service have sought
assurances that the most robust methodologies have been used to come to the agreed level of affordable
housing and it is considered in this instance there is no evidence to depart from the advice of the District
Valuer.

5.4  It is noted that paragraph 205 of the NPPF requires that local planning authorities should take account of
changes in market conditions over time and wherever appropriate, be sufficiently flexible to prevent planned
development being stalled.

5.5  Footnote 11 to paragraph 47 of the NPPF states that to be considered deliverable, sites should be
available now, offer a suitable location for development now, and be achievable with a realistic prospect that
housing will be delivered on the site within five years and in particular that development of the site is viable.
Whilst the application is considered to accord with this aspect of the NPPF, Members will need to take a view
as to whether or not a reduction in the level of affordable housing on site is acceptable, having regard to the
acknowledged lack of housing land supply.

5.6  In terms of other S106 contributions these are set out in the earlier section of this report and have not
been the subject of objection by the applicant.  The would come forward as part of the package of
contributions for this development.

6. Ecology and nature conservation considerations

6.1  Both Core Strategy policy CP10 and the NPPF require that development should contribute to a net gain
in biodiversity with an emphasis on improving ecological networks and linkages where possible.
Furthermore, in order to accord with Section 40 of the 2006 Natural Environment & Rural Communities,
(NERC), Act, paragraph 118 of the 2012 National Planning Policy Framework, (NPPF) and policies CP06,
CP08, CP10 and CP11 and of the 2012 Breckland Adopted Core Strategy & Development Control Policies
Development Plan, all of which promote the conservation and enhancement of biodiversity through
sustainable development, the applicant must do more to ensure that the scheme constitutes sustainable
development and that the existing natural features are conserved in a way that guarantees their long-terms
viability.
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6.2  The site sits to the east of the Narbrough Railway Embankment SSSI (270m from the development).
Following comments from Norfolk Wildlife Trust and the Council's Ecologists it is recommended that
measures to set out in the applicant's Ecological Report should be followed to protect the adjacent SSSI
including information about the value of the designated site.

6.3  The Council's Ecologists have agreed with the proposed mitigation and biodiversity enhancement
measures, and recommended conditions to secure these.  Further, S106  contributions which would be
secured to improve and enhance the local green infrastructure network would assist in mitigating the impacts
of the development on its surroundings.

7.  Amenity considerations

7.1  The proposed development would be located to the south of the recently constructed development site.
It is considered, given the density, and likely height and scale of the dwellings that in principle the proposals
would provide for an acceptable form residential environment and it is noted that the provision of adequate
private amenity space and levels of outlook and daylight for each dwelling and its future occupants would be
secured through the detailed design of the proposed development within reserved matters applications and
its assessment against the above policies.

7.2  Additional traffic movements would result in some additional disturbance to existing residents on the
approach roads to the application site.  However, given the existing situation and the likely volume, speed
and distribution of such traffic, it is not considered that such disturbance would cause significant harm to the
amenity of nearby residents.

7.3  On this basis, 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.

8.  Conclusion

8.1  Although outside the Settlement Boundary, the proposal would be well related to the built form and
existing village and would not result in an unacceptable intrusion into the countryside.  Local services and
facilities would be readily accessible and could expect to derive support from new residents.  Further the site
is identified as a preferred allocation in the emerging Local Plan and has not been the subject of objections.

8.2   The development has been considered and weight applied in the planning balance exercise to asses
the potential harm of development when considered in context of the overall benefits.  Taking all of these
matters into account, it is concluded that the adverse impacts of the proposed development would not
demonstrably outweigh its benefits and the proposal would represent sustainable development, as defined in
the NPPF, and would not conflict with the objectives of development plan policies.  For these reasons, it is
considered that a departure from Core Strategy Policy CP14 is justified in this case.  In principle, the site is
considered to be suitable for residential development.

 RECOMMENDATION

The application is recommended for approval, subject to conditions, the completion of a S106 Legal
Agreement with contributions as set out in this report.
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Delegated authority is requested for the application to be refused by the Council's Planning Manager, if the
legal formalities in respect of the Section 106 are not completed within three months of any resolution to
approve by members, or that the Planning Manager has the authority to agree another more appropriate time
scale for the completion of any such agreement.

RECOMMENDATION

The application is recommended for approval, subject to conditions, the completion of a S106 Legal
Agreement with contributions as set out in this report.

Delegated authority is requested for the application to be refused by the Council's Planning Manager, if the
legal formalities in respect of the Section 106 are not completed within three months of any resolution to
approve by members, or that the Planning Manager has the authority to agree another more appropriate time
scale for the completion of any such agreement.

CONDITIONS

1 Outline Time Limit (2 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.

2 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
access, appearance, layout, scale and landscaping of the development.
Reason for condition:-
The details are not included in the current submission.

3 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).
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.
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This condition will require to be discharged
4 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

5 Precise details of surface water disposal
Development shall not begin until a scheme for surface water disposal including details of its
future maintenance and timing/phasing arrangements has been submitted to and approved
in writing by the local planning authority. Infiltration systems shall only be used where it can
be demonstrated that they will not pose a risk to groundwater quality. The scheme shall be
implemented as approved.
Reason for condition:
To protect and prevent the pollution of controlled waters (particularly principal aquifer and
EU water framework directive drinking water protected area) in line with National Planning
Policy Framework (NPPF; paragraphs 109, 121), EU Water Framework Directive, Anglian
River Basin Management Plan and Environment Agency Groundwater Protection
(GP3:2008) position statements P4-1 to P4-12 inclusive. The water environment is
potentially vulnerable and there is an increased potential for pollution from inappropriately
located and/or designed infiltration sustainable drainage systems (Suds) such as
soakaways, unsealed porous pavement systems or infiltration basins.
This condition will require to be discharged

6 Highways
No development shall commence until details of the proposed arrangements for future
management and maintenance of the proposed streets within the development have been
submitted to and approved in writing by the Local Planning Authority in consultation with the
Highway Authority.  (The streets shall thereafter be maintained in accordance with the
approved management and maintenance details until such time as an agreement has been
entered into under Section 38 of the Highways Act 1980 or a Private Management and
Maintenance Company has been established).

Reason:
To ensure satisfactory development of the site and to ensure estate roads are managed and
maintained thereafter to a suitable and safe standard.

7 highways
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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

8 highways
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.

9 highways
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.

10 highways
Prior to the commencement of the use hereby permitted a visibility splay measuring 2.4m x
120m 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.

11 highways
Prior to the commencement of any works on site a Construction Traffic Management Plan, to
incorporate details of on-site parking for construction workers, access arrangements for
delivery vehicles and temporary wheel washing facilities for the duration of the construction
period shall be submitted to and approved in writing with the Local Planning Authority in
consultation with Norfolk County Council Highway Authority. For the duration of the
construction period all traffic associated with the construction of the development will comply
with the Construction Traffic Management Plan and unless otherwise approved in writing
with the Local Planning Authority in consultation with the Highway Authority

Reason:
In the interests of maintaining highway efficiency and safety

12 highways
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
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improvement works as indicated on drawing number 5830-C-101-01-P3 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.

13 Non-standard highways condition
Prior to the first occupation of the development hereby permitted the off-site highway
improvement works referred to in Condition 12 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.

14 Non-standard highways condition
No works shall commence on the site until the Traffic Regulation Order for the extension of
the existing 30mph speed limit on Chalk Lane has been promoted by the Highway Authority.

Reason:
In the interests of highway safety.

15 Fencing protection for existing trees
Prior to the commencement of any work on the site, all trees to be retained shall be
protected by the erection of Tree Protection Fencing which accords with the specification set
out in the attached documents.  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 Practice Note:
Construction and Maintenance of Tree Protection Fencing (see enclosed tree pack attached
to this permission).
Reason for condition:-
In the interests of the amenities of the area.
This condition is imposed in accordance with Policy DC12 of the Breckland Adopted Core
Strategy.
This condition will require to be discharged

16 External materials and samples to be approved
Prior to the commencement of work on site, 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:-
In the interests of a satisfactory appearance of the development.
This condition is imposed in accordance with Policies DC1 and DC16 of the Breckland
Adopted Core Strategy.
This condition will require to be discharged
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17 Trees/hedges to be retained
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)   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:-
To ensure a satisfactory appearance to the development in the interest of the visual amenity
of the area.

18 Boundary screening to be agreed
Before the commencement of work on site, a scheme for the provision of boundary
screening, shall be submitted to the Local Planning Authority for approval.  Such scheme as
may be agreed shall be carried out in its entirety prior to the first occupation of the dwellings
which the screening adjoins to the satisfaction of the Local Planning Authority.
Reason for condition:-
In the interests of the satisfactory appearance of the development and for the protection of
neighbouring amenity.
This condition is imposed in accordance with Policies DC1 and DC16 of the Breckland
Adopted Core Strategy.
This condition will require to be discharged

19 Foul drainage to main sewer
Foul drainage from the proposed development shall be discharged to the main sewer.
Reason for condition:-
To prevent the pollution of the water environment.

20 biodiversity enhancements
Prior to the first occupation of any dwelling hereby approved, a detailed scheme of
biodiversity enhancements, including details of when they should be implemented, should be
submitted to and approved in writing by the Local Planning Authority.  The contents of the
agreed scheme shall have regard to the recommendations of the Ecological Report  (wild
Frontier Ecology 2015) and shall be adhered to throughout the development of the site.
Reason for condition:- In the interests of improving biodiversity within the locality.  This
condition is imposed in accordance with the requirements of Policy CP10 of the Adopted
Breckland Core Strategy.
This condition will require to be discharged

24 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
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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.
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