
 

 

ITEM: 1 RECOMMENDATION: APPROVAL
REF NO: 3PL/2016/0952/O CASE OFFICER Rebecca Collins

LOCATION: DEREHAM APPNTYPE: Outline
Rear of Greenfields Road POLICY: In Settlemnt Bndry

ALLOCATION: N
CONS AREA: N

APPLICANT: Mr Robin Green
Church Farmhouse Bawburgh

LB GRADE: N

AGENT: Michael Haslam Associates Ltd
Woodcote Cargate Lane

TPO: N

PROPOSAL: Residential development of 48 dwellings

DEFERRED REASON

(A) Site History

This application was heard at Planning Committee on 9/01/2017, were members resolved to grant planning
permission subject to proposed conditions and a S106 Agreement to secure the following:

Provision of on site affordable housing at 20%.
Contributions to Library services of 75.00 per dwelling.
Contributions to local Primary Schools on a pro rata basis of 3,039 per dwelling.
Public Open Space Contribution.

It has taken this period to agree the wording of the s.106 which has now been signed by all relevant parties.
Given the significant period that has past since the previous committee resolution the Council has
undertaken a public re-consultation with all neighbours and statutory consultees, which expires on 18th July
2019, the comments received are reported as follows:

(B) Consultations

Environmental Protection Officer
No objection subject to a contaminated land condition.

Facilities Management
The application includes the provision of open space as part of the development, including a play area and
extensive woodland, hedges and trees to form a visual buffer and some open space containing drainage
infrastructure. If it is intended to offer the open space to BDC, Facilities Management would wish to be
consulted on the details of the proposed open spaces at the appropriate time. However, BDC will only
generally consider adopting areas of low maintenance and it is possible that BDC might not be prepared to
adopt the open spaces proposed.  Consequently the S106 Agreement should show BDC as the first option
for adoption but 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.
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(C) Representations

A site notice has been erected and a public consultation with neighbours has been undertaken and one letter
of representation has been received.  Their comments have been summerised as follows:

- This site was never intended for building homes;
- It will cause congestion with the new hosing development at the top of Greenfields Road;
- We need to make sure ALL infrastructure is in place within Dereham town before we flood it with new
residents.  Doctors, NHS dentists and the green space are all needed.

Any further comments received will be reported in the committee supplementary report.

(D) Assessment

The application was resolved to grant planning permission in January 2017.  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
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.

The application site lies in the settlement boundary of Dereham.  In the 2017 Planning Committee report the
officer sets out that the Council can demonstrate a five year housing land supply.  The Council currently can
not demonstrate a five year housing land supply, which would be a change in material circumstance which
would weigh in favour of permitting development in this location, however, this would have minor weight in
this instance, given the sites location within the Dereham settlement boundary, where there is already a
presumption in favour of development in accordance with Policies SS1 and and CP1.

Since 2017 the Councils adopted Development Plan has not changed and primarily consists of The
Breckland Core Strategy and Development Control Policies (2009), with regards to Dereham.  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.  The emerging Dereham
Neighbourhood Plan is progressing, however, it is at such an early stage, that it can not be given significant
weight in the determination of this application at this time.

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 market towns such as Dereham and
within settlement boundaries.  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 the principle of housing delivery is supported in sustainable locations, which this is considered to be,
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given its location in the Dereham settlement boundary.  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
site density, as proposed, is approximately 19 dwellings per hectare, this is fairly low density for a site in a
Market Town/Settlement boundary.  That said Policy 11 states:

Planning policies and decisions should support development that makes efficient use of land, taking into
account:
a) the identified need for different types of housing and other forms of development, and the availability of
land suitable for accommodating it;
b) local market conditions and viability;
c) the availability and capacity of infrastructure and services - both existing and proposed - as well as their
potential for further improvement and the scope to promote sustainable travel modes that limit future car use;
d) the desirability of maintaining an area's prevailing character and setting (including residential gardens), or
of promoting regeneration and change; and
e) the importance of securing well-designed, attractive and healthy places.

This is an outline planning permission with all matters apart from access reserved.  With the planning
application an indicative layout has been submitted.  The previously committee report assessed this and
stated that the indicative layout 'shows that the development would be consistent with the predominantly
residential character of the area and its design and layout would be compatible with its surroundings . . .  A
mix of house types is shown which would not be inappropriate to the character of the wider area which is
predominantly comprised of detached and semi detached dwellings'.  It is also set out in the minutes of the
committee that the number of dwellings had been significantly reduced to meet the Council's requirements
for this location.
 Therefore the proposal is considered consistent with the aims of policy, albeit low density, and is considered
acceptable for these reasons.

Other policies which seek to protect the amenity of neighbours, ecology, highways, trees and flood risk 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:

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 2016), it is not considered that there has been a material change in site circumstance or the
development to warrant an update to this review.  This has been covered reasonably in the section 106
agreement which requires at or before 90% occupation a 'open book analysis' to be submitted to the Valuer
for approval or in the event the developer fails to complete all the dwellings (and has no intention to do so) a
request for an 'open book analysis' can be made by the Council.  If the development is found to have higher
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value then there is a requirement in the section 106 to pay any affordable housing contribution due, subject
to the development not having been completed within 3 years of the date of the reserved matters approval.

The signed section 106 agreement in addition to that set out above with regards to affordable housing
requires contributions to Library services; contributions to local Primary Schools; and Public Open Space and
maintenance contribution.  With regards to facilities management response the section 106 reflects their
comments.

(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.  In fact, the Council's current lack of a five year housing land supply further weighs in favour of
granting planning permission on this site.

The Council therefore considers this application is acceptable and recommends ratification of the 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 COMMITEE CONSIDERAT

The application is referred to Committee as a major development proposal.

KEY ISSUES

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

DESCRIPTION OF DEVELOPMENT

Outline permission is sought for residential development of 2.47 hectares of land between Greenfields Road
and the A47 in Dereham.  Whilst permission is sought for access only with all other matters reserved
indicative layout drawings have been submitted which show 48 houses together with roads and public open
space.

The proposed houses would utilise a new access from Greenfields Road opposite Honeysuckle Drive.

The application is supported by a number of documents and technical reports, including a Design & Access
Statement, Preliminary Ecological Appraisal, Arboricultural Impact Assessment, contaminated land
assessment, noise assessment, toolkit viability assessment and Flood Risk Assessment.
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SITE AND LOCATION

The application site is located to the eastern side of Dereham and to the south of Greenfields Road.  The site
lies between existing residential development to the north and east and the A47 to the south.  The Greens
Road industrial estate lies beyond the western boundary of the site.  The site extends to around 2.47
hectares in total, is broadly rectangular in shape and comprises mainly open scrub grassland.  There are a
number of trees within and bordering the site, however, these are largely confined to the boundaries.

EIA REQUIRED

No

RELEVANT SITE HISTORY

No relevant site history

POLICY CONSIDERATIONS

The following policies of the adopted Breckland Core Strategy and Development Control Policies and the
adopted Site Specific Policies and Proposals Document, including the Proposals Maps, have been taken into
consideration in the determination of this application.  The provisions of the National Planning Policy
Framework and National Planning Policy Guidance  have also been taken into account, where appropriate
The following policies of the adopted Breckland Core Strategy and Development Control Policies and the
adopted Site Specific Policies and Proposals Document, including the Proposals Maps, have been taken into
consideration in the determination of this application.  The provisions of the National Planning Policy
Framework and National Planning Policy Guidance have also been taken into account, where appropriate.

SS1 Spatial Strategy
CP01 Housing
CP04 Infrastructure
CP05 Developer Obligations
CP08 Natural Resources
CP10 Natural Environment
DC01 Protection of Amenity
DC02 Principles of New Housing
DC04 Affordable Housing Principles
DC12 Trees and Landscape
DC16 Design

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

'Manual for Streets' 2007

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

OBLIGATIONS/CIL

Not Applicable

BRECKLAND COUNCIL - PLANNING COMMITTEE - 22nd July 2019

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



 

 

CONSULTATIONS

CRIME REDUCTION & ARCHITECTURAL LIAISON OFFICER
Recommends that the developments design uses crime prevention through environmental design principles.
DEREHAM T C
No objections in terms of access.
Pedestrian and cycle link would improve connectivity to Hall Lane.
Concerns regarding maintenance of earth bund.
Concerns regarding design and layout of indicative scheme and that it did not meet design standards.
NORFOLK COUNTY COUNCIL HIGHWAYS
No objection.
Plan required showing visibility of 2.4 x 43m can be achieved.
Link from estate to cycle path will be required at detailed stage.
Hall Lane to the south is subject to an application to formalise it as a public right of way .
There is no objection to the extension of existing waiting restrictions.
OBLIGATIONS OFFICER, NORFOLK COUNTY COUNCIL
Education contributions are sought on a pro rata basis towards additional classroom capacity at;

-Kings Park Infant School
-Dereham Church Infant School
-Grove House Nursery and Infant School
-Dereham C of E Junior Academy
-Dereham 6th Form centre

Contributions are also sought towards one fire hydrant per 50 dwellings and library facilities of 75.00, (per
dwelling).  Also comment that green infrastructure should be provided within the site.
FLOOD & WATER MANAGEMENT TEAM
No comment as application falls below threshold for providing detailed comment.
HOUSING ENABLING OFFICER
The site area and number of dwellings trigger the requirement for affordable housing.
40% provision is required 65% of which should be social rent and 35% shared equity.
A Section 106 Agreement will be required to secure the affordable housing
contribution.
FACILITIES MANAGEMENT
Section 106 Agreement should provide the opportunity to decline to adopt the public open space.

The Council is not a drainage authority and will not adopt drainage features.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
No objections subject to a construction environmental management plan being secured to include;

-  Updated badger survey
-  Retention of site boundaries as greenspace
-Avoidance of night working
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-Best practise and enhancement measures as set out in the report.
CONTAMINATED LAND OFFICER
Has only one area of concern regarding the industrial estate to the western boundary.  Further information on
the past uses is therefore required.
ENVIRONMENT AGENCY
No objections, note the site is located above a principal aquifer and within a source protection zone but do
not consider the proposal to be high risk.

The water environment is potentially vulnerable and there is an increased potential for pollution from
inappropriately located and/or designed infiltration, (SuDS).  All need to meet the criteria in our Groundwater
Protection: Principles and Practice, (GP3), position statements G1 to G13.
RAMBLERS ASSOCIATION:  NORFOLK AREA
No objection
DISTRICT VALUATION OFFICE
Based on the information provided the scheme can afford to provide 20% affordable housing together with
contributions totalling 337,488.

COMMUNITY DEVELOPMENT OFFICER No Comments Received
ANGLIAN WATER SERVICE No Comments Received
ENVIRONMENTAL HEALTH OFFICERS No Comments Received

Education contributions are sought on a pro rata basis towards additional classroom capacity at;

-Kings Park Infant School
-Dereham Church Infant School
-Grove House Nursery and Infant School
-Dereham C of E Junior Academy
-Dereham 6th Form centre

Contributions are also sought towards one fire hydrant per 50 dwellings and library facilities of 3,600, (75.00
per dwelling).  Also comment that green infrastructure should be provided within the site.

REPRESENTATIONS

Eight representations have been received from local residents concerns raised include;

Noise
Design / Layout poor
Site is not in the Emerging plan
Greenfields already has substantial number of new homes to be built
Traffic, particularly at the junction of Greenfields Road and Norwich Road
Highway and pedestrian safety
Surface water flooding
Tree removal
Doctors / schools full
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Loss of green space
Loss of views
Removal of section of earth bund will lead to noise / visual intrusion
Houses should be no higher than existing houses on Greenfields Road
Safety at night / alignment of cycle path

ASSESSMENT NOTES

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

2.0 Principle of development and policy matters.

2.1  The site is located adjacent to Dereham and would be bound on the northern and eastern sides by
existing housing.  The southern part of the site is bounded by the A47 and the western side of the site is
bounded by an industrial estate.  Given the Council has recently confirmed that it considers it has a five year
housing land supply this means that it's policies relevant to the supply of housing land can be considered up
to date.  Given that the application site is within the settlement boundary for Dereham the proposal to
develop the site for housing is in accordance with current policy and it does not matter that it has not been
allocated as a preferred location for development in the emerging local plan.

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

2.3  The site in question was previously in agricultural use and as such is Greenfield.  Whilst the loss of
Greenfield land is regrettable it is inevitable if the Council is to achieve its housing growth aspirations.  The
land is shown on Natural England's Agricultural land classification maps as being Grade 3, but it is not clear
whether it would be high quality class 3a land to which policy CP8 and para 112 of the NPPF would apply or
lower quality class 3b.  The area of land to be lost at 2.47 HA is relatively small and it is noted that the
threshold for consultation with Natural England is 20 HA. The land is currently either fallow or close cut grass
and it is also inevitable that some agricultural land will be lost as part of the Council's aspirations to deliver
housing.

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

2.4  In terms of affordable housing the applicant has submitted a viability appraisal which states that when
other contributions are taken into account the scheme can afford a 20% contribution to affordable housing
only.  The applicants assessment has been subject to independent scrutiny by the District Valuer  who more
or less concurs with the applicant although the DV applies a higher level of contributions at 337,488

BRECKLAND COUNCIL - PLANNING COMMITTEE - 22nd July 2019

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



compared with the applicant's 174,000.  Whilst it would be preferable to have a full 40% contribution to
affordable housing this is not always possible with all developments and in this case it has been
independently verified that only a 20% contribution is possible.  This, together with the other necessary
contributions towards education, library facilities and open space should be secured by a Section 106
Agreement.

3.0 Effects on local character, amenity and trees

3.1  Whilst the application has been submitted in outline with access only included at this stage the applicant
has submitted an indicative layout plan from which some conclusions can be drawn regarding the possible
impacts of the development of the land.  It is considered that the submitted indicative site layout shows that a
well designed scheme can be achieved within the site which would result in a relatively low density of 19.43
dwellings per hectare.  A mix of house types is shown which would not be inappropriate to the character of
the wider area which is predominantly comprised of detached and semi detached dwellings.

3.2  As already noted the site contains a number of trees.  The submitted tree survey identifies 30 individual
trees or small groups of trees comprised of mainly category B, (moderate value), or category C, (low value),
trees.  The indicative layout shows a number of these trees on the northern and eastern sides of the site to
be removed as part of the indicative scheme.  Trees to the southern and western flanks of the site would
largely be retained.

3.3  The Council's Tree and Countryside Officer has no objection to the principal of the development but
comments that the layout shown on the outline application does not take into account the tree constraints
and the layout can be altered to allow the retention of the category B trees along the eastern boundary.
Minor changes at the site entrance would also allow the majority, if not all of the trees to be retained in the
north east corner of the site.

3.4  At this stage layout and landscaping are reserved and the layout could be further refined at reserved
matters stage to reduce the need for tree removal.  Retention of a number of trees within the site would,
however, be difficult due to the need to provide access within and whilst the loss of these and other trees is
regrettable, given the potential scope for replanting within the site and optimisation of the layout at reserved
matters stage to retain as many trees as possible the proposal is considered acceptable.

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

3.6  The presence of the Green Road industrial estate to the west of the site is noted by the Council's
Environmental Health Officer who has issued a holding objection.  The noise environment of the site is also
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characterised by the presence of the A47 to the south. The applicant has submitted a detailed noise report
which concludes that the site is acoustically appropriate for the proposed development and selection of
building materials will allow the noise criteria in BS 8233:2014 to be met, it is also claimed that the layout of
the site can be adjusted to take into account the noise from the A47 to provide for an acceptable outdoor,
(garden), environment.  The Environmental Health Officers comments on this report have been sought.

3.7  Subject to the comments of the Environmental Health Officer it is considered that a reserved matters
scheme could be designed which would be in keeping with the character and appearance of the area and
would not be likely to result in any significant adverse effects on residential amenity.  The proposal would
thus accord with Core Strategy Policies, DC02, DC12 and DC16, and with relevant guidance in the NPPF.

4.0 Access

4.1 Access to the development would be gained via a new access onto Greenfields Road.

4.2  The application site is 1.2km from the Town centre and 380m from Dereham Netherd High School, 800m
from Dereham 6th Form Centre and 1.12km from the nearest primary school at Kings Park.  The site is
clearly in a sustainable location for housing development.

4.3  Norfolk County Council Highways raise no objection to the proposals but require further detail of the
proposed access including the visibility that can be achieved onto Greenfields Road to a minimum of 2.4 x
43m.

4.5  Whilst comments have been received from neighbours that the development, which falls under the
threshold for providing a Transport Assessment, would result in excessive levels of traffic and congestion
NPPF paragraph 32 states that 'development should only be prevented or refused on transport grounds
where the residual cumulative impacts of development are severe' it is not considered that the additional
traffic generated by the development would be likely to have a 'severe' traffic impact.

4.6  Comments regarding the potential designation of Hall Lane as a PROW are noted and any reserved
matters application would be required to make appropriate connections to adjacent public footpaths.

4.7  In light of the above it is considered that, on balance, the proposal is acceptable on the grounds of
Highway Safety and the proposed development would comply with policy CP4(e) of the adopted Core
Strategy DPD and paragraphs 17, 32, 34 and 35 of the NPPF.

5.0 Ecology

5.1  The Habitat Survey submitted in support of the application notes that the site comprised of a flat area of
improved grassland with steep banks that hosted tall ruderal vegetation. The margins of the site were
identified as potential foraging grounds for badgers but none were found to be present on site.
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5.2  The Council's Ecologist comments that the development of the site is acceptable subject to a CEMP
being secured by condition to include further badger surveys and mitigation measures as identified in the
submitted ecological report.

5.5  Subject to appropriate mitigation measures to accommodate bats within the development the proposal
would not be likely to have an adverse effect upon matters of ecological interest and the proposal is thus in
accord with policies CP10 of the adopted Core Strategy DPD and paragraph 118 of the NPPF.

6 Other Matters

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

6.2  A Flood Risk Assessment has been submitted which identifies that the site is within Flood Zone 1 - that
with the lowest risk of flooding and there is no evidence of risk of flooding from sewers, groundwater, or
artificial sources such as reservoirs or canals.  Whilst the amount of impervious areas would increase as a
result of the development, the rate of runoff can be limited to the current Greenfield rate and the proposal
would not result in any increase in flood risk.  The Environment Agency do not object subject to the careful
design of any SuDS drainage systems.

6.4  In terms of the potential for contaminated land on site the Council's Contaminated Land Officer requests
that further information is submitted.  Given the use of the site is agricultural rather than industrial it is
considered that there is a low probability of contamination and that it would be reasonable to apply conditions
in this instance.

7.0 Conclusion

7.1  The proposal is within the settlement boundary for Dereham and is considered to be compliant with
current adopted policy.  The site would make a significant contribution to the provision of housing and safe
access from Greenfields Road could be provided.  Whilst local concerns are acknowledged, there is no
substantive evidence to suggest that the proposal would have a significant adverse effect on local
infrastructure, highway safety and convenience or residential amenity.

8.0 RECOMMENDATION

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

Provision of on site affordable housing at 20%.
Contributions to Library services of 75.00 per dwelling.
Contributions to local Primary Schools on a pro rata basis of 3,039 per dwelling.
Public Open Space Contribution.
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CONDITIONS

1 Outline Time Limit (3 years)
Application for Approval of Reserved Matters must be made not later than the expiration of
THREE YEARS beginning with the date of this permission, and the development must be
begun within TWO YEARS of the FINAL APPROVAL OF THE RESERVED MATTERS or, in
the case of approval at different dates, the FINAL APPROVAL OF THE LAST SUCH
MATTER to be approved.
Reason for condition:-
As required by section 92 of the Town & Country Planning Act 1990.

2 Approval of Reserved Matters condition
This approval is granted following the grant of Outline Planning Permission reference
3PL/2016/0952/O dated XXXX
Reason for condition:-
The time limit by which the development must be commenced is indicated on that
Permission.

3 In accordance with submitted
The development must be carried out in strict accordance with the application form, and
approved documents and drawings as set out at the end of this decision notice:
Reason for condition:-
To ensure the satisfactory development of the site.

4 Remediation scheme
Unless otherwise agreed in writing, the following details shall be submitted to and approved
in writing by
the Local Planning Authority prior to the commencement of the development hereby
approved:
A. Site Investigation
A site investigation and risk assessment to determine the nature and extent of any
contamination on the
site, whether or not it originates on the site. The investigation and risk assessment must be
undertaken by
competent persons and a written report of the findings must be produced. The report of the
findings must
include: (i) a survey of the extent, scale and nature of contamination; (ii) an assessment of
the potential
risks to: human health, property (existing or proposed) including buildings, crops, livestock,
pets, woodland
and service lines and pipes, adjoining land, groundwaters and surface waters, ecological
systems,
archaeological sites and ancient monuments; (iii) an appraisal of remedial options, and
proposal of the
preferred option(s).
B. Remediation Scheme
A detailed remediation scheme to bring the site to a condition suitable for the intended use
by removing
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unacceptable risks to human health, buildings and other property and the natural and
historical
environment. The scheme must include all works to be undertaken, proposed remediation
objectives and
remediation criteria, timetable of works and site management procedures. The scheme must
ensure that
the site will not qualify as contaminated land under Part 2A of the Environmental Protection
Act 1990 in
relation to the intended use of the land after remediation.
2
C. Implementation of Approved Remediation Scheme
The approved remediation scheme must be carried out in accordance with its terms prior to
the
commencement of development, unless otherwise agreed in writing by the Local Planning
Authority. The
Local Planning Authority must be given two weeks written notification of commencement of
the remediation
scheme works.
Following completion of measures identified in the approved remediation scheme, a
verification report
(referred to in PPS23 as a validation report) that demonstrates the effectiveness of the
remediation carried
out must be submitted to and approved in writing by the Local Planning Authority.
The above must be conducted in accordance with DEFRA and the Environment Agency's
'Model
Procedures for the Management of Land Contamination, CLR 11'.
Reason for condition: To ensure that risks from land contamination to the future users of the
land and
neighbouring land are minimised, together with those to controlled waters, property and
ecological
systems, and to ensure that the development can be carried out safely without unacceptable
risks to
workers, neighbours and other offsite receptors.
Informative: Land contamination risk assessment is a step-by-step process. During the
course of the risk
assessment process set out in the above condition, it may become clear that no further work
is necessary
to address land contamination risks. Where this is the case the condition may be discharged
by the
Council without all the steps specified being completed. In all cases written confirmation
should be
obtained from the Council confirming that the requirements of the condition have been met.

5 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
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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.

6 Precise details of surface water disposal
Prior to the commencement of any works above the laying of foundations precise details of
the means of surface water disposal shall be submitted to and approved in writing by the
Local Planning Authority.  Only such agreed system or works shall be used in connection
with this approval.
Reason for condition:-
To minimise the possibilities of flooding from the outset of the development.  This condition
is imposed in accordance with Policies DC 1 and DC 13 of the Adopted Core Strategy and
Development Control Policies Development Plan Document 2009
This condition will require to be discharged

7 Precise details of foul water disposal
Prior to the commencement of any works above the laying of foundations, the precise details
of the means of foul water disposal shall be submitted to and approved in writing by the
Local Planning Authority.  Only such agreed system or works shall be used in connection
with this approval.
Reason for condition:-
To minimise the possibilities of flooding from the outset of the development.  This condition
is imposed in accordance with Policies DC 1 and DC 13 of the Adopted Core Strategy and
Development Control Policies Development Plan Document 2009
This condition will require to be discharged

8 Landscaping scheme to be submitted - hard and
soft
No development shall take place on site until full details of both hard and soft landscape
works have been submitted to and approved in writing by the Local Planning Authority and
these works shall be carried out as approved.  These details shall include:
-hard surfacing materials;
-means of enclosure;
-proposed finished levels or contours;
-minor artefacts and structures (e.g. furniture, play equipment, refuse or other storage units,
signs, lighting etc,)
Soft landscaping shall include:
-Planting plans;
-Written specifications (including cultivation and other operations associated with plant and
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grass establishment);
-Schedules of planting, noting species, plant sizes and proposed numbers/densities where
appropriate;
-       Maintenance and treatment of the bund;
-Implementation programme
Reason for condition:-
In the interests of the satisfactory appearance of the development in accordance with policy
DC12 of the Adopted Core Strategy and Development Control Policies Development Plan
Document 2009.
This condition will require to be discharged

9 Boundary treatment/screening to be agreed
Prior to first the occupation of any of the dwellings hereby permitted a plan indicating the
positions, design, materials and type of boundary treatment/screening to be erected shall be
submitted to and approved in writing by the Local Planning Authority.  The boundary
treatment/screening shall be completed first occupation of the dwelling to which the
boundary treatment adjoins or in accordance with a timetable agreed in writing with the
Local Planning Authority.  Development shall be carried out in its entirety in accordance with
the approved details.
Reason for condition:-
In the interests of the satisfactory appearance of the development in accordance with policy
DC 16 of the Adopted Core Strategy and Development Control Policies Development Plan
Document 2009.
This condition will require to be discharged

10 Ecological miitgation measures
As recommended in the submitted ecological report, prior to the commencement of
development a Construction Environmental Management Plan (CEMP), shall be submitted
to and approved in writing by the Local Planning Authority. This must include the following:
- An updated badger survey including camera trapping and any necessary avoidance and
mitigation measures which must be adhered to, submitted to the local planning authority for
approval.
- The boundaries of site to be retained as native greenspace (trees, scrub, banks of
grassland etc) and added to with native planting where gaps are present.
- A 5m buffer from the boundary habitats to any housing development. This is in part due to
the presence of foraging badger on site which may be impacted by vegetation removal and
close proximity of housing and construction works to foraging routes. This should not be
subject to any artificial lighting, creating dark corridors.
- Night working must be avoided and any artificial lighting on site should be avoided where
possible and minimised and restricted to where it is needed, away from any vegetation. Any
artificial lighting sources should be narrow spectrum light and should emit minimal ultra-
violet light to reduce negative impacts to nocturnal species.
- As much 'ornamental planting' to be native species of benefit to wildlife as possible.
- The best practice measures in Section 7.2 of the Ecological Assessment report.
- The enhancement measures in Section 7.3 of the Ecological Assessment report.

The development shall be carried out in complete accordance with the approved details.

Reason for condition:-
Information is required prior to the commencement of development to protect and enhance
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biodiversity in accordance with Policy 15 of the NPPF.
11 Fire Hydrants

Prior to the commencement of any works above slab level a scheme shall be submitted for
the provision of one fire hydrant (served by mains water supply) serving the development.
No dwelling shall be occupied until the hydrant(s) have been provided in accordance with
the scheme as approved.
Reason for condition:-
In order to secure the provision of fire hydrants.
This condition will require to be discharged

12 Vehicular access
Prior to any works progressing above slab level on any of the dwellings hereby approved, a
plan shall be submitted to and approved in writing by the Local Planning Authority, based on
a topographical survey, showing the proposed access with 6.0m junction radii and visibility
splays measuring 2.4 x 43m.
Reason for condition:-
To protect highway safety in accordance with Policy CP4 of the Breckland Core Strategy.

13 Visibility splays
With the reserved matters application, full details of a direct cyclepath link from the proposed
estate road to the existing cyclepath, without the need to exit the site and a link to Hall Lane
PROW, shall be submitted and approved as part of any subsequent reserved matters
application.
Reason for condition:-
To encourage walking and cycling in accordance with the principles of the NPPF and Policy
CP4 of the Breckland Core Strategy.

16 Variation of approved plans
Any variation from the approved plans following commencement of the development,
irrespective of the degree of variation, will constitute unauthorised development and may be
liable to enforcement action.
You or your agent or any person responsible for implementing this permission should inform
the Development Control Section immediately of any proposed variation from the approved
plans and ask to be advised to the best method to resolve the matter.  Most proposals for
variation to the approved plans will require the submission of a new planning application.
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