
 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2015/1045/O CASE OFFICER Rebecca Collins

LOCATION: DEREHAM APPNTYPE: Outline
Land West of Etling View POLICY: Out Settlemnt Bndry

ALLOCATION: N
CONS AREA: N

APPLICANT: Taylor Wimpey Strategic Land
Castle House Kempson Way

LB GRADE: N

AGENT: DLP (Planning) Ltd
4 Abbey Court Fraser Road

TPO: N

PROPOSAL: Residential development up to 62 dwellings and all associated works

DEFERRED REASON

(A) Site History

This application was heard at Planning Committee on 08/05/2018, were members resolved to grant planning
permission subject to proposed conditions and a S106 Agreement to secure the following:

11% affordable housing, (seven dwellings) on site affordable housing;
The provision and on going maintenance of public open space, surface water drainage system, play and
recreation facilities;
Financial contributions towards education facilities, library services and health facilities;
A residential travel plan; and
To provide mitigation measures towards green infrastructure.

It has taken this period to agree the wording of the s.106.  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, the comments received are reported as follows:

(B) Consultations

Dereham Parish Council
The NPPF para 110 now requires charging points to be included as part of any development.

When this application was submitted consideration was given to the Dereham Transport Study which stated
that a signalised roundabout was required to prevent the impact of local plan development on the highway
being severe. The signalised roundabout is now deemed to be undeliverable, therefore the impact of growth
on the highway network will be severe and the application should not be granted, until highway mitigation can
be properly addressed.

The final point is that the indicative location of the LAPs does not represent the actual size of the LAPs as
required in DC11. The Decision Notice should be very clear that the LAPs must meet the requirements of
DC11 /ENV04
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Highways Authority
No further/additional comments.

Lead Local Flood Authority
No further/additional comments.

Environmental Health - Contamination
No objection subject to conditions.

Natural England
No comments.

NCC Infrastructure
Requires contributions: for early education; fire hydrants; libraries; and footpath connections and upgrade
contributions.

Public Right of Way Officer
No objection.

Environmental Health Officer
No change to previous comments.

Housing
25% affordable housing is required, of which 70% should be affordable rent and 30% shared ownership. If an
independent review of the viability determines that it is not viable to provide the policy requirement, a
clawback provision will be required as part of the S106 agreement.

Facilities
Previous comments apply. Breckland Council is not responsible for the maintenance of ditches or drainage
features.

NCC Ecology
Due to the time that has elapsed since the Ecological Walkover Survey report (James Blake Associates;
March 2017) was undertaken and the protected species surveys were
undertaken the survey data is no longer considered valid.  Carrying out surveys to determine presence/ likely
absence of a protected species at a later stage is against government advice.

Wildlife Trust
We support the comments made by the County Ecology team that the ecological surveys will need to be re-
evaluated due to the time that has passed since they were carried out, in order to ensure that impacts on
protected species are properly assessed.

Anglian Water
There are assets owned by Anglian Water within or close to the development boundary that may affect the
layout of the site.  Therefore, the site layout should take this into account and accommodate those assets
within either prospectively adoptable highways or public open space.  The development site is within 15
metres of a sewage pumping station.  This asset requires access for maintenance and will have sewerage
infrastructure leading to it.  Anglian Water consider that dwellings located within 15 metres of the pumping
station would place them at risk of nuisance in the form of noise, odour or the general disruption from
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maintenance work caused by the normal operation of the pumping station.  The site layout should take this
into account and accommodate this.

The foul drainage from this development is in the catchment of Dereham-Rushmeadow Rd Water Recycling
Centre that will have available capacity for these flows.

The preferred method of surface water disposal would be to a sustainable drainage system (SuDS) with
connection to sewer seen as the last option. Building Regulations (part H) on Drainage and Waste Disposal
for England includes a surface water drainage hierarchy, with infiltration on site as the preferred disposal
option, followed by discharge to watercourse and then connection to a sewer.  From the details submitted to
support the planning application the proposed method of surface water management does not relate to
Anglian Water operated assets. As such, we are unable to provide comments on the suitability of the surface
water management.

Officer response
Ecology
Members resolved in May 2018 to grant consent for this application with a condition requiring further
ecological survey, as required by our ecologist (and supported by the wildlife trust).  The officer committee
report set out:

'The NCC Ecology Service have raised the issue of additional surveys being required to fully assess the
impacts of the development and establish the necessary mitigation measures, particularly in relation to bats
in and around the site. It is clear further survey work is required but because of the seasonal restrictions it is
considered appropriate to deal with matter as a planning condition ensuring that said surveys are undertaken
and mitigation measures put in place in order to ensure the impacts on protected species is appropriately
assessed and mitigated'.

It is obviously noted that we are further year on and additional survey work is required.  However, there has
been no material change in policy with regards to Policy 15 of the NPPF and the requirement for ecological
surveys.  This is outline planning permission and therefore the survey work can be done and inform the
reserved matters application, as previously proposed.  Given that members previously resolved to grant
planning permission with ecological surveys to be conditioned, it is considered unreasonable to take an
alternative approach as there has been no material change in policy.

Pumping Station
Anglia waters concerns about proximity of development to the pumping station are noted.  As this is outline
planning application, it is considered that an appropriate layout can be agreed at reserved matters stage to
ensure the future amenities of residents.

Vehicle Charging
The earlier versions of the NPPF both include(d) policies for 'charging points' the relevant version (2012)
which this application was first considered stated 'incorporate facilities for charging plug-in and other ultra-low
emission vehicles'.  The latest version of the NPPF paragraph 110 states 'should . . . be designed to enable
charging of plug-in and other low emission vehicles in safe, accessible and convenient locations'.  Given the
limited change in wording in the policy context the application can not be required to to provide charging
points.  In addition, paragraph 110 does NOT require the provision of charging points only for developments
to be designed to be capable of providing them.  As there are private drives and areas available these could
be brought forward at a later date and therefore the development has been designed to enable this.

Highways
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The application was supported by its own Transport Assessment, which was not required for a development
of this scale.  The Highways Authority have raised no further comments to those previously submitted, in the
knowledge of the status of the Dereham Transport Study.  There has been no material change in policy and
therefore this would not be a reason to refuse planning permission.  Given the scale of the development
proposed here and its proximity to the Tavern Lane junction and the likelihood of travellers to and from the
site to disperse into the wider highway network then the proposal is unlikely to have a significant impact on
highway safety or result in a severe impact on the highway network.  The proposal is therefore considered
acceptable in this regard in accordance with Policy 4 of the NPPF.

Open space
The s.106 agreement will require open space to comply with Policy DC11.  Policy ENV04 is not an adopted
policy requiring compliance and given the time that this application has been with us it would be
unreasonable to apply it now.

(C) Representations

Six letters of representation have been received, their comments are summerised as follows:

- Access to the site will be through a housing estate past 2 children's play areas. Large vehicles, machinery
and a lot of extra site traffic will be very dangerous for children playing in the area.
- The road and curbs will also all be damaged by this heavy traffic.
- Access should be via the Neatherd Entrance.
- The drainage along the whole of shillings lane needs to be done as part of the work as well, this area now
floods as soon as it rains, because it wasn't put in as a clause on the other site.
- The ditches need re-digging to allow soak away to work and the area still to be used when it rains, not
totally flooded with the smallest amount of rain.
- Sewerage issues need addressing.
- The moor has wildlife value and should not be developed for this reason.
- There are other places in town on which to build.
- Why has this application not been determined sooner.
- New reports should be submitted in support of the application as previous reports are dated.
- Surgeries and schools are full.
- Will add to existing traffic congestion particularly near Tesco
- Well needed houses in an area where they will have less impact on the surrounding area. If we accept that
the population is increasing we need to build reasonable sized developments in appropriate areas.
- The Neatherd is a public space for all to enjoy but is systematically being eroded by ill thought out
developments like this.  Local infrastructure is over subscribed.  The traffic is already a huge issue and will
only get worse.

(D) Assessment

The application was resolved to grant planning permission in May 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
matters, only those which have materially changed since the earlier resolution to grant Planning Permission.
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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 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 sustainable locations, such as
Dereham, despite the sites location outside the designated settlement boundary.  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.
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 30.7 dwellings
per hectare, which is considered an appropriate density for a town such as Dereham.  The officer committee
report, sets out that this 'would not be dis-similar to the adjacent site partially completed and the indicative
layout proposed is considered to be well-conceived with well defined streets and a series of integrated open
spaces'.  The proposal is therefore considered in accordance with Policy 11 of the NPPF.  This is also
supported by Policy DC2, which proposes densities of 22-30 dwellings at the edges of settlements.

This is an outline application with all matters apart from access being reserved.  Other policies which seek to
protect the character and impact on surrounding area and landscape; highway safety and traffic implications;
flood risk and drainage; ecological considerations; and amenity implications 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, it is not considered that there has been a material change in site circumstance or the development
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to warrant an update to this review.

A concern from neighbours includes that new reports should be submitted to support the planning
application.  This is why the Local Planning Authority has done a full re-consult with statutory consultees.  No
objections have been received in this regard and the application is recommended for approval on this basis.

(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 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.

Previous Deferred Reason from 8th May 2018 report

The application was deferred at the meeting of the Planning Committee on 31 May 2016 for further
information on matters relating to drainage.

A Member site visit took place on 28th April 2017 to view the site and its surroundings.  The application was
withdrawn from the agenda prior to the Committee meeting on 20 November 2017.

DESCRIPTION OF DEVELOPMENT

The site plan has been amended as follows:

-       The vehicular access into the site has been altered to relocate it away from the veteran Oak Tree to a
position in the south eastern corner of the site.
-The balancing lagoon in the North Western corner of the site has been removed from the scheme.
-A new pumping station is proposed to the north of the proposed dwellings on the western section of the site.
-Bunding has been incorporated to run along the southern edge of the landscape/ecological buffer zone
adjacent to Shillings Lane which would be designed to capture water in an extreme rainfall event
-Two areas of swales are proposed along the northern edge of the proposed dwellings on the eastern section
of the site and to the north of the proposed pumping station
-The two LAPs are relocated to the eastern boundary just north of the access point and to the south west
corner of the site
-An area for a hibernacular has been identified in the southern most part of the site
-The area of public open space has increased from 1.56 ha to 1.79 ha.

RELEVANT SITE HISTORY

TPO 2017 NO. 6 - Nine Oak Trees - served   8 June 2017.
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CONSULTATIONS

TOWN COUNCIL

- Councillors suggested that the building line should be kept back as far as possible, and also felt that one
large LAP would be more appropriate than two smaller ones. The plan should clearly show an area for play
of around 3700m .
- Councillors felt that it was imperative a condition should be included to rehabilitate the ditching network
downstream of the site, and the pumping station should be moved to the inside hedge, making it less
obtrusive and less prominent.
-The location of foul pumping station would be visually intrusive outside the boundary of the settlement.
alternative locations should be considered.
-The LAPs are indicated but they do not show the extent of the area of the LAPs as specified in DC11.
-The reptile hibernacular should be designed to be a general wildlife and nesting birds. the phase 1 habitat
survey dated February 2015 identified the buildings in this area (B1) as containing evidence of owl pellets
and swallows nests, but references to these where omitted in later Ecological reports. The hibernacular
should therefore be designed to benefit a wider range of species than just reptiles.

LEAD LOCAL FLOOD AUTHORITY

No objection - The applicant has demonstrated that the offsite surface water flows shown on mapping are not
representative of onsite conditions and have proposed mitigation for the agreed off site risk.
The drainage strategy proposes to attenuate surface water on site and discharge into a ditch at the northern
site boundary at a rate of 4.9l/s for all storm events up to and including the 1% plus 40% climate change.
This rate is equivalent to the 1 in 1 Greenfield runoff rate.

The applicant states that Taylor Wimpey are riparian owners of the ditch. The applicant has provided
sufficient information to enable us to remove our objection in relation to this planning application. Therefore,
we have no objection subject to conditions being attached to any consent if this application is approved.

THE WOODLAND TRUST

A number of trees in the area have been found to be of significant character or interest, with a few over-
mature trees featuring veteran characteristics also present on site. One tree of real significance is identified
in the report as tree T30, a veteran oak specimen. Unfortunately, the applicant has proposed the felling of
this tree in order to accommodate the access road to the housing development.
Veteran trees are irreplaceable and cannot be recreated. The proposed development, as well as resulting in
the loss of a veteran tree, is likely to affect the other highly valuable and important veteran trees in the wider
environment, including the associated wildlife populations. It is therefore vital that any ancient, veteran or
notable trees are retained and given the utmost protection. The Woodland Trust objects to the planning
application. We believe the veteran oak and other associated habitats likely to be affected by the
development are of significant importance to the character of the area.

NORFOLK WIDLIFE TRUST

No additional comments to make on revisions

NATURAL ENGLAND
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No additional comments to make

OPEN SPACES SOCIETY

The changes do not make the proposal acceptable

NCC ECOLOGY

Concerned that surveys are not undertaken prior to permission being issued.  However in the event planning
permission is issued

- A landscape and ecological management plan (LEMP) informed by updated surveys as outlined above for
bats and reptiles shall be submitted to, and approved in writing by, the local planning authority prior to the
commencement of any works on the site including ground works.
- A Construction Environmental Management Plan (CEMP) informed by update surveys for bats and reptiles
as outlined above needs to be submitted to and approved in writing by the local planning authority prior to
any development works on the site.
- The local planning authority needs to have been provided with a great crested newt licence issued by
Natural England pursuant to Regulation 53 of The Conservation of Habitats and Species Regulations 2010
authorising the specified activity/development to go ahead. Updated great crested newt surveys will be
necessary to provide Natural England with up to data survey data in the EPS licence application.
- If bats are found roosting in any of the trees assessed as having moderate or high bat potential on the site
an EPSM licence may be necessary. If this is the case, the local planning authority needs to have been
provided with a licence issued by Natural England pursuant to Regulation 53 of The Conservation of Habitats
and Species Regulations 2010 authorising the specified activity/development to go ahead.

BDC FACILITIES MANAGEMENT

It is noted that there is a planned cycle way adjoining on to the Moor. Consideration needs to be given as to
whether this adjoins a suitably prepared cycle way and the likely impact of this through the Netherd. The
moor is unsuitable for vehicular access. There have recently been flooding problems at the moor and I note
that the plans incorporate some of water storage or pumping station.

Also note that the updated plan still seeks to adjoin the cycle way through to Netherd Moor. I have concerns
as to how the continuation of the cycle way will be managed across the common. I understand conversations
have taken place with NCC and Dereham Town Council. I would ask that both BDC and DTC be consulted
as to 1) The final design 2) type of materials 3) route.

An existing ditch forms the Western boundary of the site adjacent to the proposed open space.
The developer should be made aware of their responsibilities for keeping the ditch clear and incorporate this
into their maintenance plan.

 TREES OFFICER

Clearly an improvement to allow all TPO trees to be retained.  An updated Arboricultural Impact
Assesssment and Tree Protection Plan is required.

No objections to revised vehicular access subject to conditions
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 Ramblers Association

Concerns regarding flooding of Restricted Byway (RB) 28 at the north of the site, often muddied and flooded.
Will only increase until this is addressed.

 NCC Obligations Team

Require S106 agreement obligations for -

197,485 GDP for primary education
815 GDP for 1no. fire hydrant
4,650 GDP for library contributions
6,000 GDP for improvements to green infrastructure including biodiversity improvements and publicising FP
networks

REPRESENTATIONS

Following the submission of amended plans objections have been received which raise the following points:

-Lack of healthcare and other services in the locality
-Concerns remain regarding surface and foul water flooding
-Concerns about the appearance and location of the proposed pumping station
-Concerns regarding disturbance from construction management traffic
-The amended layout is poorly designed
-Visual intrusion (disturbance from headlights) as a result of the use of the access
-No need to consider scheme favourably when there is now a 5yr HLS
-Concerns remain regarding the impact on Shillings Lane
-The application has been outstanding for so long having an adverse effect on property prices
-Concerns about the proposed footpath and the impacts on residents in Campion Road
-       Updated access not fit for purpose, width and angle of road inappropriate for all types of vehicles
-       Additional traffic driving past play areas, safety concerns
-       Flooding in gardens of earlier phase of development should have used permeable phasing on that
scheme
-       stepped approach for surface water flooding does not address disability concerns and need for level
access
-        Impact on T30 and effect of building within Root Protection Area  on health of tree
-       Estate roads not wide enough, junction at Maple Drive where four roads meet, highway safety concerns
for various road users
-        Developer needs to be aware of responsibilities as riparian owner not just rights

A letter of support received which raises the following points:

-       no concerns about linking Oak Road
-       owners made aware of potential new phase when bought properties

Cllr Alison Webb

Although I am pleased that Taylor Wimpey has accepted that the Oak Tree with the preservation order
should not be demolished, I am concerned about the affect that the new entrance will have on Numbers
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1,3,5,7,9 Wychelm Way. The residents are stating that the new access route infringes their existing rights on
their deeds and are instructing Solicitors to look into this matter,
Additionally I am very concerned on the effect that the current Taylor Wimpey development had on historic
Shillings Lane The Phase 1 of the development has a ugly concrete water tank which
spills over onto Shillings lane making it a mud bath and impassable for residents. This Phase is no different
and will result in Shillings Lane being totally flooded. Also the land has historic drainage issues. The
Development is closer to Shillings Lane than the original development and should be pruned backed
accordingly. This application has met a huge number of opposition comments from
the community mainly due to the impact on the environment So Taylor Wimpey have promised to fund work
to help with issues with the Shillings Lane drainage caused by them on the current estate, but only if you
approve this application for more houses- ..I really think they should be sorting out the mess they have
caused to date without promising anything further.

ASSESSMENT

1.0 This application was deferred on 31 May 2016 to provide more information in relation to drainage
matters.

2.0  Surface Water Drainage

2.1. The applicant has provided additional information to address matters raised in relation to surface water
drainage issues.

2.2 The Site Specific Flood Risk Assessment references surface water flooding and the relationship with the
Neatherd Moor Drains (NMD).  The SUDS train proposed for the site would incorporate on site permeable
paving for individual properties which would then flow into a piped system under the adoptable highways.
This would be designed to accommodate a 1 in 30 year flood event.  The outfall to the piped system would
be the swale system in the public open space (POS) to the north of the proposed development.  This would
then discharge to the NMD at greenfield run off rate.  During larger events where capacity of the piped
system is exceeded the POS and on site roads may flood but buildings would remain unaffected.  During and
following such events the water would be stored in the POS until the system drains down.  It is anticipated
the maximum depth would be 600mm.  This would be adequate to accommodate a 1 in 100 year flood event
plus climate change.  In an extreme event where the bund overtops, the water would travel north onto the
NMD.

2.3 The revised flood risk information has been considered by the Lead Local Flood Authority (LLFA) and
they are now satisfied that their concerns regarding the offsite surface water flows shown on the mapping are
not representative of onsite conditions and adequate mitigation has been incorporated to address concerns
regarding off site risk.  On this basis, it is considered that the concerns previously expressed regarding
surface water flooding can be adequately managed.

2.4  On this basis and subject to conditions, the proposed development can come forward in a sustainable
manner ensuring the proposed dwellings would not be at significant risk of flooding and without increasing
the risk of flooding elsewhere and in accordance with paragraph 9 of the Technical Guide to the NPPF and
Core Strategy Policy DC13.

3.0 Foul Water Network
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3.1 Anglian Water Services (AWS) have now carried out the Surface Water Separation Scheme which
removed identified surface water mis-connections located at The Maltings.  The proposed development
would move flows eastwards towards the new pumping station shown on site where it would be pumped
onward. These measures, together with the Real Time Control measures located in Norwich Road which
include pump inhibiting works represent  a further measure to manage flows in order to avoid further
surcharge events.  Following the completion of these infrastructure measures AWS are satisfied that there is
adequate capacity  to allow for connections for up 226 dwellings for the period up until the Dereham East
Strategic Scheme is completed. This capacity will accommodate the housing on the 'main'adjacent Taylor
Wimpey site approved under planning references3PL/2010/1142/F & 3PL/2013/0976/F.  It is anticipated that
Dereham East Strategic Scheme will be completed by December 2018 at which point there would then be
adequate capacity to accommodate the additional flows from this development.

3.2  AWS are recommending a condition which requires the submission and approval of measures to ensure
that waste water infrastructure, including any temporary solutions required to accommodate the new
development  are approved prior to the commencement of development.  Further there would be a
requirement that no part of the development could be occupied until the approved measures are
implemented.  In addition to this, the condition would specify that the surface water drainage system serving
the site would operate separately  and would not flow into the existing local public sewer network.  The
measures set out in the FRA would ensure that is the case.  On this basis, no objections are raised by AWS
as statutory undertaker.

4.0 Trees and Ecology

4.1  The TPO served in June 2017 relates to 9no Oak trees that are located on the eastern boundary of the
application site.  The vehicular access into the site has now been relocated to take account of the location of
TPO trees and as such the Tree Officer is content, subject to conditions that there would be no material
conflict with important landscape features on the site.

4.4  The NCC Ecology Service have raised the issue of additional surveys being required to fully assess the
impacts of the development and establish the necessary mitigation measures, particularly in relation to bats
in and around the site.  It is clear further survey work is required but because of the seasonal restrictions it is
considered appropriate to deal with matter as a planning condition ensuring that said surveys are undertaken
and mitigation measures put in place in order to ensure the impacts on protected species is appropriately
assessed and mitigated.

5.0  Highways issues

5.1  Concerns have been raised regarding the position of revised vehicular access into the site and the effect
on the estate roads within the existing Taylor Wimpey site, particularly with reference to the configuration of
the estate roads and proximity of play areas.  The Highway Authority has not raised concerns and does not
object to the revised access into the site and as such there is no basis in highway safety terms to object to
the new site entrance.

5.2  Issues have also been raised regarding the legalities of re-aligning the vehicular access arrangements
for existing residents on the main Taylor Wimpey site.  These matters are beyond the scope of the planning
legislation and would be a matter for the applicant and affected homeowners to resolve outside of the scope
of any planning permission granted.

6.0 Open Space
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6.1 The scheme represents an extension to the main development site approved in September 2011 for 200
dwellings. (3PL/2010/1142/F).  That site provided various open space facilities such as play areas, a LEAP, a
five-a-side football pitch and trim trail. The scheme provided a total quantum of 3.56 hectares of public open
space.  This did not include the extension to the cemetery which provided part of the overall development
scheme.

6.2 In the case of the current extension site, the provision of two LAPs on site seeks to address the
requirements of Policy DC11 in terms of children's play space for a development of this size.  The Council's
Open Space Assessment 2015 references that for sites of this size the provision of two LAPs is appropriate
and commensurate.

6.3  In terms of outdoor sports provision the development does not meet the requirements of the policy
specifically for that purpose but it is important to consider that overall the provision of play space of 0.73
hectares and total public open space provision of 1.82 hectares (including landscape buffer areas) makes a
positive contribution to the open space provision for this site.

Other Matters

7.1 The changes in the site layout have been assessed are not considered to materially affect the character
and appearance of the area or adversely affect the amenities of the locality.   The majority of the changes are
as a direct result of consultee engagement and do not affect the siting or layout of the proposed dwellings
themselves.

7.2  Concerns have been expressed regarding the position and appearance of the proposed pumping
station.  The pumping station is located in a position on site that is necessitated by its function but there is
scope to screen and mitigate its impact visually and no objections are raised on this basis.

7.3  Issues relating to the PROW network and other green infrastructure linkages can be addressed as part
of a condition.

8.0 Conclusion

8.1 Referring back to the conclusions set out in the main report the impacts of the development have 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.  It is considered that having taken all matters into account
referenced in this update report and the original report presented on 31 May 2016 that the development is
considered acceptable and it recommended that outline planning permission be granted.

9. 0 RECOMMENDATION

9.1 The application is recommended for approval subject to conditions set out in the main report, the
completion of a S106 agreement and comments being received by the Lead Local Flood Authority.

9.2 Delegated authority is requested for the application to be refused by the Director of Place, if the legal
formalities in respect of the S106 are not completed within 3 months of any resolution to approve by
Members, or that the Director of Place has the authority to agree another more appropriate time scale for the
completion of any such agreement.

REASON FOR COMMITEE CONSIDERAT
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This application is referred to committee as a major development proposal which has received a substantial
number of objections.

KEY ISSUES

1. Committee referral
2. Principle of Development and Policy Position
3. Character and impact on surrounding area and landscape
4. Highway safety and traffic implications
5. Flood risk and drainage
6. Ecological considerations
7. Amenity implications
8. Affordable Housing and Viability
9. Other material considerations
10. Conclusion
11. Recommendation

DESCRIPTION OF DEVELOPMENT

This application seeks outline planning permission for the erection of up to 62 dwellings, provision of access,
parking, public open space and associated infrastructure.  The application is submitted in outline with all
matters other than access reserved for consideration at a later date and therefore the matters comprising
scale, layout, external appearance and landscaping will be the subject of future detailed reserved matters
applications.  Permission is sought for vehicular and pedestrian access from the existing Taylor Wimpey
development site immediately to the east of the site which joins the wider highway network on Norwich Road.

This outline planning application as submitted seeks to establish the general principles of development and
the apportionment of dwellings on the site. The proposal would provide a mix of two, three, four and five
bedroom dwellings, including single storey, two storey and two and a half storey dwellings.  A framework
masterplan has been submitted with the application that indicates the following parameters:

-  Residential Development of the site, comprising a total of up to 62.
   dwellings of which 11.29% (7 dwellings) would be affordable.
-  A residential area of 1.98 ha.
-  1.56 hectares of Public Open Space located predominantly along the
   northern and western parts of the site with further areas along the
   southern boundary of the site.
-  Provision of landscape and planting buffers to the north, south and
   west boundaries of the site.
-  Provision of two Local Areas of Play (LAP) and a balancing lagoon
   within the areas of public open space.
-  Provision of bungalows along the southern boundary with Briar Close.
-  Main vehicular access to the west of the site forming an estate road,
   with a pedestrian / cycle access on to Shillings Lane to the north of
   the site, and into the Little Neatherd to the west of the site.

The application has been submitted with a number of accompanying documents, including, a Planning
statement, Design & Access Statement, Landscape and Visual Appraisal, Flood Risk Assessment and
Drainage Strategy, Foul Drainage Strategy, Archaeological Desk Based Assessment, Phase 1 Habitat
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Survey, Breeding Bird, Bat Survey, Reptile, Great Crested Newt Survey, Arboricultural Constraints Report,
Arboricultural Impact Assessment, Hedgerow Survey, Transport Statement, Residential Travel Plan,
Statement of Community Involvement, Energy Statement, and Phase 1 and 2 Desk Study and Site
Investigation Report.

SITE AND LOCATION

The application site is approximately 3.78 hectares in size comprising agricultural land located to the north of
Dereham.  The application site sits between the existing residential area to the south and east and the
Neatherd located to the north of the site.  The site is bounded to the north by mature belt of trees and
hedgerows with a footpath running along Shillings Lane east to west along the northern boundary.  A mature
woodland is located to the west of the site known as the Little Neatherd.  Single storey dwellings and their
gardens of Briar Close and a two storey dwelling at Rose Farm border the site to the south.  The existing
residential development site granted permission reference borders the site to the east.  The application site is
generally open and level comprising rough grassland scrubland with a mature hedgerow running north to
south.

EIA REQUIRED

No.

RELEVANT SITE HISTORY

3PL/2015/0916/F - Variation of condition 12 and 13 of permission 3PL/2013/0976/F.

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

3PL/2010/1142 - Erection of 200 dwellings with assoc. parking, garages, open space & landscaping &
change of use of land to cemetery - Permitted 7/09/11.

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
Policy SS1   Spatial Strategy
Policy CP01  Housing
Policy CP04  Infrastructure
Policy CP05  Developer Obligations
Policy CP10  Natural Environment
Policy CP11  Protection and Enhancement of the Landscape
Policy CP13  Accessibility
Policy DC01  Protection of Amenity
Policy DC02  Principles of New Housing
Policy DC04  Affordable Housing Provision
Policy DC11  Open Space
Policy DC12  Trees and Landscape
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Policy DC13  Flood Risk
Policy DC16  Design
Policy DC17  Historic Environment

National Planning Policy Framework (NPPF)

With particular regard to paras 11 - 14, 17, 32, 34, 35, 47, 49, 58, 63 - 65, 93-96, 100 - 103, 109 203 - 206 &
215.

NPPG National Planning Practice Guidance

OBLIGATIONS/CIL

A Section 106 Agreement would be necessary to secure the provision of on site affordable housing; the
provision and on going maintenance of public open space, surface water drainage system, play and
recreation facilities; financial contributions towards education facilities, library services and health facilities; a
residential travel plan, and to provide mitigation measures towards green infrastructure.

CONSULTATIONS

DEREHAM T C
The Town Council is pleased to note that the developer has pulled the building line back from Shillings Lane
to protect its amenity. It did however feel that the density of properties was too high for such an edge of
settlement location. Conditions should be put in place to ensure lighting does not have a detrimental impact
on bat movements. Trees T29 and T30 proposed to be removed are semi-mature oak trees and preferably
should be retained in accordance with DC12. If they do have to be removed, then appropriate replacement
should be conditioned. As mitigation for the loss of potential bat roosts, (through the felling of T29 and T30),
three bat boxes will be located. A larger number of boxes should be installed to ensure that there is no loss of
roosting habitat. In the revised plan the Hibernacula seems to have been removed. If this is the case then
mitigation needs to be put in place to account for the loss of habitat. In the phase 1 Habitat Survey it was
noted that swallows nests and owl pellets had been located. The loss of this will result in the loss of nesting
sites, and appropriate mitigation should be put in place so that there are alternative locations for nesting
swallows and owls. The Council would prefer to see a single larger local area of play away from the
balancing lagoon, rather than two small LAPs. There is no update on the ability of the sewage system to deal
with the additional discharge developed from the housing development. There needs to be a clear strategy
for dealing with the additional sewage generated from the site. The Site Specific Flood Risk Assessment
stated that water from the lagoon would be discharged at a rate of 29.8l/s into the existing water course.
While a water course may be apparent on maps, this does not mean that they function effectively on the
ground. Conditions should be put in place to ensure that the drainage ditch network functions effectively
before work starts on site
NORFOLK COUNTY COUNCIL HIGHWAYS
The proposed development will be an extension of the existing development at Etling View with vehicular
access through the existing junction onto Norwich Road. Given the scale of the existing and proposed
developments the potential highways impacts of this proposal have been duly considered by NCC's
Development Team. It is the view of the Highway Authority that the residual impacts of an additional 62 units
is unlikely to be severe. As such, having due regard to the requirements of the NPPF, it would not be
possible to substantiate a highways objection in this instance. In the event the application is approved it is
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recommended the developer be required to produce a Construction Traffic Management Plan to ensure
matters such as the how and when delivery vehicles will access the site, temporary wheel washing facilities
during the construction period and on-site parking for construction vehicles can be agreed prior to works
commencing on site. Given the proximity of the site to A47(T) it is recommended deliveries are routed to use
the most direct routes of Mattishall Road and Norwich Road rather being routed via the town centre. Outline
permission is sought with means of access marked for consideration. Further conditions required securing
detaield design, approval and implementation and surfacing og estate roads, access, parking areas.
ANGLIAN WATER SERVICE
There are assets owned by Anglian Water or those subject to an adoption agreement within or close to the
development boundary that may affect the layout of the site. There should be no development within 15
metres from the boundary of a sewage pumping station. The foul drainage from this development is in the
catchment of Dereham Water Recycling Centre that will have available capacity for these flows. The existing
sewerage network is operating at capacity and the connection of flows from this development will cause a
risk of flooding downstream. There is currently a foul water strategy for new growth in this part of the
Dereham catchment and this particular development will need to be included within this strategy. A gravity
connection into the adjacent Etling View development site to be discharged into manhole 8300 in Norwich
Road via the Etling View section 104 pumping station is in line with the strategy; however that strategy needs
to be implemented before connection is made. Until this strategy has been completed it is recommended that
a foul water drainage condition be attached to any planning consent being considered. We request a
condition that reserved matters application includel a foul water strategy to be approved in writing by the
Local Planning Authority and that no dwellings shall be occupied until the works have been carried out in
accordance with the foul water strategy.
NORFOLK RIVERS IDB
The FRA states that no greater volume of flow will be seen, however this fails to appreciate the extra volume
of flow which will inevitably be experienced. We would like to confirm that downstream landowners have
agreed to accept these additional volumes and that a robust maintenance regime is in place for future drain
maintenance. Whilst the report states that water will flow to the North of the site, it does not appear to state
the final receptor for the water in terms of a main drain or river, which may be important in terms of its ability
to receive the additional collective volumes from these developments. We would like confirmation of this
receptor if known, (or unknown). We would ask that the LLFA are satisfied that the holistic understanding of
water management is met for the developments
HISTORIC ENVIRONMENT OFFICER
Based on the information within the Desk Based Assessment we have decided that the proposal does not
have any implications for the historic environment and we would not make any recommendations for
archaeological work
PUBLIC RIGHTS OF WAY OFFICER
No objection in principle as long as there is no adverse impact on either the registered common land to the
west or Restricted Byway, (RB32), along the northern boundary of the site.
OBLIGATIONS OFFICER, NORFOLK COUNTY COUNCIL
Education Norfolk County Council would seek contributions for this development for the Infant and Junior
schools and the Dereham 6th Form Centre. Fire Service Norfolk Fire Services have indicated that the
proposed development will require 1 hydrant per 50 dwellings, (on a minimum 90-mm main), for the
residential development at a cost of Â£812 per hydrant. Library services A development of 62 dwellings
would place increased pressure on the existing library service. It has been calculated that a development of
this scale would require a total contribution of Â£3,710 to be spent on IT infrastructure and equipment. Green
Infrastructure Green Infrastructure improvements for the common which is likely to receive increased use as
a result of the proposed development. The contribution of Â£5,000 will be used to protect and enhance
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biodiversity of the common through new planting and adaptive management. Furthermore, the site lies on the
intersection between the Dereham eastern and northern habitat corridors, (ELP, 2008) and therefore
biodiversity, quality of environment and amenity is priority in this area. Â£1000 to cover promotion of routes
to new residents, (development lies adjacent to established PRoW which lies on a Norfolk Trails Circular
walk).
FLOOD & WATER MANAGEMENT TEAM
We previously provided a consultation response on 3 December 2015, (FWP/15/3/1903), to which we had an
objection to the development due to the potential increase in the risk of flooding elsewhere as a result of an
increase in the volume of runoff. The applicant has revised the proposed surface water drainage strategy
such that the discharge to the adjacent watercourse will be restricted to a QBAR rate of 4.3l/s, which has
been calculated based on the MicroDrainage ICP SuDS methodology. This has led to a solution that is
considered to have reduced the potential impact on the risk of flooding elsewhere due to an increase in
runoff volume. We are consequently able to remove our objection to this application subject to conditions
being attached to any consent if this application is approved. On reviewing the calculations we note that the
freeboard within the storage pond has reduced to 227mm as a result of a reduction in the allowable
discharge from the pond. The recommended freeboard to account for uncertainties in model parameters and
the potential for blockage is 300mm. During detailed design we would recommend that the design of the
storage pond is such that the designed freeboard is at least 300mm.
TREE AND COUNTRYSIDE CONSULTANT
The layout does take into account the trees on site and appears to give sufficient space between dwellings
and existing trees. My main concern is that access to the site will require the removal of a veteran Oak (T30
on supplied arboricultural plan). I strongly object to the removal of this tree. Further comments: Slight
improvement in that dwellings have been moved slightly further away from retained trees. Objection to the
removal of Oak for access still applies
HOUSING ENABLING OFFICER
Breckland's adopted policy DC04 requires 40% affordable housing on sites of five units or more. Should the
site be unable to provide this amount, a full viability assessment would be required, and external testing of
this would need to take place.
ENVIRONMENTAL SERVICES OFFICER
Houses served by unadopted will be unsuitable for a refuse vehicle to drive onto, or back into, so residents
will need to present their bins to the nearest adopted highway.
FACILITIES MANAGEMENT
The proposals show various areas of open space including a Local Area for Play, a nature / hibernacula area
and landscaping to provide an ecological buffer around the site. The open space also incorporates a
balancing lagoon. I assume that Breckland District Council, (BDC), might be asked to adopt the proposed
open space. However, 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
the land, such as through the Town Council or a management company. If it is intended to offer the open
space to Breckland, Asset Management would wish to be consulted on the details of the proposed open
spaces BDC will usually consider adopting only large areas of low maintenance open space when provided
with a perimeter knee rail fence to restrict vehicular access. I note that there is to be some tree planting but
any trees planted too close to roads, paths & driveways could become a liability in the future if their roots
cause damage to adjacent structures. The proposals refer to a potential pedestrian / cycling connection to
the Little Neatherd Moor & Neatherd Moor, both of which are owned by Dereham Town Council but
maintained by BDC. The developer would need to obtain permission from the Town Council regarding any
proposals to construct new paths across the moors, but Facilities Management would not wish to take on
responsibility for them.
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CRIME REDUCTION & ARCHITECTURAL LIAISON OFFICER
This is of course merely an indicative layout at this outline stage and lacks the real detail I would need to
comment fully. To prevent crime and ASB to the area in the southwest corner of the site, natural surveillance
needs to be significantly increased by having dwellings near the area or within it. Defensive planting using
Hawthorn or similar needs to be put in place to protect the existing boundaries and to prevent rear access to
dwellings. To the east of this land, north of Briar Close, there is a narrow strip of land that will give access as
I have already described to the rear of the bungalows. From a crime prevention point of view, gardens are
better positioned back to back. This will deny access to an offender, prevent ASB, and stop the area being
used as a rubbish tip. If a foot path is not looked after, adequately illuminated, and not big enough to allow
users to pass without encroaching on their personal space, it will not be used and will fall into disrepair.
KEN HAWKINS, THE RAMBLERS
The Ramblers has significant concerns about the impact of this development particularly on Restricted
Byway 32 (Shillings Lane) which runs along the northern edge of the site, but also on the Little Neatherd area
to the west. RB32 is separated from the site by a hedge line: along this section, it is currently largely lined on
both sides by a tree/hedge line, giving a welcome sense of isolation from residential areas - a sense of being
out in the country, while being so close to the town centre. These hedge lines are not impermeable, however,
and the development will clearly change this ambience. Further comments: The Ramblers welcomes the fact
that the applicant has responded by moving back the housing and creating a slightly wider margin between
new structures and Shillings Lane (Restricted Byway 32). Unfortunately, the main thrust of our initial
objection is unaltered - (1) this will not prevent loss of the current ambience experienced by walkers along
this route, and (2) the plan is illustrative and will therefore not necessarily be reflected in the final plans.
Similarly, the change in relation to the Little Neatherd appears to be so small as to be negligible. We support
the concerns expressed by the Norfolk Wildlife Trust that the impact of this site is not limited to the
boundaries of development, but extends over a much wider area, and it is in that context that we must
sustain our objection.
LAWSON PLANNING PARTNERSHIP LTD
The proposal comprises a residential development of up to 62 dwellings, which is likely to have an impact on
the NHS funding programme for the delivery of primary healthcare provision within this area and specifically
within the health catchment of the development. This development is likely to have an impact on the services
of three GP practices within the Breckland Council locality. These GP practices do not have capacity for the
additional growth as a result of this development. NHS England, therefore requests that a developer
contribution be secured through a planning obligation linked to any grant of planning permission, in the form
of a Section 106 Agreement. A financial contribution of Â£19,600 is sought. Assuming the above is
considered in conjunction with the current application process, NHS England would not wish to raise an
objection to the proposed development
ENVIRONMENTAL HEALTH OFFICERS
Recommend approval providing the development proceeds in line with the application details and subject to
the following conditions to alleviate environmental concerns. No foul drains / sewer connections are to be
made to the existing pumping station until confirmation of the suitable and sufficient capacity of the existing
pumping station, the rising pump main and the Anglian Water Mattishall Water Recycling Centre has been
proven and agreed in writing by the Local Planning Authority. All construction and demolition works to be
carried out in accordance with the guidance provided in Breckland Council Information leaflet, 'Construction
and demolition works - Guidance for contractors and developers'.
NATURAL ENGLAND
The lack of comment from Natural England does not imply that there are no impacts on the natural
environment, but only that the application is not likely to result in significant impacts on statutory designated
nature conservation sites or landscapes.
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NORFOLK WILDLIFE TRUST
The Ecological surveys included with the application cover the application site itself in great detail. However,
they fail to put the site properly into the context of the local landscape and habitats and to take account of the
current and future public usage and impacts on the surrounding area. Ecological mitigation and
enhancement measures, as currently proposed are minimal and, in our view, will not be sufficient to mitigate
for impacts of the development, let alone provide biodiversity enhancement, in line with the guidance set out
in the NPPF. Neatherd Moor, which lies adjacent to the development site, is designated as a County Wildlife
Site and was included in the CWS update that was circulated by Norfolk Biodiversity Information Service in
July 2015. The CWS consists of a mosaic of meadow and woodland, with some areas, including the area
known as Clarkes Acre, (which is within 50m of the development site), containing diverse grassland flora.
Whilst we are aware that the status of Neatherd Moor was not known to the applicant at the time that they
gathered information to support the application, the Moor is now a CWS and in our view no planning decision
should be made until impacts on this site are assessed. Neatherd Moor is also open access land and is well
used by existing residents of the area. As a result, the impacts of increased recreational use (including dogs
and cats) from the new development should be assessed and addressed through appropriate mitigation
measures. We are also concerned that the historic lane to the north is not adequately buffered from the
development. This lane is a valuable wildlife corridor between Neatherd Moor and Etling Green, (also a
CWS) and its value in this context should be recognised and protected. Further comments received 13/4/16.
We are happy that recreational impacts on the CWS have been recognised and that measures to mitigate for
the impacts of increased footfall have been put forward. The proposals to create a greater buffer between the
housing and the CWS and to restrict access points to a limited number of hard paths, should help mitigate for
increased use. We are also happy with the proposals to create new wildlife areas. Having said this we do not
wish to get involved in commenting on the detail of design. We work closely with the town council, which is
the body that manages Neatherd Moor and has a keen interest in maintaining the biodiversity value of the
CWS. As a result, we would wish to defer to their views on the best locations for improving paths and
creating access. We also support the views of the town council regarding trees and hibernacula as
expressed in their consultation response of 9th March.

REPRESENTATIONS

The application has been advertised by notice sin the press, notices in and around the site and via letter to
surrounding residents.  A very large number of representations have been received in response to the
application. In excess of 430 separate representations have been made raising the following objections and
concerns:

-  The proposals would have a significant detrimental impact on the
   Neatherd which is a highly valued open space, and recreational asset
   for the local community and whole of Dereham and is an important and
   designated county wildlife site.
-  Detrimental impact on the character and openness of the surrounding
   area and landscape and the loss of open countryside.
-  Loss of wildlife habitat including trees and hedgerows and detrimental
   impact on ecology and biodiversity within and around the site.
-  Detrimental impact on the enjoyment and setting of Shillings Lane and
   the Neatherd.
-  The social, health and education services within Dereham are at
   capacity, and would not accommodate the additional dwellings.
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-  There is insufficient existing foul water drainage capacity to deal
   with the existing dwellings in the area and therefore there is
   insufficient capacity for the proposed dwellings.
-  Proposed development would worsen existing foul and surface water
   flooding issues.
-  There is no need for more housing in Dereham.
-  There are more suitable locations for new housing in Dereham.
-  Detrimental impact on the residential amenity of neighbouring #
   residents from loss of outlook, loss of light and loss of privacy.
-  Increase in traffic and congestion on the surrounding roads and across
   Dereham.
-  The proposed development would be contrary to planning policies within
   the NPPF and the Breckland Council Core Strategy and Development
   Control policies DPD.
-  Inappropriate location of play areas.
-  Removal of the proposed hibernacular.
-  Layout would provide opportunities for crime and vandalism.

The Council has received one representation in support of the proposed development stating that Dereham
needed further development.

Representations have also been received from Cllr Webb who has raised objections to the proposed
development due to inadequate foul water infrastructure within the surrounding area; and the detrimental
impact on Shillings Lane and the Neatherd and surrounding common land.

ASSESSMENT NOTES

1.0  This application is referred to Committee as a Major Development proposal located outside the
settlement boundary and has received a very substantial amount of objections.

2.0  Principle of development

2.1  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.

2.2  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
Dereham 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.

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

BRECKLAND COUNCIL - PLANNING COMMITTEE - 30th September 2019

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



policy.

2.5  Paragraphs 47 and 49 of the National Planning Policy Framework (NPPF) clearly state that where an
authority does not have an up to date five year housing land supply (at present the District figure is 3.72
years), the relevant local policies for the supply of housing as referred to above should not be considered up-
to-date and that housing applications should be considered in the context of the presumption in favour of
sustainable development.  Furthermore, it is noted that recent case law has identified that those development
plan policies that would in effect restrict the supply of housing including those identified above can only be
given limited weight.

2.6  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.

2.7  Dereham is identified in the Council's Spatial Strategy as the administrative and service centre for the
north of the Breckland District and as such has been identified for retail, employment and housing growth.
The town provides a good range of retail, entertainment and community services and facilities sufficient to
meet the day-to-day needs of residents.  The town centre, local schools and other community facilities,
together with local employment areas, would be within walking or cycling distance of the proposed
development. There are also bus stops along Norwich Road to the south of the site linking which would
provide bus services to Dereham town centre and  regular services to Kings Lynn and Norwich.  In these
terms, the application site is considered to be a sustainable location for new development.

2.8  Although outside the defined settlement limit, the proposed development would adjoin the adjoin the
settlement boundary and main built up area of the town to the south and east. The proposal would also
adjoin other post-war housing expansion to the south and more recent housing development immediately to
the east. The proposal would therefore be closely related to the built form of the town 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 to the south and east, and being bounded by the mature tree and hedgerow
belt of Shillings Lane to the north, the Little Neatherd to the west the proposal would not conflict with local
policies which seek to avoid intrusive development in rural landscapes.

2.9  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.

2.10  The provision of up to 62 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.  The proposal would also provide for a mix
of two, three, four and five bedroom dwellings, in the different forms including apartments houses and
bungalows, and provide for seven affordable dwellings.

2.11  Although the application site is not an allocated site for development, the findings of the Council's
Strategic Housing Land Availability Assessment (2014) notes that the application site would be deliverable.
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In the more recent consultation on the Emerging Site Option, (December 2015), the site is considered to be
developable and a reasonable alternative for future housing allocations.

2.12  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.

2.13  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.

3.0 Character and impact on surrounding area and landscape

3.1  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.

3.2 The proposed development would extend the built up area of the town north 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 south and east and the existing boundary hedging
/ trees and woodland to the north and west.  From the County Wildlife Site, the Neatherd and Shillings Lane
to the east, the proposal would be screened during part of the year by the existing mature landscaping along
Shillings Lane and the northern boundary of the site. When seen within the autumn, winter and early spring
months the proposed buildings would be seen adjacent to the existing buildings to the east and would bring
the built form closer to Shillings Lane and the Neatherd. The framework masterplan has been amended to
increase the landscape planting, amount of open space and bring the built footprint away from Shillings Lane
and the Neatherd and to align with the residential footprint of the development under construction
immediately to the east. The additional hedgerow and tree planting along the northern boundary with suitable
species would further assist in providing more comprehensive screening from the Neatherd and Shillings
Lane to the north throughout the year. Consequently, the proposal would not appear overly intrusive from the
countryside and Neatherd to the north, nor cause any over-riding harm to the character and setting of the
Neatherd.

3.4  The proposal would transform and erode the open aspect of the neighbouring dwellings immediately to
the south 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
ad additional planting.  The proposed residential development would also be consistent with the residential
character of the area to the south and east of the site.

3.5  As the application is outline with all matters reserved except access, detailed matters of 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
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without causing significant harm to the character and appearance of the surrounding landscape and
townscape.

3.6  The overall density proposed of 30.7 dwellings per hectare would not be dis-similar to the adjacent site
partially completed and the indicative layout proposed is considered to be well-conceived with well defined
streets and a series of integrated open spaces.  These open spaces would also provide good opportunities to
enhance connections with the existing public open spaces  in the locality.  It is proposed that the dwellings
along the southern boundary would be single storey which would assist in blending the new built form into
the surrounding residential area and it is noted that there are is a mixture of dwelling forms and styles in the
wider locality.  In this context it is considered that the proposal would not appear out of place nor cause harm
to the surrounding townscape and setting of Dereham.

3.7  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 town.  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.

4.0 Highway Safety and Traffic Implications

4.1  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.

4.2 Outline permission is sought for the provision of up to 62 dwellings at the site with access to be provided
via a single access through the partially completed residential development and estate road to the east which
connects into Norwich Road.  Pedestrian and cycle access would also be provided to the north of the site to
link into the existing footpath running along the northern boundary of the site which would in turn connect to
the wider a footpath and cycle network within Dereham.  With regards to traffic generation, given the number
of dwellings proposed the proposal will inevitably result in some additional vehicular traffic on the surrounding
highway network.  The concerns raised by surrounding residents and the Town Council with respect to
existing infrastructure and congestion and the implications of additional traffic on the network are noted.

4.3  The application has been supported by a Transport Statement which have assessed the existing access
and traffic levels, the proposed access arrangements and through traffic modelling has assessed the
implications of the additional traffic generated by the proposed development and also the cumulative impacts
of other permitted and proposed developments on the surrounding highways network and junctions.  This
concludes that following the completion of the proposed residential development would operate within
capacity.

4.4  The Highways Authority have reviewed the proposal and submission documents and have subsequently
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raised no objections to the application, subject to securing financial obligations to provide through a Section
106 Agreement securing contributions towards a the implementation of a travel plan, and submission of 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.

4.5  Having regard to the evidence within the submitted Transport Assessment and 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'.

5.0 Flood risk and drainage

5.1  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, it can be demonstrated that:

-  within the site, the most vulnerable development is located in areas
   of lowest flood risk unless there are overriding reasons to prefer a
   different location; and
-  development is appropriately flood resilient and resistant, including
   safe access and escape routes where required and that any residual
   risk can be safely managed, including by emergency planning; and it
   gives priority to the use of sustainable drainage systems.

5.2  The application has been supported by a site specific flood risk assessment and surface water drainage
strategy.  The application site falls within Flood Zone 1 and is therefore at low risk of flooding from various
sources including that from rivers, tidal, groundwater, reservoir and canal sources.  The north and eastern
edges of the site are though within the 1 in 100 year risk of flooding event occurring associated with the
Neatherd Moor drains to the north of the site.  The indicative site layout has been designed to provide
landscaped open space in these areas and site the proposed dwellings and on site attenuation outside of this
area.  In order to ensure that the proposal would not give rise to an increased risk of flooding elsewhere a
sustainable urban drainage scheme (SUDS) systems is proposed which includes the provision of on site
water storage attenuation lagoon in the northwest corner of the site which would discharge at a restricted rate
into the Neatherd Moor drains to the north of the site.

5.3  Following objections raised by the Lead Local Flood Authority (LLFA) regarding the rate of discharge into
the drains, the proposed surface water drainage strategy has been amended to restrict discharge rates into
the adjacent watercourse to 4.3 l/s.  The proposed system would therefore limit surface water flows to
significantly below the existing greenfield run off rate of 29.8 l/s.  On this basis, the LLFA have removed their
objection subject to conditions securing a detailed surface water drainage scheme in line with the outline
strategy and it is noted that the Environment Agency also raise no objection to the application. In order to
ensure any discharge through this network and watercourse, a condition has been included to secure a
scheme of off-site works to the drains and to secure a plan for their on-going management and maintenance.
Furthermore, in accordance with the SUDS scheme on the adjacent development site it is proposed that
necessary financial contributions towards its on-going maintenance is secured through a Legal Agreement to
tied to any permission.

5.4  It is acknowledged that there have been capacity issues in the foul water network and as a result the
surrounding area has been subject to instances of flooding foul water surcharging following instances of
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heavy rainfall.  However, it is noted that Anglian Water have recently undertaken works to improve capacity
and management of the existing sewage network to address these existing problems.  Although formal
comments from AW are awaited, it is understood from discussions with officers that AW considers that the
improvement works undertaken will have created sufficient capacity within the system to accommodate the
approved development of 226 dwellings on the adjacent site.

5.5  Nevertheless, it is noted that works would be necessary to the either improve the management of or
expand the existing network and its capacity to provide for the proposed additional 62 dwellings for which
outline permission is sought in this application.  It is understood that AW remains committed to strategic
improvements to the sewer network through the provision of a new connection to the Mattishall WWTW, and
that this scheme has passed through AW's initial governance procedures.  This improvement would enable
foul water from both new and existing development in this part of the town to be directed away from the
Dereham WWTW.  It is currently envisaged that the new sewer would be constructed in 2018.  The applicant
has confirmed that the proposed development would not begin to be first occupied until mid 2018 at the
earliest.

5.6  Notwithstanding this, it is understood that a development impact assessment has been undertaken by
Anglian Water to model the specific implications of the proposed scheme on foul water flows and inform a
site specific mitigation scheme for the proposed development.  Therefore, subject to further comments being
received from Anglian Water and details of this impact assessment, it is considered that a condition requiring
the completion of this site specific foul water drainage scheme prior to first occupation of the dwellings, would
ensure that adequate foul water infrastructure would be in place to address the needs of the proposed
development, should the wider strategic infrastructure improvements not be complete prior to first occupation
of the development.

5.7  In summary, it is noted that both the Environment Agency and Lead Local Flood Authority have raised no
objections to the proposed development subject to conditions and the proposed drainage strategy has been
designed in accordance with the guidance set out in the NPPF and technical standards for SUDS.  Subject to
conditions, the proposed development can come forward in a sustainable manner ensuring the proposed
dwellings would not be at significant risk of flooding and without increasing the risk of flooding elsewhere and
in accordance with paragraph 9 of the Technical Guide to the NPPF and Core Strategy Policy DC13.

6.0 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.

6.2  The site sits to the south of Neatherd Moor a recently designated County Wildlife Site noted for its
mosaic of meadow and woodland.  Following comments from Norfolk Wildlife Trust and the Council's
Ecologists additional information regarding measures to protect the Neatherd Moor from the development
and its additional recreational use have been submitted, and the framework masterplan has been amended
to increase the depth of the landscape buffers to the north and eastern parts of the site, and provide
additional infill tree and hedgerow planting to the north and western boundaries.
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6.3  It is noted that the Norfolk Wildlife Trust have raised no objections to the proposed development
following the submission of additional information.  The Council's Ecologists have agreed with the proposed
mitigation and biodiversity enhancement measures, and recommended conditions to secure these, along
with the approval of a Great Crested Newt Mitigation Strategy and appropriate working practices be
undertaken on site.  They have though requested further information with respect to the impacts from
additional recreational use on the habitats within the County Wildlife Site.  Natural England have advised that
they do not consider that there would be any significant impacts on statutory designated sites.  Conditions
are recommended to secure the submission of a scheme detailing the necessary biodiversity mitigation and
enhancement measures including; the provision of an on site hibernacular; detailed landscaping and planting
plans for the balancing lagoon to maximise its biodiversity value; provision of bird and bat boxes; details of
wildflower planting and tree species to provide suitable habitat for amphibians and small animals.

6.4  The proposed access into the development would require the removal of a mature Oak tree along the
eastern boundary of the site.  Alterative access arrangements have been considered by the applicants to
avoid the loss of this tree, however, it is noted that these would involve the loss of greater lengths of
hedgerows, larger extent of roads and a poorer overall layout.  In this instance, the loss of the veteran oak
tree would weigh against the proposal when considering in the overall balance of its benefits and adverse
affects.  It is noted that the proposal does provide for a significant amount of additional tree planting which
would provide some compensation for the loss of this veteran oak tree.

6.5  With regards to the likelihood of obtaining the necessary EPS licence from Natural England with respect
to great crested newts, in this instance it is noted that the proposed scheme would secure significant wider
economic and social benefits to the public.  The proposed landscape strategy has directly informed the
proposed development framework which itself has been developed to incorporate on site alternative
mitigation and enhancements including aquatic habitats and shelter for great crested newts, and the
provision of green corridors and ecological links through and beyond the site.  In addition, that subject to
conditions to secure the mitigation strategy, and detailed design and landscaping of the proposed lagoon to
ensure its value to Great Crested Newts it is considered that there would be no detrimental impact on their
population.

6.6  In conclusion, it is considered that in principle there are no overriding constraints to the development of
the site in terms of ecology and nature conservation interests and that subject to the provision of further
information with respect to the impacts on the County Wildlife Site, and conditions to secure the above
mitigation and enhancement measures and working methods the proposed development has the ability to
provide a net gain in biodiversity value and as a result would accord with the objectives of the NPPF and
Core Strategy policy CP10.

7.0 Amenity considerations

7.1  The proposal would alter the open outlook from neighbouring properties to the south of the site at Briar
Close and at Rose Farm.  However, there is nothing to suggest that the development, if appropriately
designed and laid out, would have an overbearing effect on adjacent dwellings to the south or cause undue
overlooking or overshadowing.  The development framework plan sets out that single storey properties would
be located towards the southern boundary, adjacent to the single storey dwellings on Briar Close.  The
indicative layout would allow for those two storey dwellings located to the northeast of Rose Farm to maintain
sufficient distance and provide their main outlook facing away from the existing dwellings to the south of the
site.  The indicative framework plan would also allow for retention of the hedgerow planting along the eastern
boundary of the site and adequate separation distance to those dwellings permitted on the adjoining site for
there not to be any.
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7.2  Given the density, height and scale of the dwellings proposed it is considered 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.

7.3  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.

7.4  The Council's Environmental Health Officer has raised no objections to the proposed development
subject to conditions securing the submission, approval and completion of additional foul water drainage
infrastructure prior to the first occupation of the proposed development.  Subject to this condition, it is
considered that the proposed development would not result in any over-riding harm to neighbouring
occupiers during construction of the development.

7.5  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.

8.0 Affordable Housing and Viability

8.1  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.

8.2  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 totalling £517,000, 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.

8.3  However, the Viability Appraisal has been independently reviewed by the District Valuer and following
discussions they agree that a scheme delivering 11% affordable housing is considered to be viable.  The
applicants have agreed to provide 11% affordable housing, (seven dwellings) and are willing to enter into a
S106 Legal Agreement to secure its provision.

8.4  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.

8.5  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.
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9.0 Other material considerations

Local infrastructure

9.1  A number of the concerns raised by local residents highlight the ability of the highway, social and
economic and general infrastructure of the town to cope with additional housing development being
proposed.  However, no objections have been raised by statutory consultees in this respect.  As confirmed in
the submitted reports power, water and telecommunications links can be achieved, and highway
infrastructure is adequate and the necessary foul water drainage infrastructure for the additional 62 dwellings
would be provided as part of the development and secured by way of condition.  Financial contributions
would be made to the expansion / improvement of local school accommodation, as well as to local library
services to mitigate for the additional demand on local services from the additional dwellings.

9.2  With respect to the additional demand for health services and existing difficulties with the provision of
local medical services are acknowledged, though it is understood that this problem is partly one of doctor
recruitment, a matter for the NHS.  NHS England has been consulted and have confirmed that planning
obligations would be sought from the proposed development to provide for increased capacity and facilities in
GP practices in Dereham.  The applicant has agreed to provide a financial contribution towards additional
healthcare services which would be secured by way of a Section 106 Agreement.  Additional on site public
open space would be provided as part of the proposed development and enhancements and improvements
to the surrounding footpath network would be secured by condition and legal agreement.

Impact on Availability of High Quality Agricultural Land

9.3  Paragraph 112 of the NPPF states that Local planning authorities should take into account the economic
and other benefits of the best and most versatile agricultural land.  Where significant development of
agricultural land is demonstrated to be necessary, local planning authorities should seek to use areas of
poorer quality land in preference to that of a higher quality.

9.4  It is noted that the proposed development would result in the loss of agricultural land which has recently
been used for the growing of crops.  The land is identified as being within grade two agricultural land and is
therefore of good quality agricultural land.  Whilst it is noted that the site would result in the loss of
agricultural land considered to be the best and most versatile, it is noted that the amount lost would not be
significant when considering the large amount of similar quality agricultural land within the surrounding area
and district. It is also noted that it between residential development to the south and east, dense woodland to
the west and the County Wildlife Site to the north which would inevitably limit its agricultural scope.  Given
the above, it is considered that the proposals would not result in a significant shortfall in the availability of the
high quality agricultural land in the surrounding area and District.

Land contamination

9.5  Paragraph 121 of the NPPF indicates that planning policies and decisions should ensure that:

-  the site is suitable for its new use taking account of ground
   conditions and land instability, including from natural hazards or
   former activities such as mining, pollution arising from previous uses
   and any proposals for mitigation including land remediation or impacts
   on the natural environment arising from that remediation;
-  after remediation, as a minimum, land should not be capable of being
   determined as contaminated land under Part IIA of the Environmental
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   Protection Act 1990; and
-  adequate site investigation information, prepared by a competent
   person, is presented.

9.6  The Council's Contaminated Land Officer is satisfied that any contamination and ground condition issues
which may exist on the site can be adequately identified and addressed by the imposition of a condition
requiring the submission and approval of a site investigation report and where necessary the implementation
of any appropriate remediation measures required before development takes place.  It is also noted that the
Environment Agency do not consider the presence of a principal aquifer under the site to be of high risk.

9.7  Therefore, subject to a condition securing the submission and approval of a detailed site investigation
report and risk assessment and the approval and subsequent implementation of a scheme of remediation
works and enabling ground works, it is considered that the proposed site would be suitable for the proposed
residential development and the guidance contained within the NPPF would be met.

10.0 Conclusion

10.1  Although outside the Settlement Boundary, the proposal would be well related to the built form and
existing residential areas of Dereham 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.  A veteran oak tree would be lost to provide the highway access.  Whilst there would be some loss
of openness would result this would be localised and the development would be generally consistent with the
character of the surrounding residential development.  Subject to conditions to secure the completion of site,
specific foul water infrastructure improvements prior to occupation of the development adequate foul water
infrastructure would be provided for the proposed dwellings. Potential impacts on local ecology have been
carefully scrutinised and found to be acceptable.  The development would also make a significant
contribution towards the supply of housing, including a proportion of affordable housing.  Although there is no
positive presumption in favour of the development under paragraph 14 of the NPPF, given current housing
shortfalls this factor should be given weight in the planning balance.

10.2  It is acknowledged that there is considerable local objection to the proposed development.  However,
local opposition in itself is not a reason for refusing planning permission.  As with all planning applications,
rejection of proposals must be based on valid planning reasons, which can be supported by evidence.  The
importance and ecological value, recreational value, community value of the Neatherd to the local community
and town of Dereham is clearly reflected within the number of representations and emphasis within these
objections.  The proposals would not result in the loss of the Neatherd and whilst bringing the built form
closer to part of the Neatherd, the proposal would allow for sufficient break and landscaped buffer together
with additional planting and habitat creation, the proposal would not cause any significant harm to the
appearance, setting, and enjoyment of the Neatherd and Shillings Lane.

10.3  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.

10.4  Consequently, it is recommended that outline permission is granted subject to securing further
information from Anglian Water and regarding the ecological impacts on the adjacent County Wildlife Site
and the conditions below and the completion of a Section 106 Agreement.
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11.0 RECCOMMENDATION

11.1  The application is recommended for approval, subject to conditions, the completion of a S106 Legal
Agreement, comments being received from Anglian water and information with respect to ecological impacts
on the County Wildlife Site.

11.2  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
appearance, layout, scale and landscaping of the development.

Reason for condition:-
The details are not included in the current submission.

3 In accordance with submitted plans NEW 2017
The development must be carried out in strict accordance with the application form, and
approved documents and drawings as set out in the table at the end of this notice.

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

4 Foul water drianage strategy
No development above the laying of foundations shall commence until a scheme to deal with
waste and foul water from the development has been submitted to and approved in writing
by the Local Planning Authority. The dwellings hereby approved shall not be occupied until
the works required under the approved waste and foul water scheme have been completed
in accordance with the approved drainage strategy.

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
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Development Control Policies Development Plan Document 2009.
5 Surface water drainage strategy including

management
Prior to commencement of development, in accordance with the submitted Site Specific
Flood Risk Assessment and Sustainable Urban Drainage Assessment, Project No: 46370
Rev. C (15/02/2018) and drawing 46370/P/SK03, Revision C, 15/02/2018, detailed designs
of a surface water drainage scheme incorporating the following measures shall be submitted
to and agreed in writing with the Local Planning Authority. The approved scheme shall be
implemented prior to the first occupation of any of the dwellings hereby approved. The
submitted scheme shall address the following matters:
I. Surface water runoff rates will be attenuated to 4.9l/s for all storms up to and including the
1 in 100 year plus 40% climate change as stated within section 7 of the FRA.
II. Provision of surface water attenuation storage, sized and designed to accommodate the
volume of water generated in all rainfall events up to and including the critical storm duration
for the 1 in 100 year return period, including allowances for climate change, flood event.
III. Detailed designs, modelling calculations and plans of the of the drainage conveyance
network in the:
- 1 in 30 year critical rainfall event to show no above ground flooding on any part of the site.
- 1 in 100 year critical rainfall plus climate change event to show, if any, the depth, volume
and storage location of any above ground flooding from the drainage network ensuring that
flooding does not occur in any part of a building or any utility plant susceptible to water (e.g.
pumping station or electricity substation) within the development.
IV. The design of the attenuation basin will incorporate an emergency spillway and any
drainage structures should include appropriate freeboard allowances. A minimum of 500m3
additional freeboard on basins 1 and 2 will be provided in line with Appendix F, letters dated
02/11/2017 and 13/02/2018 of the submitted FRA.
V. A conveyance feature (channel) will be provided as shown on drawing number
46370/P/SK03, Rev C, 15/02/2018.
VI. Plans to be submitted showing the routes for the management of exceedance surface
water flow routes that minimise the risk to people and property during rainfall events in
excess of 1 in 100 year return period. This will include surface water which may enter the
site from elsewhere.
VII. Finished ground floor levels of properties are a minimum of 300mm above expected
flood levels of all sources of flooding, with a minimum of 150mm between external ground
levels and property finished floor levels.
VIII. Details of how all surface water management features to be designed in accordance
with The SuDS Manual (CIRIA C697, 2007), or the updated The SuDS Manual (CIRIA C753,
2015), including appropriate treatment stages for water quality prior to discharge.
IX. A maintenance and management plan detailing the activities required and details of who
will adopt and maintain the all the surface water drainage features for the lifetime of the
development. This will also include the ordinary watercourse and any structures such as
culverts within the development boundary.

Reason for condition:-
Details are required prior to commencement to prevent flooding in accordance with National
Planning Policy Framework Policy 14, by ensuring the satisfactory management of local
sources of flooding surface water flow path s, storage and disposal of surface water from the
site in a range of rainfall events and ensuring the surface water drainage system operates as
designed for the lifetime of the development.
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6 Site investigation
The development hereby approved shall be carried out in full accordance with the approved
Site Investigation report and remediation measures set out in Phase 1 and 2 Site
Investigation Report, prepared by Geosphere Environmental ltd, ref: 1033, SI/LF,
PD/12.02.15/V2, project number: 1033, SI, Issue 2,dated 12th February 2015. No dwelling
shall be occupied until a report verifying that the approved remediation measures have been
completed, has been 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.

7 Non-standard condition
Prior to first occupation, a scheme shall be submitted to, and approved in writing by the
Local Planning Authority, verifying that any imported or reused topsoil, has been certified as
suitable for residential use.  Only such certified soil shall be used during the development.

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.

8 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

9 Finished floor levels
No development above the laying of foundation shall take place unless or until details of the
finished floor levels of the dwellings hereby approved, surrounding made ground and site
boundaries has been submitted to and approved in writing by the Local Planning Authority.
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Only such levels as may be agreed shall be used in connection with the development,
unless otherwise first agreed in writing by the Local Planning Authority.

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

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

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

ii. loading and unloading of plant and materials;

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

iv    wheel washing facilities;

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

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

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

11 SHC01 - Detailed plans of roads, footways,
cycleways
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. All construction works shall be carried out in accordance
with the approved plans.

Reason for condition:-
Details are required prior to commencement to ensure satisfactory development of the site
and a satisfactory standard of highway design and construction in accordance with Policy
CP4 of the Breckland Core Strategy.

12 SHC03A - Surfacing
Before any dwelling is first occupied the road(s) and footway(s) shall be constructed to
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binder course surfacing level from the dwelling to the adjoining County road in accordance
with the details to be first approved in writing by the Local Planning Authority.

Reason for condition:
To ensure satisfactory development of the site in accordance with Policy CP4 of the
Breckland Core Strategy.

13 Full Residential Travel Plan to be submitted
Prior to first occupation of any of the dwellings hereby approved, a Residential Travel Plan
for the development shall be submitted to and approved in writing by the Local Planning
Authority. The Residential Travel Plan shall accord with Norfolk County Council document
`Guidance Notes for the Submission of Travel Plan`, and shall include measures to be
implemented as part of the Travel Plan, targets for their use and vehicular trip reduction,
timescales for their implementation, and arrangements for the monitoring and review of the
travel plan and measures, including nomination for a travel plan coordinator. No part of the
development hereby permitted shall be occupied until the approved Residential Travel Plan
has been implemented in accordance with the approved timescales, as approved.

Reason for condition:-
To ensure that the development is sustainable in accordance with the NPPF in accordance
with Policy 6 of the NPPF.

14 Submission of arboricultural Method statement,
TPP
Prior to the commencement of development, an Arboricultural Impact Assessment and
Arboricultural Method Statement shall be submitted to and approved in writing by the local
Planning Authority. No development or other operations shall take place except in complete
accordance with the approved Arboricultural Method Statement.  In relation to the Statement
the following shall apply:

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

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

c) The fencing or other works which are part of the Method Statement shall not be moved or
removed, until all works, including external works, have been completed and all equipment,
machinery and surplus materials have been removed from the site.

Reason for condition:-
Details are required prior to commencement to ensure that adequate protection is afforded
to the existing vegetation and trees to remain on site, in the interests of visual amenity and
biodiversity. In accordance with policies CP11 and DC12 of the Core Strategy and
Development Management Policies DPD.
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15 GCN Mitigation strategy
No development other than that necessary for ground investigation shall commence until a
Great Crested Newt Mitigation Strategy has been submitted and approved in writing by the
Local Planning Authority. This shall include a watching brief by a suitably qualified ecologist
when undertaking any vegetation or hibernacula/refugia removal, any mitigation to be
incorporated into the development including the hibernacula area shown on drawing no.
CSA/2703/100 Rev N, and any swales and ponds to be provided on site. The project
ecologist should advise on the hibernacula design as well as the proposed planting around
the hedgerows and ponds. All works shall thereafter be carried out in accordance with the
approved details and timetable within the GCN Mitigation Strategy.

Reason for condition:-
In the interests of maintaining and enhancing biodiversity and ecological value of the site
and surrounding area. In accordance with policies CP10, CP11, DC12, and DC16 of the
Core Strategy and Development Management Policies DPD. The details are required to be
discharged prior to commencement in order to ensure that all necessary protection and
precautionary measures are undertaken throughout construction works on site.

16 Construction Ecological Management Plan
(CEMP)
No development other than that necessary for ground investigation shall commence until a
Construction Ecological Management Plan (CEMP) has been submitted to and approved in
writing by the local planning authority. The CEMP shall incorporate the following mitigation
and precautionary and best practice working methods and timescales for their
implementation;
- Checks for nesting birds and pre-commencement surveys for and soft felling of the trees
with the potential to support bats as detailed in as detailed in the Breeding Bird Report
(James Blake Associated, August 2015) and the Bat Emergence and Return to Roost
Survey Report (James Blake Associated, September 2015), respectively.
- Above-ground vegetation should be maintained at ground level until the spring to
discourage use by reptiles and nesting birds.
- Roots and any other spoil/rubble mounds should be removed/dismantled under an
ecological watching brief between mid-March and late September.
- Retained hedgerows should be protected throughout the development, in line with
BS5827:2012 Trees in relation to design, demolition and construction, and enhanced (with
native species) to plant up gaps and increase species diversity.
- Any trenches should be backfilled or covered overnight to prevent animals becoming
trapped. Where this is not possible a ramp should be placed into the trench to allow animals
to escape and trenches should be checked for the presence of animals prior to the start of
works each morning.
- Details of methods of any proposed ditch clearance
- Details of any proposed external lighting, including location, luminence and light spread
with any proposed lighting being directed away from the boundary trees and hedgerows.

All works shall thereafter be carried out in accordance with the approved details and
timetable within the CEMP.

Reason for condition:-
In the interests of maintaining and enhancing biodiversity and ecological value of the site
and surrounding area. In accordance with policies CP10, CP11, DC12, and DC16 of the
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Core Strategy and Development Management Policies DPD. The details are required to be
discharged prior to commencement in order to ensure that all necessary protection and
precautionary measures are undertaken throughout construction works on site.

17 Biodiversity enhancements: hibernacular,
lagoon, planting
No development other than that necessary for ground investigation shall commence until a
Habitat Enhancement and Management Plan, has been submitted to and approved in writing
by the Local Planning Authority. The enhancement  plan shall include:
- landscape buffer comprising new tree and hedgerow planting to the north south and west
boundaries of the site to include native species
- Bat and bird boxes/tubes (as detailed in the Breeding Bird Report, James Blake
Associated, August 2015 and the Bat Emergence and Return to Roost Survey Report,
James Blake Associated, September 2015),
 - Gaps under fencing to allow connectivity across the site for small fauna,
- Restrictive lighting to ensure no trees/hedgerows etc are impacted by artificial lighting
which would in turn impact nocturnal species such as bats. (Details of these are in the
ecological reports (Phase 1, breeding birds, bats etc) submitted with this application.)
- The species of wildflower seeds and trees should be included in this document and
preferably another hibernacula/refugia area near to the proposed pond on site to provide
cover and hibernation areas for amphibians and other small animals which may use the
boundary habitats.

The development shall thereafter be carried out in accordance with the approved details and
timescales for implementation.

Reason for condition:-
In the interests of maintaining and enhancing biodiversity and ecological value of the site
and surrounding area. In accordance with policies CP10, CP11, DC12, and DC16 of the
Core Strategy and Development Management Policies DPD. The details are required to be
discharged prior to commencement in order to ensure that all necessary protection and
precautionary measures are undertaken throughout construction works on site.

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

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

19 Details of footpath link to north and west
No development shall commence until, a scheme for the provision of footpath links from the
pedestrian / cycle connections shown on the north and west boundaries of the site on
approved drawing no. CSA/2703/100 Rev N, 'Development Framework Plan', to Dereham
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RB32 and Dereham FP10, has been submitted to and approved in writing by the Local
Planning Authority. The scheme shall include details of the design; construction and
surfacing; any signage; fencing or boundary treatments; and timescales for the completion of
the works. The development shall thereafter be carried out in accordance with the approved
details and timescales.

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

20 Retention of hedgerows and trees unless as
indicated
The existing trees/hedges on the site shown to be retained on the approved plan shall be
retained throughout the construction of the development.  Should any die or be removed
without the written consent of the Local Planning Authority, they shall be replaced during the
next planting season with a tree(s) or hedging of a species, size and in the same location to
the satisfaction and written agreement of the Local Planning Authority.

Reason for condition:-
In the interests of the satisfactory appearance of the development and to protect trees and
hedgerows in accordance with Policy DC12 and DC16 of the Breckland Core Strategy.

21 Fire hydrant scheme
Prior to the commencement of any works above slab level, a scheme for the provision of fire
hydrants (served by mains water supply) serving the development including timescales for
its completions shall be submitted to and approved in writing by the Local Planning
Authority.  No dwelling hereby permitted shall be occupied until the hydrant(s) serving that
dwelling have been provided in accordance with the approved scheme .

Reason for condition:-
In order to secure the provision of fire hydrants on site in the interests of safety of future
occupants in accordance with Policy DC1 of the Breckland Core Strategy.

28 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.

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