
 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2015/0917/O CASE OFFICER Fiona Hunter

LOCATION: SWAFFHAM APPNTYPE: Outline
Norwich Road, Swaffham POLICY: Out Settlemnt Bndry

ALLOCATION: N
CONS AREA: N

APPLICANT: MLN (Land and Properties) Ltd
C/O Agent

LB GRADE: Adjacent Grade 2

AGENT: Knights
The Brampton Newcastle-under-Lyme

TPO: N

PROPOSAL: Erection of 185 dwellings

DEFERRED REASON

(A) HISTORY

The application was resolved to be approved by planning committee on 27th June 2016. In the intervening
time, the S106 was drafted and issued by the Council, however, the agent nor applicant have in the
intervening time advanced the S106 to the point where it can be engrossed. The applicant has now paid the
Council's legal fees to enable the S106 drafting to be continued.

Due to the time since the committee resolution, it was necessary to re-consult and re-consider the application
and refer back to committee for ratification.

(B) CONSULTATIONS

Consultation responses to the 2019 re-consultation are summarised below.

Town Council

- Historic Footpath,  the existing route of the footpath needs to be maintained, with the layout of the site
changed to accommodate this.
- Affordable Housing, the Planning Committee object to the drop affordable housing from 40% to 25%. OPP
was granted with 40% and although the emerging Local plan requires 25%, at least 35% has been identified
within the Local Plan as the calculated need across Breckland and the Committee would like to see this put
in place.
- Boundary to Hillside estate, the Planning Committee would like to see a substantial buffer zone with
planting between the development and Hillside.

Tree Officer

No objection following clarification the site is an emerging allocation.

NCC Natural Environment Team
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No objections subject to compliance with submitted PEA Report.

Sports England

Sport England has no further comment to make on this particular application. Please refer to our previous
responses.

NCC Infrastructure

Require contributions for: early education, Swaffham library and PRoW contribution.

Lead Local Flood Authority

Please refer to our previous comments.

Ramblers

We see no change since last time, so our comments are unaltered.

Public Right of Way Officer

An Order will need to be made under the Town and Country Planning Act to divert part of Swaffham Public
Footpath No. 45 in order to enable the development to be carried out.  We welcome the proposal to divert the
new footpath through the open green space through the centre of the site. The new route of Swaffham Public
Footpath No.45 should be surfaced throughout the development site and have a legal width of 2 metres.
Swaffham Public Footpath No.42 is opposite the site and may benefit from some enhancements in order to
take the additional traffic the development will bring. Furthermore the National Trail The Peddars Way runs
near to the site and there are a number of circular walks around the proposed site including a promoted
circular walk through the development site (FP45) which links in with the National Trail. Therefore it would be
great to try and promote these routes from the development site, through either installing an interpretation
board or providing the information in homeowner welcome packs.

If at all possible it would be of great benefit to residents to try and improve the highway verge along North
Pickenham Road to provide a safe off road route for pedestrians wishing to walk from FP45 to Swaffham
Restricted Byway No.50 which links to the Peddars Way and also provides a circular walk back to the
development site via Swaffham FP51. The verge enhancement/possible footway would create a missing link
in an extensive network of Public Rights of Way significantly benefiting new residents and existing residents
by creating a number of potential off road recreational routes.

Housing

Assuming the resolution to grant from the prior committee cycle is still valid, then no change to comments.

Natural England

The advice provided in our previous response applies equally to this re-consultation although we made no
objection to the original proposal. The proposed amendments to the original application are unlikely to have
significantly different impacts on the natural environment than the original proposal.
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Environmental Health Officer

No objections. Recommended an Air Quality Assessment is submitted with the Reserved Matters.

Historic England

Please see Historic England letter dated 23 April 2019 and their earlier letter dated 31 May 2016.

Highways

As with our last response the application will need to deliver a footway/cycleway to connect the site to the
existing facilities. In our previous response a contribution to a bus service was required. However it is now
unlikely that a bus service will enter the site and will remain on Norwich Road and so therefore bus stops with
shelters and a crossing facility connecting the two stops will be required in lieu of the contribution to a bus
service.

With regards to access to the site, the highway authority will require two points of access to the site. It is
suggested that a second point of access could be an  emergency access taking the form of a
footway/cycleway.

The development will require a Travel Plan which will be secured by condition as suggested below. The
Travel Plan monitoring and performance bond is also required and this is secured by S106.

The highway authority continues to recommend no objection subject to conditions.

(C) REPRESENTATIONS

7 additional local representations have been received raising the following points:

-  PRoW FP 45 runs through the site and forms part of a longer path known as Monks Path.  Its' historical
association and alignment should be considered in the setting of the listed building.
- Swaffham now has an adopted Neighbourhood Plan. This site is within an identified key vista and gateway
to the town. It is also an identified local flooding area.
- Cumulative Impact to Swaffham Air Quality Management Zone
- Foul drainage issues locally which will exacerbated
- Site has history of being flooded which will become worse if developed
- Traffic safety and road congestion
- Lack of employment and leisure facilities in Swaffham
- Insufficient capacity at GP and dentist and services
- No demand for the houses
- loss of ecological habitat and wildlife
- Residential amenity harm
- Development would create urban sprawl

(D) ASSESSMENT

 Key Changes since the Application was considered by Planning Committee

Since the application was resolved to be approved there are two key changes for this application. The first is
that the NPPF 2012 has been replaced with the NPPF 2019. Whilst this is a change to material
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considerations, the key planning balancing exercise remains the same.

The other key change is that the emerging development plan has advanced and has been through EIP. The
main modification consultation has been issued, and the consultation finished on 1st April 2019. The site is
subject to emerging allocation "Swaffham Housing Allocation 4 Land to the south of Norwich Road (LP010)".
The  allocation was not subject to fundamental changes in the consultation and is thus afforded moderate
weight. The application as proposed complies with the emerging allocation.

The Swaffham Neighbourhood Plan (SNP) has also been prepared and "made" on the 21st June 2019 and
now forms part of the Adopted Development Plan. The development is considered to comply with the SNP,
however, the reversed matters will need to also give regards to these policies in due course.

Amended Consultee Comments

The Town Council have requested the PRoW running through the site is kept in its historic position, but not
clarified the importance for maintaining the route. The Historic Building Officer and PRoW Officer have not
objected to a potential realignment and no justifiable reason for refusal is found on this matter.

The Town Council have also objected to the affordable being reduced from 40% to 25%, however, the
Council's emerging evidence base identified that only 25% is viable in most circumstances, and has not been
disputed by the Inspector, and therefore it would be unreasonable to require 40% affordable housing. 25% is
also in line with other schemes the Council have approved in the last 6 months.

The Town Council have requested a substantial buffer zone between the development and the street
Hillside. Layout is a reversed matters, and residential amenity will be subject to usual considerations of
preventing overshadowing, overlooking or creating a sense of enclosure. No site specific reason has been
identified of why a buffer is necessary between two residential land uses.

NCC Infrastructure and PRoW Officer have asked for contributions towards off-site PRoW and connections.
Clarification has been sought on the exact details and will be reported to planning committee. The PRoW
Officer has recommended the PRoW is diverted through the new public open space and is legal width of 2m
together with being surfaced. It is recommended this is partly conditioned with full details to be provided at
the Reserved Matters stage.

The Environmental Health Officer has recommended a Air Quality Assessment is provided with the Reserved
Matters application. However, the use of this document would be limited, as the planning obligations and off-
site works will have already been agreed. It is therefore not considered a reasonable requirement.

Highways continue not to object, however, have recommended alternative obligations and conditions
including:

- 2 x bus shelter and stops along Norwich Road (one in each direction) with crossing facility  rather than bus
diversion into the site
- Additional point of access than that shown on the submitted plans, which can be emergancy access taking
the form of a cycle/ footpath with bollard
- Travel Plan contribution as before
- Updated conditions

These are considered reasonable and appropriate is scale to the development.
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(E) CONTRIBUTIONS/OBLIGATIONS

Following updated consultation, the following contributions would also be sought and secured through the
signing of the section 106 agreement if planning permission is granted:

-  25% affordable housing
-  Open space in accordance with Policy DC 11
-  Off site sports contribution in  accordance with Policy DC 11
-  Early Education contribution as per table 2 of NCC Infrastructure response
-  £75 per dwelling towards Swaffham Library
- Off-site Public Right of Way improvement (exact details to be confirmed in supplementary report)
-  Travel Plan contribution
- Two bus stops and crossing point (to be conditioned)
- Fire Hydrants (to be conditioned)

(F) RECOMMENDATION

The recommendation remains unchanged with the application recommended for APPROVAL subject to
conditions (see updated list of conditions at end of this report) and the signing of the section 106 agreement
to cover the updated list of obligations, as set out above. However, given the delays with the S106 to date,
delegated authority is also sought to refuse the application if the S106 agreement is not completed within 4
months from the date of committee.

REASON FOR COMMITEE CONSIDERAT

This application is referred to committee as a major development proposal and which is contrary to the
development plan.

KEY ISSUES

Principle of Development and Policy Position
Character and impact on surrounding area and landscape
Impact on heritage assets
Highway safety and traffic implications
Amenity
Flood risk and drainage
Ecology
Other material considerations
Conclusion
Recommendation

DESCRIPTION OF DEVELOPMENT

This application seeks outline planning permission for the erection of up to 185 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 a single vehicular access from Norwich Road, with a further
pedestrian, cycle and emergency access on to Norwich Road proposed in the north-eastern corner of the
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site.

This outline planning application as submitted seeks to establish the general principles of development and
the apportionment of dwellings on the site.  A framework masterplan / land usage plan has been submitted
with the application indicates the following:

-  Residential Development of the site, comprising a total of up to 185
   dwellings of which 40% (74 dwellings) would be affordable
-  A developable area of 7.1 ha with a development density of 26
   dwellings per hectare across the whole site.
-  2.2 hectares of Public Open Space and a Local Equipped Areas of Play, (LEAP).  .
-  A mix of 1, 2, 3, 4 and 5 bedroom dwellings, including
   single storey, two storey detached, semi-detached and terraced dwellings.
-  Provision of a landscaped buffer zone to the southeast boundary and replacement landscaping and
hedgerow planting to the Norwich Road frontage.

The proposed parameters masterplan has been amended to provide a greater open landscaped buffer along
the south eastern edge of the site adjacent to Wood Farm. The application has been submitted with a
number of accompanying documents, including, a Planning statement, Flood Risk Assessment and
Preliminary Drainage Strategy, Design & Access Statement, Landscape and Visual Appraisal, Built Heritage
Statement, Phase 1 Ecology Survey and report,  Transport Assessment, Framework Residential Travel Plan,
Archaeological and Geophysical Report,  Agricultural Land Classification Report.

SITE AND LOCATION

The application site is approximately 7.1 hectares in size comprising of open agricultural land located on the
south-eastern edge of Swaffham.  Norwich Road bounds the site to the north with a collection of dwellings
and the extensive grounds of the Grade II listed Manor House located further beyond Norwich Road further
to the northeast and northwest.  Open fields are located immediately to the east and to the southeast of the
site with a small number of dwellings and residential care home further along Norwich Road to the east.  The
residential dwellings and complex at the grade II listed Wood Farm bound the site to the south and
southeast.  A residential area comprising of single storey dwellings at Hillside borders the site to the
southwest, and two storey dwellings at Captains Close bordering the site to the northwest.  A public footpath
runs roughly north to south through the centre of the site.  The site is set behind mature trees and hedgerows
runs along the northern boundary of the site with the land levels sloping downwards generally from the north
and eastern parts of the site to the south towards Wood Farm.

EIA REQUIRED

No.

RELEVANT SITE HISTORY

No relevant site history.

POLICY CONSIDERATIONS

The following policies of the adopted Breckland Core Strategy and Development Control Policies and the
adopted Site Specific Policies and Proposals Document, including the Proposals Maps, have been taken into
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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 CP06 Green Infrastructure
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
Policy DC13 Flood Risk
Policy DC16 Design
Policy DC17 Historic Environment
Policy DC19 Parking Provision

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

Sections 66 and 72 of the Planning, (Listed Building and Conservation Areas), Act 1990.

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 and recreation facilities; financial contributions
towards education facilities and library services; the extension of local bus service; a residential travel plan,
and to provide mitigation measures towards green infrastructure.

CONSULTATIONS

SWAFFHAM TOWN COUNCIL
Object for the following reasons:
- The development was unsustainable economically, particularly there is insufficient infrastructure to support
the development.
- The development would affect the rural and historical character of the Town and have a detrimental effect
on the visual amenity of a gateway to the Town.
- The development would have a detrimental effect on the future health and well being of residents.
- Breckland Council are urged to press the statutory consultees to respond to the specific concerns
expressed and noted at the Town Council meeting on 20 August (attended by those responsible for drainage

BRECKLAND COUNCIL - PLANNING COMMITTEE - 30th September 2019

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



matters), in respect of the relevant two planning applications regarding
existing and potential further foul and surface water drainage issues.
- The geographical nature of the land makes it unsuitable for development and would further exacerbate
existing drainage problems.
- The increase in the volume of traffic would increase the risk of accidents to pedestrians, existing footpaths
are inadequate for current use and already cause concern. Further development would bring more traffic and
pedestrians to the area. In particular concern was expressed regarding the lack of footpath around the North
Pickenham Rd Junction.

The following conditions were agreed by the Council in the event that planning permission was granted by
Breckland Council.
- The 30mph speed limit should be extendec further out along Norwich road.
- Improvements in footpaths along both sides of Norwich Rd, into North Pickenham Rd and Whitecross Rd
NORFOLK COUNTY COUNCIL HIGHWAYS
The site is located on the outskirts of Swaffham in a relatively remote location. The applicant has recognised
this fact and is proposing transport measures to link the site
with all the facilities that are available in Swaffham. A continuous footway/cycleway with a crossing of
Norwich Road will be provided to link to Captains Close and the footways to the town centre.

The site is not currently well served by bus services. To serve the site adequately the Swaffham Town
service (of which the Number 12 is a part) should be diverted along
Norwich Road and into the development to create good public transport access to the Town Centre, Tesco,
Waitrose and beyond. The applicant has agreed funding of 168K
for the bus service diversion which will sustain the town service at hourly for the peak hours and two hourly
for the off peak hours fcr up to 5 years. The precise details of the
service and funding requirements will be detailed in the S106.

The development will require a Travel Plan which will be secured by condition as suggested below. A Travel
Plan performance bond of 65,000K will also be required.

Both the bus contribution and Travel Plan performance bond will need to be secured by a S106 Agreement
before any permission is granted.
In the light of the above, the Highway Authority recommends no objection subject to the above mention S106
being completed conditions.
ENVIRONMENT AGENCY
We consider that planning permission could be granted to the proposed development as submitted if a
planning condition is attached to secure a surface water drainage scheme. The water environment is
potentially vulnerable and there is an increased potential for pollution from inappropriately located and/or
designed infiltration Sustainable Drainage Systems (SuDS). We consider any infiltration Sustainable
Drainage System (SuDS) greater than 2.0 m below ground level to be a deep system and are generally not
acceptable. All infiltration SuDS require a minimum of 1.2 m clearance between the base of infiltration SuDS
and peak seasonal groundwater levels. All need to meet the criteria in our Groundwater Protection: Principles
and Practice (GP3) position statements G1 to G13. In addition, they must not be constructed in ground
affected by contamination. Contamination The site is located above a Principal Aquifer. However, we do not
consider this proposal to be High Risk.

We consider that planning permission could be granted to the proposed development as submitted if a
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planning condition is attached to secure a surface water drainage scheme. The water environment is
potentially vulnerable and there is an increased potential for pollution from inappropriately located and/or
designed infiltration Sustainable Drainage Systems (SuDS). We consider any infiltration Sustainable
Drainage System (SuDS) greater than 2.0 m below ground level to be a deep system and are generally not
acceptable. All infiltration SuDS require a minimum of 1.2 m clearance between the base of infiltration SuDS
and peak seasonal groundwater levels. All need to meet the criteria in our Groundwater Protection: Principles
and Practice (GP3) position statements G1 to G13. In addition, they must not be constructed in ground
affected by contamination. Contamination The site is located above a Principal Aquifer. However, we do not
consider this proposal to be High Risk.
ANGLIAN WATER SERVICE
It is proposed the foul flows from the site to the south of Norwich Road would connect into a 450mm diameter
sewer (totally separate from the 300/380mm sewer referred to above) that has capacity to accept the flows
without causing detriment.
HISTORIC ENVIRONMENT OFFICER
Artefacts including a Roman brooch and coins, early Anglo-Saxon brooches, and Middle Saxon to medieval
pottery, coins and dress fittings have all previously been recorded from the proposed development site. An
archaeological geophysical survey of the proposed development site has been submitted with the planning
application However, the geophysical survey has not identified all of the historic landscape features at the
site known from historic maps (in particular a late eighteenth century map shows a road running west-east
through the site of which there is no clear trace on the survey results). Consequently there is potential that
previously unidentified heritage assets with archaeological interest (buried archaeological remains) will be
present at the site and that their significance would be affected by the proposed development.

Based on the results of the geophysical survey, we advised that the results of a programme of archaeological
trial trenching were submitted with the planning application in accordance with National Planning Policy
Framework para. 128 so that the presence, date, form, extent and significance of any heritage assets with
archaeological interest at the site can be established. We therefore request that the results of a programme
of archaeological trial trenching are submitted for consideration prior to the determination of the application
so that a fully informed planning recommendation can be made. Norfolk Historic Environment Service will
provide a brief for the archaeological work on request.
RAMBLERS ASSOCIATION:  NORFOLK AREA
We appreciate that this is not a final detailed design, but would seek a clearer plan for how the southern
section of the footpath that lies within the development site is to be routed, so as not to be squashed in
between houses.
NATURAL ENGLAND
No objections.
PUBLIC RIGHTS OF WAY OFFICER
No objection in principle but would point out that the proposal would require the diversion of Fp45 under the
Town and Country Planning Act 1990 by the planning authority in order for the development to take place.
Given the amount of open space proposed in the development it would appear that the space could have
been designed around the footpath without the need to divert it in the first place. I would expect that the
potential increased usage of this route as an access to and from the site will require the surface to be
upgraded to adoptable footway standard.
LAWSON PLANNING PARTNERSHIP LTD
NHS England would not wish to raise an objection to these proposed developments.
Future applications in the area will be considered as and when they arise.
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OBLIGATIONS OFFICER, NORFOLK COUNTY COUNCIL
Education:
Swaffham Infant School and Swaffham Junior Schools have accommodation within their existing  buildings
that could be used as classbases and a desktop exercise indicates the infant school could rise to 3FE, 270
places and the junior school almost to 3FE at 330 places (just one class short of a 3FE school) but would
need capital work to convert existing accommodation to classbases. With the permitted sites the junior
school is now deemed full, and Norfolk County Council would therefore seek contributions for this
development for the junior school (i.e. based on 185 multibed dwellings this would give rise to contributions
being sought equating to 562,215). This would be used contribute to a new classroom to increase capacity of
school (Project A).

Library:
A development of 185 dwellings would place increased pressure on the existing library service particularly in
relation to library stock, such as books and information technology. Contribution of 11,100 would be spent on
IT infrastructure and equipment at Swaffham Library (project A).

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 812 per hydrant.

Green Infrastructure:
The south-east boundary of the site would benefit from landscaping/boundary improvements in order to
enhance landscape connectivity and local Green Infrastructure Provision along this axis. The indicative
masterplan currently shows this area as greenspace with tree planting which would provide valuable Gl
benefit.

The route and surface treatment of Swaffham FP45 will need to be considered within the internal design of
the site, and may wish to be incorporated into open space provision with landscaping. There are a number of
PRoW which extend to the north, east and south in this general area and it would be advantageous that
perpendicular connections between them be made to create easily accessible shorter distance circular walks
from the proposed development. This provision would enhance local sustainable recreation and Green
Infrastructure. Signage requirements for FP45 will need to be agreed with Norfolk County Council PRoW
Officers.
FLOOD & WATER MANAGEMENT TEAM
No objections subject to conditions.
HISTORIC BUILDINGS CONSULTANT
Whilst I can confirm that I have no objection to the proposed development in terms of principle, I would
suggest that the proposed layout could be adjusted slightly to afford improved setting to Wood Farm. Whilst it
is acknowledged that the setting to the south west has been altered as a
result of C20th development along the North Pickenham Road, additional development here may compound
existing setting issues. In addition, and as recognised by Historic England, the importance of the setting of
Wood Farm could be given additional weight due to its access via a
public right of way.
TREE AND COUNTRYSIDE CONSULTANT
The supplied landscape and visual appraisal mentions existing trees and hedgerows. In order to assess the
potential impact it will be necessary to provide a Tree Survey in accordance with BS5837:2012. This should
include all trees on site as well as those on adjacent land which could potentially be implicated. Areas of any
proposed additional footpaths, cyclepaths and visibility splays should also be included.
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HOUSING ENABLING OFFICER
The proposed development falls under the provisions of DC4, which require 40% of all housing provided to
be affordable. The proposed 74 affordable dwellings appear to meet this requirement, and the size/type of
homes is in accordance with that suggested by this section.
ASSET MANAGEMENT
The Design & Access statement refers to a large area of public open space in the heart of the development.
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 Brecklanc, 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.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
Protected Sites
The site lies approximately 2 km from the Breckland SPA. A development of this size has the potential to
create an increase in recreation which could have a negative impact upon the SPA. At present, insufficient
information regarding the in combination effects of this development has been provided and as such an
assessment into the in combination effects cannot be made as required by the Habitats Regulations.
However, as stated by Natural England, an assessment of the cumulative recreational impacts (i.e. in
combination effects) should be undertaken.

Amphibians
As the habitats on site that are suitable to support amphibians (i.e. the hedgerows on site) are to be retained
(Design and Access Statement, 2015) it is considered that the implementation of Reasonable Avoidance
Measures is suitable to ensure that amphibians are protected throughout the development. A Construction
Ecological Management Plan (CEMP) should be produced and submitted to the LPA for approval prior to the
commencement of works.

Reptiles
It is agreed that the Reasonable Avoidance Measures that will be put in place to protect amphibians will also
protect and reptiles that may utilise the site, as stated in the Rachel Hacking Ecology letter. Any additional
measures that are deemed appropriate to protect reptiles should also be included in the CEMP.

Habitat Creation and Enhancement
The proposed open space provision and habitat connectivity into the surrounding area should be
incorporated in the final layout and landscape submissions at reserved matters stage. A condition should be
attached to any approval requiring submission of a Habitat Management Plan, to be agreed prior to
commencement of development. This should contain full details of the enhancement and creation scheme
outlined in section 6.2 of the Phase 1 report, relating to hedgerow retention and creation, wildflower areas
and bird and bat boxes.

Nesting Birds
As noted in section 6.1 of the Phase 1 report, hedgerows and trees on site have potential to support nesting
birds during the breeding season. Any removal of trees and hedgerows (where required) should be
undertaken outside the nesting bird season (March to August inclusive).

Lighting
Hedgerows and trees provide valuable foraging and commuting habitat for bats, and in addition, one tree
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outside of the site boundary was deemed suitable to support roosts. Any lighting proposed for the site should
avoid lighting the hedgerows and veteran tree and be minimised to avoid disturbance to bats and birds. The
lighting scheme should use low level directional lighting directed away from any trees and hedgerows
ENVIRONMENTAL HEALTH OFFICERS
I recommend approval providing the development proceeds in line with the application details and subject to
condition securing a scheme for protecting the proposed residential development from noise from Norwich
Road.
CONTAMINATED LAND OFFICER
No objections subject to conditions.
ENVIRONMENTAL HEALTH OFFICER - AIR QUALITY
There is no Air Quality Assessment for this development. An assessment is required for a development of
this size.
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.
SPORT ENGLAND EASTERN REGION
Sport England does not wish to comment on this particular application.

REPRESENTATIONS

The application has generated a significant amount of local interest.

At the time of writing 45 separate representations have been received including a petition signed by 10
properties on Hillside raising the following objections and concerns:

-  Harm caused to the character of the site and surrounding area, and gateway into Swaffham.
-  Detrimental impact on wider character of Market Town of Swaffham.
-  Inadequate highway infrastructure and increased traffic and
   congestion.
-  The inadequate provision of health, dental, education facilities within the
   town.
-  Existing foul and surface water flooding and drainage problems would
   be worsened by proposals.
-  Harm to amenity caused by the overlooking of neighbouring properties
   and loss of privacy, additional noise and disturbance from the
   proposals.
-  Insufficient employment opportunities within the town.
-  Loss of habitat and detrimental impact on wildlife, including protected species.
-  Loss of valuable agricultural land.
-  Impact on emergency services form additional dwellings.
-  Impact from traffic, noise and disturbance from additional traffic.
-  The application is premature and should not be determined until the local plan has been adopted.
-  There is no need for additional housing given existing and permitted development sites.
-  Dwellings bordering Hillside should be single storey only.
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- No landscape buffers are proposed along boundaries with hillside and Captains Close.

The Council has also received 30 representations from residents and businesses supporting the proposed
development and raising the following matters:

-  Proposals would provide more needed homes in Swaffham.
-  Result in benefits and support given to local services and facilities, and local sports clubs and groups.
-  Sustainable development of the town within easy walking distance.
-  Provide transport improvements to the town centre including footpath link and extended bus
   service.
-  Potential to ease drainage issues along Norwich Road.
-  Provide a more balanced pattern to Swaffham with access off the A47 to the east.
-  Provide additional open green space.

ASSESSMENT NOTES

1.0 This application is referred to Committee as a Major Development proposal.

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 focusing development in
sustainable locations with access to key services and protecting the form and character of settlements.
These objectives are consistent with the NPPF's key aims and so in this respect Policy CP14 can be afforded
some weight in accordance with paragraph 215.  The site is located outside the settlement boundary of
Swaffham in an area of open countryside to the southeast of the town, (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
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
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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  Swaffham is identified in the Council's Spatial Strategy as a mid-sized market town which provides a
range of services and facilities to meet the day-to-day needs of residents.  The town centre, local schools
and other community facilities, together with local employment areas, would all be within easy walking and
cycling distance of the development.  There are also bus stops nearby and regular services to Kings Lynn,
Dereham and Thetford.  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 main built up
area of the town and would be close to other housing to the north and development of more sporadic form to
the west and south-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 north and west and being bounded by the mature tree
and hedgerow belt of the former railway line to the northwest, 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 185 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 one, two, three, four and five bedroom dwellings, in the different forms including houses and bungalows
and provide for 74 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.
In the more recent consultation on the Emerging Site Option, (December 2015), the site is considered to be
deliverable 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
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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.  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 Council's Landscape Character Assessment Settlement Fringe Study, (2007), indicates that the
landscape is within the River Wissey Settled Tributary Farmland area, where development consideration
include enhancing settlement edges and integrating them into the landscape setting and strengthening field
boundary vegetation.  The more recent Brecks Landscape Character Assessment, (2013), indicates that the
site is within Rolling Clay Farmland Character Area, where hedged rural lanes, mature hedgerow oaks and
green lanes are the important locally distinctive and sensitive landscape features.  This states that in
managing the expansion of existing settlements new built development should integrate the settlement edge
with the surrounding rural land by extending woodland and tree belts, connecting hedgerows so the impact is
softened; conserve small scale pattern of rural roads, particularly the entrance to settlements, and new
hedgerow tree planting to provide gateway features.

3.3  The proposed development would extend the built up area of the town south-eastwards and the
appearance of the majority of the site would clearly change from open grazing land to built up housing area.
With regards to wider landscape impact the proposed development would be screened by the existing
mature landscape belt that runs along the former railway line to the east of the application site. When viewed
along the eastern approach into Swaffham along Norwich Road, the proposed development would be visible
but would be seen adjacent to existing buildings at the entrance into the town, and with the back drop of the
main built form of the town beyond to the southwest.  The scheme would abut existing post-war residential
development and be seen as an extension of this residential area. The proposals have also been designed to
include a substantial area of landscaped open space splaying out from the public right of way that runs
through the centre of the site which ensures that a large open landscaped area is provided along the south-
eastern edge of the site both allowing views of the open countryside and providing a soft open edge to the
development and town. Consequently, the proposal would not appear as a intrusion into the wider open
countryside.
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3.4  It is noted that the proposal would require the removal of a significant section of hedgerow along the
Norwich Road frontage to provide the necessary access and visibility splays. In order to mitigate for this an
indicative landscape plan for the site frontage has been submitted which would provide for a replacement
native hedgerow along the site frontage which would integrate into the existing hedgerow together with
additional native tree planting set behind a grassed verge. The open aspect of the neighbouring dwellings
immediately to the northwest and southwest would also be eroded.  However, this effect would be localised
and could be mitigated to an extent by sensitive scale of development, including lower level dwellings
abutting those single storey dwellings on Hillside, with appropriate separation distances and boundary
planting which would all be secured at the detailed design stage through reserved matters applications.  The
proposed residential development would also be consistent with the residential character of the area further
to the west along Norwich Road.

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

3.6  The overall density proposed of 26 dwellings per hectare would not be high and the indicative layout
proposed is considered to be well-conceived with clearly defined streets, that retain views and glimpses of
the church spire to the northwest and a large central open space splaying out to provide views out to the
southeast, and Wood Farm to the southeast.  This central open spaces would also provide good
opportunities to connect the development and footpaths into the existing network of footpaths and routes in
the area. It is noted that there are is a mixture of dwelling heights, forms and styles in the wider locality.  In
this context it is considered that the proposals of predominantly two storeys in height would not appear out of
place.

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 Impact on heritage assets

4.1  With regard to the planning application, Section 66(1) of the Planning, (Listed Building and Conservation
Areas), Act 1990 states that in considering whether to grant planning permission for development which
affects a listed building or its setting, the local planning authority shall have special regard to the desirability
of preserving the building or its setting or any features of special architectural or historic interest which it
possesses.  Section 72 of the above act similarly requires that LPA's pay special attention to the desirability
of preserving or enhancing the character or appearance of any conservation area where relevant.
Furthermore, the Court of Appeal has held that decision makers should give considerable importance and
weight to the desirability of preserving the setting of listed buildings when carrying out the balancing exercise.

4.2  Paragraphs 132 and 133 of the NPPF identifies that when considering the impact of a proposed
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development on the significance of a designated heritage asset, great weight should be given to the asset's
conservation.  The more important the asset, the greater the weight should be.  Significance can be harmed
or lost through alteration or destruction of the heritage asset or development within its setting.  As heritage
assets are irreplaceable, any harm or loss should require clear and convincing justification.

4.3  The proposed residential development would introduce built development adjacent to the Grade II listed
buildings at Wood Farm to the south. In addition it is noted that the Swaffham Conservation Area and open
grounds of the Grade II* listed manor house are located to the northwest, with the Church of St Peter and St
Paul located further to the west along Norwich Road.   The proposed development would be screened from
the nearby Grade II* listed manor house, and Grade I St Peter and St Pauls Church to the west, by a
substantial belt of mature trees and hedgerows and the built form of Captains Close along the north-western
boundary of the site.  It is noted that the Council's Historic Building Consultant and Historic England have
raised no objections to the proposed development.  Furthermore, the amended parameters plan has brought
the extent of the proposed built form away from Wood Farm to the southeast to provide for space around the
farm and ensure its setting and views would not be compromised.  Having regard to the above, it is
considered that the proposed development would not result in any significant harm to the character,
appearance and significance of the adjacent and nearby heritage assets, in accordance with the NPPF and
the tests set out in the Planning Listed Building and Conservation Areas Act 1990.

5.1 Highway Safety and Traffic Implications

5.1  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.

5.2  Outline permission is sought for the provision of up to 185 dwellings at the site with access to the site to
be provided via a single access off Norwich Road that runs along the northern boundary of the site.  An
emergency access and pedestrian and cycle access would also be provided to the northeast corner of the
site on to Norwich Road boundary which would in turn connect to the wider footpath and cycle network
running to the east and west of the application site.

5.3  With regards to traffic generation, given the number of dwellings proposed the proposal will inevitably
result in 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.
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5.4  The application has been supported by a Transport Assessment(TA) and TA Addendum 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.

5.5  In addition, noting the site's location on the edge of Swaffham, in order to reduce the level of vehicular
traffic associated with the development and encourage sustainable travel choice the applicants have agreed
to provide financial contributions towards the extension of an existing bus service into the site, and a
Residential Travel Plan has also accompanied the application which would secure a number of measures to
minimise travel by private motor-vehicle prior to the occupation of the subsequent development .

5.6  The Highways Authority have reviewed the proposal and submission documents and have subsequently
raised no objections to the application, subject to a Section 106 Agreement to secure financial contributions
towards providing a local bus service diversion to the site and the implementation of a residential travel plan,
and conditions securing 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.

5.7  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'.

6.0 Amenity considerations

6.1  The application site sits on the edge of Swaffham adjacent to two storey residential properties at
Captains Close to the northwest and single storey dwellings at Hillside to the southwest.  The proposals
would alter the open outlook from the rear of these neighbouring properties.  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 northwest and southwest or cause undue overlooking or overshadowing.  The land
levels slope downwards from the west into the site and subject to the detailed design of this part of the site
ensuring those dwellings sited along the south-western boundary adjacent to the single storey dwelllings on
Hillside are low level with sufficient separation distance and landscape screening, it is considered that the
proposals would cause no unacceptable impact on the amenity of those residents to the west of the site.  The
provision of landscaping and planting along the site boundaries together with appropriate fencing would
ensure sufficient privacy screens would be provided.

6.2  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.
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6.3  Additional traffic movements would result in some additional disturbance to existing residents on the
approach roads to the application site along Norwich Road.  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.

6.4  The Council's Environmental Health Officer has raised no objections to the proposed development
subject to conditions securing the submission and approval of an assessment of noise and the provision of
noise mitigation measures.  In the interests of the amenity of the future resident's a condition has been
recommended as such.  In order to ensure that the construction of the development would not result in any
overriding harm to neighbouring occupiers a condition has been recommended requiring the submission and
approval of a construction management plan.

6.5  With regards to local air quality, no Air Quality Management Areas have been declared in the locality, but
air quality monitoring has identified significant concerns in respect of concentrations of nitrogen dioxide in
parts of Swaffham town centre due to emissions from queuing traffic. Options to improve traffic flows through
the town centre are being considered with the Highway Authority. Whilst the impact of the proposal alone
maybe negligible, noting the comments of the Council's Air Quality Officer, and the cumulative impacts of the
proposal alongside that of the adjacent site to the north of Norwich Road (also being considered by
Committee) and other permitted schemes in this part of Swaffham there is the potential for additional queuing
traffic between the town centre and the site. Therefore, a condition has been recommended requiring that
once the detailed number, size and layout of dwellings are known the reserved matters applications include
an Air Quality Assessment and if necessary details of on site mitigation measures to be provided.

6.6  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.

7.0 Flood risk and drainage

7.1  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.

7.2  The application site falls within Flood Zone 1 and is considered to be at low risk of flooding from various
sources including that from rivers, tidal, groundwater, reservoir and canal sources. With regard to surface
water flooding, it is noted that parts of the site are at medium to high risk of surface water flooding with flow
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routes running north to south through the site.  In addition that there have been recent incidents of Norwich
Road flooding during high rainfall events.  Following objections raised by the Lead Local Flood Authority,
(LLFA), the applicants have submitted additional information including the results of infiltration tests which
demonstrate that the site offers moderate to very good soakaway potential and a preliminary drainage
strategy for the site.

7.3  The preliminary drainage strategy and layout includes measures to ensure existing surface water low
routes are retained and designed into the landscape open space and that all proposed dwellings are sited
away from those areas at risk of surface water flooding. In order to ensure that the proposal would not give
rise to an increased risk of flooding elsewhere it is proposed to drain surface water via a combination of
sustainable urban drainage systems, (SuDS), including infiltration methods via trench soakaways from the
roads, individual lined soakaways for each dwelling.  On this basis, the LLFA have removed their objection,
subject to a condition securing details of surface water drainage infrastructure to be provided on site within
reserved matters and detailed design prior to commencement of development. It is also noted that the
Environment Agency raises no objection to the application subject to a condition securing the approval of
surface water drainage scheme and the demonstration that any infiltration techniques would not pose a risk
to groundwater quality.

7.4  Foul drainage would be via the existing mains system in Norwich Road.  Anglian Water have confirmed
that there would be capacity available for the proposed development and have raised no objection to the
application subject to conditions, including a requirement to submit details of the foul water drainage scheme.
The concerns of surrounding residents are noted particularly given recent incidents of foul water surcharges
from nearby sewers and surface water flows in the surrounding area.  Anglian Water have confirmed that the
cumulative impacts of the proposal and that of other applications, (3PL/2015/0550/O), to the north of Norwich
Road would be accommodated within the existing system up to the Water Recycling Centre.  Furthermore, it
is noted that foul water surcharges were found to result from heavy fat, oil deposits and tree roots, which
have now been removed and there is now a planned maintenance programme to inspect and clear the sewer
on a regular basis.

7.5  In this instance it is noted that the Lead Local Flood Authority, Environment Agency and Anglian Water
have raised no objections to the proposed development 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.

8.0 Ecology and Arboricultural Implications

8.1  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
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viability.

8.2   With regards to implications on protected sites the site is located approximately 2kms from the
Breckland SPA, and whilst it is not considered that alone the proposals would have significant recreational
effects on the SPA and Natural England have raised no objections to the proposed development, they have
highlighted the need to assess the cumulative impact on the SPA. In response to comments from the
Council's Ecologist the applicants have submitted additional information which concludes that cumulatively
the proposal and together with other schemes would be low and subject to mitigation measures being
implemented any effects would be negligible. Whilst a further response is awaited from the Council's
ecologist and will be reported at Committee, subject to conditions securing approval and implementation of
mitigation measures for the SPA it is considered that there would be no significant adverse impacts
individually or cumulatively on the SPA.

8.3 The application site comprises open fields recently used for grazing purposes, but with mature hedgerow
and tree coverage to the perimeters of the site. With regards to protected species and local flora and fauna,
the Council's Ecologist has raised no objections subject to condition securing the proposed habitat
enhancement and creation measures set out in the landscape strategy; a habitat management plan; and
submission and approval of a construction ecological management plan incorporating reasonable avoidance
measures for reptiles, amphibians, birds.  It is noted that the application is in outline with all matters reserved
save for access, and accordingly further details of habitat enhancement measures can be incorporated within
the details reserved matters applications and secured by condition.

8.4  The proposed development as set out in the parameters plan would retain the existing hedgerows and
trees along the east, southeast, northwest, southwest boundaries of the site.  However, a significant section
of the hedgerow along the northern boundary fronting Norwich Road would be lost to make way for the new
access, provide sufficient visibility and the footpath and cycle lane across the frontage of the site.  In order to
mitigate for this loss the applicants have submitted an indicative landscaping and planting detail along the
site frontage including new hedgerow and tree planting including native species.  In order to ensure that the
detailed design and layout of the site, a condition has been recommended requiring the submission of
Arboricultural Survey, Impact Assessment and Method Statement within reserved matters applications.

8.5  In conclusion, it is considered that there are no overriding constraints to the development of the site in
terms of ecology and nature conservation interests and that subject to the submission and approval of
mitigation and enhancement measures within the subsequent reserved matters application, the proposed
development would accord with the objectives of the NPPF and Core Strategy Policy CP10.

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 Swaffham to cope with additional housing development and resultant
population.  However, no objections have been raised by statutory consultees in this respect to the road and
drainage infrastructure which is considered adequate or can be made so as part of the development.
Significant financial contributions would be made to the expansion / improvement of local school
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accommodation, as well as to local library services, together with an expanded local bus service and for
enhancements and improvements to the surrounding footpath network.  Additional public open space would
also be provided on site.  Existing difficulties with the provision of local medical services are acknowledged,
though it is understood that this problem is principally one of doctor recruitment, a matter for the NHS.  NHS
England has been consulted and have confirmed that planning obligations would not be sought from the
proposed development.

Impact on Availability of High Quality Agricultural Land

9.2  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."

9.3  It is noted that the proposed development would result in the loss of approximately 7.1 Ha of agricultural
land which as noted during a site visit was being used for grazing purposes.  The land is identified as being
within grade three agricultural land and is therefore of moderate to good quality agricultural land.  The report
submitted by the applicants highlights the proposals would have a permanent effect of minor to moderate
national / regional significance, with the effect on the farm holding itself being minor and of local significance.
Whilst it is noted that the site would utilise agricultural land classed as good quality, it is noted that there is a
large amount of similar and the best and most versatile agricultural land within the surrounding area and the
northern part of the District.  Given the above, it is not considered that the proposals would result in a
significant shortfall in the availability of the high quality agricultural land in the surrounding area and District
as a whole.

Land contamination

9.4 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
   Protection Act 1990; and
-  adequate site investigation information, prepared by a competent
   person, is presented.

9.5  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.
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9.6  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.

Archaeological interests

9.7  The Historic Environment Service note that there have been roman and medieval artefacts found within
the surrounding area and that site has unknown potential for archaeological interests to be present and their
significance maybe affected by the proposed development.  However, the applicants have undertaken a
geophysical survey of the site and submitted further information and contend that from an assessment of the
Historic Environment Record and geophysical survey undertaken of the site there is no evidence to suggest
that the site contains archaeology that would constrain development on the site.  In addition, it is noted that
the application is submitted in outline with all matters reserved save for access.  Therefore, subject to a
condition securing a written scheme of archaeological evaluation to be submitted prior to the commencement
of development, it is considered that sufficient information and if necessary any mitigation would be secured
at the reserved matters application and detailed design stage.

10.0 Conclusion

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

10.2 The benefits of the development can be summarised as follows:

-  provision of a significant number  of new dwellings that will contribute substantially towards
   the Council's five-year housing land supply.
-  40% of the dwellings would be affordable.
-  Initial job creation during construction phase and additional employment opportunities generated
   by supply chain.
-  Increased expenditure within the local economy from the new households.
-  Increase in Council Tax receipts.

10.3  The site is considered to be located in a sustainable location, accessible to a variety of facilities and a
wide range of local services within Swaffham which would provide for the daily needs of future residents.
The provision of an extended local bus service would assist in connecting the dwellings to local services and
the proposal would not cause significant adverse impact on the function and safety of the surrounding
highway network.

10.4  However, there will be an inevitable change to the open character and appearance of the site and this
part of the gateway into Swaffham due to the loss of the open fields that make up the site.  However, the site
is not within an area of recognised landscape quality and the adverse impact is localised and as such the
proposals would not intrude to a significant extent into open countryside.  Whilst concerns have been raised
regarding the capacity of local infrastructure and existing drainage problems, contributions would be provided
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towards education and library facilities to mitigate for the demand and consultees have confirmed that
existing capacity levels do not warrant contributions towards health provision.  In addition, subject to
conditions securing the implementation and on-going management of the foul and surface water drainage
schemes, the proposed development would not give rise to increased risk of flooding elsewhere and would
not be itself at risk of flooding.

10.5  For the reasons summarised above, it is concluded that the site is in a sustainable location for housing
development and that any identified harm would not significantly and demonstrably outweigh the benefits of
the scheme, taking into account the development plan and the policies of the NPPF as a whole, and there
are no material considerations of sufficient weight to justify refusing planning permission.

11.0 RECOMMENDATION

11.1  The application is therefore recommended for approval, subject to conditions, the completion of a S106
Legal Agreement, a Section 278 Agreement to cover the off-site highway works.

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

4 Site investigation
Prior to the commencement of the development hereby approved, the following details shall
be submitted to and approved in writing by the Local Planning Authority.

A.  Desk Study
A desk study and risk assessment report to determine the risk of any contamination on the
site, whether or not it originates on the site.  The desk study and risk assessment must be
undertaken by competent persons and a written report of the findings must be produced.
The report of the findings must include an assessment of the potential risks to human health,
property (existing or proposed) including buildings, crops, livestock, pets, woodland and
service lines and pipes, adjoining land, groundwaters and surface waters, ecological
systems, archaeological sites and ancient monuments.

B.  Site Investigation
Should the Local Planning Authority consider it necessary following the submission of the
report required within part A of this condition, a site investigation and risk assessment to
determine the nature and extent of any contamination on the site, whether or not it originates
on the site shall be submitted to the Local Planning Authority.  The investigation and risk
assessment must be undertaken by competent persons and a written report of the findings
must be produced. The report of the findings must include (i) the same details as in part A
above (ii) a survey of the extent, scale and nature of contamination and (iii) an appraisal of
remedial options, and proposal of the preferred option(s).

C.  Remediation Scheme
As required by the reports submitted pursuant to either parts A and / or B of this condition, a
detailed remediation scheme to bring the site to a condition suitable for the intended use by
removing unacceptable risks to human health, buildings and other property and the natural
and historical environment shall be submitted to the Local Planning Authority.  The scheme
must include all works to be undertaken, proposed remediation objectives and remediation
criteria, timetable of works and site management procedures. The scheme must ensure that
the site will not qualify as contaminated land under Part 2A of the Environmental Protection
Act 1990 in relation to the intended use of the land after remediation.

D Implementation of Approved Remediation Scheme
The approved remediation scheme must be carried out in accordance with its terms prior to
the commencement of development, unless otherwise first agreed in writing by the Local
Planning Authority. The Local Planning Authority must be given two weeks written
notification of commencement of the remediation scheme works.  Following completion of
measures identified in the approved remediation scheme, a verification report (referred to in
PPS23 as a validation report) that demonstrates the effectiveness of the remediation carried
out must be submitted to and approved in writing by the Local Planning Authority.

The above must be undertaken in accordance with DEFRA and the Environment Agency's
'Model Procedures for the Management of Land Contamination, CLR 11'.

Reason for condition:-
Details are required prior to commencement to ensure that risks from land contamination to
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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 policy has been applied having regards to Policy CP 9  of the Adopted Core
Strategy and Development Control Policies Development Plan Document 2009 and
paragraph 170 of the National Planning Policy Framework 2019.

INFORMATIVE:-
Land contamination risk assessment is a step-by-step process.  During the course of the risk
assessment process set out in the above condition, it may become clear that no further work
is necessary to address land contamination risks.  Where this is the case the condition may
be discharged by the Council without all the steps specified being completed.  In all cases
written confirmation should be obtained from the Council confirming that the requirements of
the condition have been met.

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

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

6 PRoW Design
As part of the first reserved matters an a Public Right of Way (PRoW) realignment plan shall
be submitted which details:

- The new alignment of the PRoW which runs through the application site
- Details of the proposed surface of the PRoW
- A minimum width of 2 metres.

The development will thereafter be carried out in accordance with the approved details.

Reason for condition:-
Details are required with the first reserved matters application to ensure that the PRoW is
successfully incorporated into the site layout and landscaping. This condition has been
applied having regards to Policy CP 4 and DC 16 of the Adopted Core Strategy and
Development Control Policies Development Plan Document 2009, together with paragraphs
103 and 104 of the National Planning Policy Framework 2019.

7 Drainage Reserved Matters
As part of the first reserved matters an updated Floor Risk Assessment and Drainage Plan
will be submitted which:

-  Assess and remove all proposed residential properties from areas at risk of surface water
flooding as shown on the Environment Agency's updated Flood Map for Surface Water.
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-  Show how the road culvert will be designed which is required to access the two halves of
the development site (shown on the indicate layout plan - SWA1401_IL001 by PGA
landscape architects dated July 2015). The culvert will be required to be designed to convey
the appropriate design flood flow. Sensitivity analysis of blockage of a culvert would also be
required to help inform further appropriate flood mitigation such as setting finished floor
levels of properties adjacent.

-  Identify the location and required volume of all strategic surface water drainage
infrastructure features within the layout, such as infiltration basins and swales. Surface water
management infrastructure is to be placed in areas at low/very low risk of surface water
flooding or to take into account the volume of water expected to enter the feature from the
surface water flow path.

Reason for condition:-
Details are required with the first reserved matters application to enable agreement of the
site layout and to prevent flooding in accordance with National Planning Policy Framework
2019 paragraph 163,165 and 170, together with Policy DC13 of the Adopted Core Strategy
and Development Control Policies Development Plan Document 2009, by ensuring the
satisfactory management of local sources of flooding, surface water flow paths, storage and
disposal of surface water from the site in a range of rainfall events and ensuring the SuDS
proposed operates as designed for the lifetime of the development.

8 Surface Water Drainage
Prior to commencement of development, a detailed surface water shall be submitted to and
agreed  with the Local Planning Authority. The approved scheme will be implemented prior
to the first occupation of the development and there after made available in perpetuity. The
scheme shall include the following:

I. Detailed infiltration testing in accordance with BRE Digest 365 in the location of proposed
infiltration drainage infrastructure. This will include infiltration testing at the depth of
proposed permeable paving to ensure infiltration results at this level are adequate.

II. Provision of surface water attenuation storage within the infiltration features, 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. The design of infiltration devices to incorporate appropriate
half-drain down times in line with BRE 365 and the CIRIA SuDS Manual (C753).

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 any drainage structures include appropriate freeboard allowances. Plans
to be submitted showing the routes for the management of exceedance surface water flow

BRECKLAND COUNCIL - PLANNING COMMITTEE - 30th September 2019

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



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.

V. Finished ground floor levels of properties are a minimum of 300mm above expected flood
levels of all sources of flooding. This includes flooding associated with the overland flow
route of surface water (originating off site) and any elements of the
proposed drainage scheme.

VI. Details of how all surface water management features are to be designed in accordance
with The SuDS Manual (CIRIA C753, 2015), including appropriate treatment stages for
water quality prior to discharge.VII. 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.

Reason for condition:-
Details are required prior to commencement to prevent flooding in accordance with National
Planning Policy Framework 2019 paragraph 163,165 and 170, together with Policy DC13 of
the Adopted Core Strategy and Development Control Policies Development Plan Document
2009, by ensuring the satisfactory management of local sources of flooding, surface water
flow paths, storage and disposal of surface water from the site in a range of rainfall events
and ensuring the SuDS proposed operates as designed for the lifetime of the development.

9 Precise details of foul water disposal
Prior to the commencement of any works above slab level precise details of the means of
foul water disposal shall be submitted to and approved in writing by the Local Planning
Authority.  The approved Phase foul water system will be made available and fully functional
for each dwelling prior to their occupation.

Reason for condition:-
The details are required to be submitted prior to the commencement of development to
minimise the possibilities of flooding from the outset of the development. This condition is
imposed in accordance with Policies CP 10, DC 1 and DC 13 of the Adopted Core Strategy
and Development Control Policies Development Plan Document 2009.
This condition will require to be discharged

10 Construction Management Plan
Prior to commencement of development a Construction Method Statement shall be
submitted to and approved in writing by the Local Planning Authority.  The Statement shall
provide for:

i. loading and unloading of plant and materials;

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

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

iv.   measures to prevent the emission of dust, dirt and material from the site and vehicles
entering and leaving the site.
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The approved statement shall be adhered to throughout the construction period unless
otherwise first agreed in writing by the local planning authority.

Reason for condition:-
This information is required prior to commencement to appropriate measures can be
implemented during construction works to prevent unacceptable impact to residential
amenity of highways congestions/ safety. This conditions is applied having regards to Policy
CP 4 and DC 1 of the Adopted Core Strategy and Development Control Policies
Development Plan Document 2009.

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

Reason for condition:-
To ensure safe, suitable and satisfactory development of the site and to ensure estate roads
are managed and maintained thereafter to a suitable standard having regards to Policy CP 4
of the  Adopted Core Strategy and Development Control Policies Development Plan
Document 2009 and paragraph 108 of the National Planning Policy Framework 2019.

12 Plans of the roads, footways...
No works shall commence on the site until such time as detailed plans of the roads,
footways, cycleways, street lighting, 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.

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

Prior to the occupation of the final dwelling all works shall be carried out on
roads/footways/cycleways/street lighting/foul and surface water sewers in accordance with
the approved specification.

Reason for condition:-
These details are required prior to commencement to ensure fundamental elements of the
development that cannot be retrospectively designed and built are planned for at the earliest
possible stage in the development and therefore will not lead to expensive remedial action
and adversely impact on the viability of the development. This condition has been applied
having regards to Policy CP 4 of the  Adopted Core Strategy and Development Control
Policies Development Plan Document 2009 and paragraph 108 of the National Planning
Policy Framework 2019.

13 on-site parking for construction worker
Development shall not commence until a scheme detailing provision for on-site parking for
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construction workers for the duration of the construction period has been submitted to and
approved in writing by the Local Planning Authority. The scheme shall be implemented
throughout the construction period.

Reason for condition:-
To ensure adequate off-street parking during construction in the interests of highway safety.
This needs to be a pre-commencement condition as it deals with the construction period of
the development. This condition has been applied having regards to Policy CP 4 of the
Adopted Core Strategy and Development Control Policies Development Plan Document
2009 and paragraph 108 of the National Planning Policy Framework 2019.

14 Construction Traffic Management Plan and
Access Route
Prior to the commencement of development a Construction Traffic Management Plan and
Access Route which shall incorporate adequate provision for addressing any abnormal wear
and tear to the highway together with wheel cleaning facilities shall be submitted to and
approved in writing by the Local Planning Authority together with proposals to control and
manage construction traffic using the 'Construction Traffic Access Route' and to ensure no
other local roads are used by construction traffic.

For the duration of the construction period all traffic associated with the construction of the
development will comply with the Construction Traffic Management Plan and use only the
'Construction Traffic Access Route' and no other local roads unless
approved in writing with the Local Planning Authority.

Reason for condition:-
In the interests of maintaining highway efficiency and safety. This needs to be a pre-
commencement condition as it deals with safeguards associated with the construction period
of the development. This condition has been applied having regards to Policy CP 4 of the
Adopted Core Strategy and Development Control Policies Development Plan Document
2009 and paragraph 108 of the National Planning Policy Framework 2019.

15 Off-site Highways Works
Notwithstanding the details indicated on the submitted drawings no works above slab level
shall take place, unless otherwise first agreed in writing with the Local Planning Authority,
until detailed drawings for the off-site highway improvement works to Norwich Road taking
the form of a new footway/cycleway/bus stops and shelters and a crossing facility between
the two bus stops have been submitted to and approved in writing by the Local Planning
Authority.

Prior to the first occupation of the development hereby permitted the off-site highway
improvement works (including Public Rights of Way works) referred to above of this
condition shall be completed in full.

Reason for condition:-
To ensure that the highway improvement works are designed to an appropriate standard in
the interest of highway safety and to protect the environment of the local highway corridor.
This condition has been applied having regard to Policies CP4, CP5, CP9 and DC 16 of the
Adopted Core Strategy and Development Control Policies Development Plan Document
2009 and paragraphs 91, 103 and 150 of the National Planning Policy Framework 2019.
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16 Travel Plan
Prior to the laying of foundations of the development hereby permitted, an Interim Travel
Plan shall be submitted to and approved by the Local Planning Authority. No part of the
development hereby permitted shall be occupied prior to implementation of the approved
Interim Travel Plan.

Within one year of the first occupations a Full Travel Plan based on the Interim Travel Plan
shall be submitted to and approved in writing by the Local Planning Authority. The approved
Full Travel Plan shall be implemented in accordance with the timetable and targets
contained therein and shall continue to be implemented as long as any part of the
development is occupied subject to approved modifications agreed by the Local Planning
Authority as part of the annual review.

Reason for condition:-
To ensure that the development offers a wide range of travel choices to reduce the impact of
travel and transport on the environment. his condition has been applied having regard to
Policies CP4, CP5, CP9 and DC 16 of the Adopted Core Strategy and Development Control
Policies Development Plan Document 2009 and paragraphs 91, 103 and 150 of the National
Planning Policy Framework 2019.

17 External Lighting
Prior to the first occupation of the development hereby permitted details of the external
lighting to the site shall be agreed in writing with the Local Planning Authority, and only
lighting so agreed shall be installed on the site.  Such lighting shall be kept to a minimum for
the purposes of security and site safety, and shall prevent upward and outward light
radiation.

Reason for condition:-
In the interests of amenity and protection of off-site habitats having regards to Policies DC 1
and CP 10 of the Adopted Core Strategy and Development Control Policies Development
Plan Document 2009.

18 Boundary Screening
Prior to any works progressing above slab level, a scheme for the provision of boundary
screening, shall be submitted to and agreed by the Local Planning Authority.  Such scheme
as may be agreed shall be completed prior to the occupation of the development which the
screening adjoins.

Reason for condition:-
To safeguard the interests of the amenities of neighbouring occupiers and to ensure the
satisfactory appearance of the development, in accordance with Policy DC 1 and DC 16 of
the Adopted Core Strategy and Development Control Policies Development Plan Document
2009.

19 Non-standard condition
20 Ecological Management Plan

An ecological management plan (EMP) shall be submitted to, and approved in writing by the
Local Planning Authority as part of the first reserved matters application. The content of the
EMP shall include the following.
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a) Description and evaluation of features to be managed
b) Ecological constraints on site that might influence management
c) Aims and objectives of management
d) Appropriate management options for achieving aims and objectives including mitigation
and pre-commencement checks detailed in the Preliminary Ecological Appraisal report
(Adonis Ecology Ltd.; June 2019) submitted with the application namely that for:  badgers;
protection and enhancement of bat feeding and commuting corridors;  protection and
enhancement of hedgerows;  a sensitive lighting scheme;  creation of wildflower areas;
number of hibernacula; nest boxes; bat boxes; and invertebrate nest boxes.
e) Prescriptions for management actions
f) Preparation of a work schedule (including an annual work plan capable of being rolled
forward over a five-year period)
g) Details of the body or organisation responsible for implementation of the plan
h) On-going monitoring and remedial measures If more than two years have passed since
surveys were undertaken then update surveys may be required at the reserved matters
stage and any additional mitigation measures that need incorporating into the site s design
agreed with the LPA.

The EMP shall also include details of the legal and funding mechanisms by which the long-
term implementation of the plan will be secured by the developer. The plan shall also set out
(where the results of monitoring show that conservation aims and objectives of the EMP are
not being met) how remedial action will be identified, agreed and implemented so the
development still delivers the fully function biodiversity objectives of the originally approved
scheme.

Reason:-
In the interests of maintaining and enhancing biodiversity and ecological value of the site
and surrounding area having regards to Policy CP 10 of the Adopted Core Strategy and
Development Control Policies Development Plan Document 2009.

21 Details of emergency access /footpath/cycle
with REM
The reserved matters applications shall include details of the design and specification of a
second point of access to Norwich Road for pedestrians and cyclists which will also serve as
a emergency vehicle access including details of the removable bollard/s. The development
shall thereafter be carried out in accordance with the approved details and specification.

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 Adopted Core Strategy and Development Control Policies
Development Plan Document 2009 and paragraph 108 of the National Planning Policy
Framework 2019.

22 Arboricultural Survey and Method Statement
with REM
With the first reserved matters application an Arboricultural Impact Assessment and
Arboricultural Method Statement shall be submitted. 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:
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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:-
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 Adopted Core Strategy and Development Control Policies Development
Plan Document 2009.

23 Trees/hedges to be retained
The existing trees/hedges on the site shown to be retained on the approved plans 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, having regards to policies
CP11 and DC12 of the Adopted Core Strategy and Development Control Policies
Development Plan Document 2009.

24 Details in REM of landscaping of Norwich Road
frontage
The reserved matters applications shall include a detailed landscaping and planting scheme
incorporating the replacement tree and hedgerow planting, and infill planting along the
Norwich Road frontage of the site; as shown within the Indicative Landscape detail along
Norwich Road drawing (prepared by PGLA Landscape Architecture dated December 2015);
provision of a minimum 2 metre strip of amenity grassland adjacent to hedgerows; the
planting of native species of local provenance, and range of species to provide a varied
landscape structure across the site and within the areas of public open space.

The landscaping scheme shall include:

i. A schedule (including planting plans and written specifications, including cultivation and
other operations associated with plant and grass establishment) of  trees, shrubs and other
plants, noting species, plant sizes, proposed numbers and densities. The scheme shall be
designed so as to enhance the nature conservation value of the site, including the use of
locally native plant species.
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ii. An implementation and phasing programme.
iii. Replacement tree planting scheme within the site and along the boundaries of the site.
iv. Existing trees and hedgerows, which are to be retained pending approval of a detailed
scheme, together with measures for protection during construction.

The approved landscaping scheme will be implemented in full prior to first occupation of the
development, or such other timetable which is first agreed in writing with the Local Planning
Authority.

Reason for condition:-
In the interests of visual amenity of the site and surrounding area and in order to maintain
and enhance the biodiversity and ecological value of the site. In accordance with policies CP
10, CP11, DC12, and DC16 of the Adopted Core Strategy and Development Control Policies
Development Plan Document 2009.

25 WSI
No development shall commence until a Archaeological Written Scheme of Investigation has
been submitted to and approved in writing by the Local Planning Authority. The scheme
shall include an assessment of significance and research questions including the following;

1. The programme and methodology of site investigation and recording;
2. The programme for post investigation assessment;
3. Provision to be made for analysis of the site investigation and recording;
4. Provision to be made for publication and dissemination of the analysis and records of the
site investigation;
5. Provision to be made for archive deposition of the analysis and records of the site
investigation;
6. Nomination of a competent person or persons/organization to undertake the works set out
within the Written Scheme of Investigation;

The development shall thereafter take place in accordance with the approved Written
Scheme of Investigation approved. The development shall not be occupied until the site
investigation and post investigation assessment has been completed in accordance with the
programme set out in the approved Written Scheme of Investigation and provision has been
made for analysis, publication and dissemination of results and archive deposition.

Reason for condition:-
The details are required to be submitted prior to the commencement of the development to
ensure the potential archaeological interest of the site is investigated and protected from the
outset of the development, in accordance with Policy DC 17 of the Adopted Core Strategy
and Development Control Policies Development Plan Document 2009.

26 Fire Hydrants
Prior to the commencement of any development above the laying of foundations, 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 in consultation with the Norfolk Fire Service.  No dwelling shall be
occupied until the hydrant(s) have been provided in accordance with the approved scheme.

Reason for condition:-
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In order to secure the provision of fire hydrants on site in the interests of safety of future
occupants having regards to Policy CP 4 of the Adopted Core Strategy and Development
Control Policies Development Plan Document 2009.
This condition will require to be discharged

27 Highways INF3
It is an OFFENCE to carry out any works within the Public Highway, which includes a Public
Right of Way, without the permission of the Highway Authority. This development involves
work to the public highway that can only be undertaken within the scope of a Legal
Agreement between the Applicant and the County Council. Please note that it is the
Applicant's responsibility to ensure that, in addition to planning permission, any necessary
Agreements under the Highways Act 1980 are also obtained. Advice on this matter can e
obtained from the County Council's Highways Development Management Group based at
County Hall in Norwich.
Public Utility apparatus may be affected by this proposal. Contact the appropriate utility
service to reach agreement on any necessary alterations, which have to be carried out at the
expense of the developer. If required, street furniture will need to be repositioned at the
Applicants own expense.

28 Highways INF3
This development involves a Travel Plan to be implemented within the scope of a Legal
Agreement between the Applicant and the County Council. Please note that it is the
Applicants' responsibility to ensure that, in addition to planning permission, any necessary
Agreements under the Town and Country Planning Act 1990 or Highways Act 1980 are also
obtained. Advice on this matter can be obtained from the County Council's Highways
Development Management Group based at County Hall in Norwich.
Commuted Sum for Travel Plans The Highways Authority levies a charge to cover the on-
going costs of reviewing and monitoring a Travel Plan annually. The Highways Authority also
requires a Bond to ensure that the Travel Plan targets are met. Both the Bond and the
monitoring charge are secured by a Section 106 Legal Agreement. This is in addition to the
sum payable for Planning Obligations covering infrastructure, services and amenities
requirements.

For residential development, Norfolk County Council offers a fully inclusive package
covering the writing, implementation, on-going management and annual monitoring of a
Travel Plan for 5 years post completion of the development. Developers are expected to
enter into a Section 106 Agreement to secure the necessary funding before planning
permission is granted.

29 Highways INF3
The applicant is advised that to discharge condition SHC 00 that the local planning authority
requires a copy of a completed agreement between the applicant and the local highway
authority under Section 38 of the Highways Act 1980 or the constitution and details of a
Private Management and Maintenance Company confirming funding, management and
maintenance regimes.
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