
 

 

 

 

 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2019/1056/O CASE OFFICER Rebecca Collins

LOCATION: SHIPDHAM APPNTYPE: Outline
Land south of Chapel Street POLICY: In Settlemnt Bndry
Shipdham ALLOCATION: N

CONS AREA: Adjacent

APPLICANT: Breckland Bridge Limited
C/O Agent

LB GRADE: N

AGENT: Bidwells
16 Upper King Street Norwich

TPO: Y

PROPOSAL: Outline permission for the erection of up to 36 dwellings, with all matters except access
reserved.

REASON FOR COMMITTEE CONSIDERATION

The application is made on land in ownership of the Council.

KEY ISSUES

Principle of development
Access and car parking
Layout and Design
Amenity
Heritage assets
Ecology
Flood Risk and Drainage
Trees and hedgerows
Open Space
Contamination

DESCRIPTION OF DEVELOPMENT

Outline permission for the erection of up to 36 dwellings, with all matters except access reserved.

SITE AND LOCATION

The application site is located to the south of Chapel Street, Shipdham.  The site is currently a greenfield site
with dense vegetation to its north-western corner and to the boundaries of the site.

The site is located off Chapel Street but largely located behind properties off this road, with currently only a
small gated access off the road into the application site.  The site is bounded by residential properties to its
north, east and west boundaries and has a public right of way to its eastern boundary running approximately
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two thirds the length of the site.

EIA REQUIRED

No

RELEVANT SITE HISTORY

No relevant site history

POLICY CONSIDERATIONS

The following policies of the Breckland Local Plan, including the Proposals Maps, have been taken into
consideration in the determination of this application. The provisions of the National Planning Policy
Framework and National Planning Policy Guidance have also been taken into account, where appropriate

COM01 Design
COM03 Protection of Amenity
ENV01 Green Infrastructure
ENV02 Biodiversity protection and enhancement
ENV04 Open Space, Sport & Recreation
ENV05 Protection and Enhancement of the Landscape
ENV06 Trees, Hedgerows and Development
ENV07 Designated Heritage Assets
ENV09 Flood Risk & Surface Water Drainage
GEN01 Sustainable Development in Breckland
GEN02 Promoting High Quality Design
GEN03 Settlement Hierarchy
GEN05 Settlement Boundaries
HOU06 Principle of New Housing
HOU07 Affordable Housing
HOU10 Technical Design Standards for New Homes
INF02 Developer Contributions
LBC Planning(Listed Building & Conservation Areas) Act 1990
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance

OBLIGATIONS/CIL

A section 106 agreement is required to secure the following:
- 25% Affordable Housing in accordance with Policy HOU07 of the Local Plan;
- Open space and maintenance contributions in accordance with Policy ENV04 of the Local Plan;
- Education contributions for this proposed development for Thomas Bullock CE Primary Academy school, in
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accordance with Norfolk County Council standard calculator;
- Library contribution of 2,700 (i.e. 75 per dwelling);
- Contributions towards the maintenance and signage of Footpath 12;
- A maintenance/mitigation contribution or commuted sum for new and existing GI features; and
- 1 fire hydrant per 50 dwellings (to be secured by condition).

CONSULTATIONS

SHIPDHAM P C
Shipdham Parish Council must disclose their declaration of interest in this planning and asked for
dispensation.  Shipdham Parish Council are in favour of the design but with a Pelican Crossing as opposed
to a Zebra Crossing.
ANGLIAN WATER SERVICE
The foul drainage from this development is in the catchment of Shipdham-Carbrooks Rd Water Recycling
Centre that will have available capacity for these flows.

The preferred method of surface water disposal would be to a sustainable drainage system (SuDS) with
connection to sewer seen as the last option. Building Regulations (part H) on Drainage and Waste Disposal
for England includes a surface water drainage hierarchy, with infiltration on site as the preferred disposal
option, followed by discharge to watercourse and then connection to a sewer.  From the details submitted to
support the planning application the proposed method of surface water management does not relate to
Anglian Water operated assets.  As such, we are unable to provide comments on the suitability of the surface
water management.
CRIME REDUCTION & ARCHITECTURAL LIAISON OFFICER
Experience shows that incorporating security measures during a new build or refurbishment reduces crime,
fear of crime and disorder.  The aim of the Police Service is to assist in the design process to achieve a safe
and secure environment for residents and visitors without creating a Fortress environment.  This is by far the
most efficient way in which to proceed with residential developments and is a partnership approach to reduce
criminal opportunity.

In other parts of Norfolk, I have seen SUDs areas become hotspot for anti-social behaviour due to their,
design and lack of barriers. The proposed location of this flood prevention has surveillance from surrounding
properties, however is in very close proximity to the proposed LAP area, a boundary treatment is therefore
recommended.
PUBLIC RIGHTS OF WAY OFFICER
No objection but further information required.
NORFOLK COUNTY COUNCIL HIGHWAYS
It is disappointing that the revised plans do not address all the access comments in our earlier
correspondence, as follows:
- As raised by the applicants own Safety Audit the design of the access requires pedestrians walking along
Chapel Street to cross the junction at the widest point.  There would appear no reason why a footway around
the western radii could not be provided, as is normal practice, and therefore allow pedestrians to cross where
the carriageway in narrower.  We would accept no dig techniques within footway construction if the RPA is of
concern.
- The footway that runs across the sites eastern boundary is likely to form part of the residents route to
school and also forms part of an NCC promoted circular walk.  This route should be widened to 2m across
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the entire length of its site frontage.  We also refer you to comments we made on the indicative plan requiring
a pedestrian link direct from the internal estate road to this pedestrian link and the layout of development
being designed to provide natural surveillance of this route.
- A staggered barrier (as proposed at the northern end of the existing footway east of the site) would normally
require a width of 2.4m, meaning the footway would require widening.
- I am not aware of any drawings showing pedestrian crossing improvements across Pound Green Lane in
the vicinity of Thomas Bullock Primary School.  It is reasonable to assume the development will increase
pedestrian activity to/from the school and as such we would expect plans to be provided.
- Whilst not raised in earlier comments it is clear a BT chamber in the middle of the proposed junction.  If this
chamber were to remain in its current location it would mean any maintenance work would likely block the
junction.  The chamber should be relocated out of the new junction.
OBLIGATIONS OFFICER, NORFOLK COUNTY COUNCIL
Contributions are required as follows:
Education contributions for this proposed development for Thomas Bullock CE Primary Academy school.
The contributions will be used at Thomas Bullock CE Primary Academy towards internal alteration /
remodelling and/or the extension of the school in order to increase the schools capacity.
- One fire hydrant per 50 dwellings.
- A library contribution of Â£2,700 (i.e. Â£75 per dwelling).
- A maintenance/mitigation contribution or commuted sum for new and existing GI features.
FLOOD & WATER MANAGEMENT TEAM
We object to this planning application in the absence of an acceptable Flood Risk Assessment (FRA) /
Drainage Strategy.
HISTORIC BUILDINGS CONSULTANT
No objection from an historic built environment perspective. It is considered that the proposed development
will not have a negative impact on the setting of the designated heritage asset (the designated conservation
area which is adjacent to the application site). It would however be preferable in general design terms if the
proposed development were frontage - to better compliment the immediate context - although it is
appreciated that highway requirements may dictate that this is not achievable.
TREE AND COUNTRYSIDE CONSULTANT
No objection to the principal of development.  Some adjustments to the indicative layout should be made,
particularly in the south west corner of the site where dwellings are positioned too close to trees which are
subject to TPO's.
HOUSING ENABLING OFFICER
The site area and number of dwellings proposed trigger the thresholds of the Council s affordable housing
policy as per HOU07 of the Councils local plan document.  At present a 25% provision is required on sites
capable of accommodating 10 or more dwellings and/or 0.5ha.
CONTAMINATED LAND OFFICER
I recommend approval providing the development proceeds in line with the application details and subject to
contaminated land conditions.
ENVIRONMENTAL HEALTH OFFICERS
No objections or comments on the grounds of Environmental Protection.
AIR QUALITY OFFICER
No objections or comments on the grounds of Environmental Protection, providing the development
proceeds in line with the application details.
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In support of promoting good air quality and reducing air pollution from developments I would recommend
that the developers looks to consider the following:
- The provision of cycle parking and electric vehicle charging points;
- The promotion of sustainable uses of travel including public transport;
- The use of shared private motor vehicles in the form of Car Club initiatives;
- The installation of low-NOx boilers only, with emission rates below 40 mg/kWh.
HISTORIC ENVIRONMENT SERVICE
The proposed development site lies within the area rich in archaeological remains of Roman and Anglo-
Saxon date. In addition the site is adjacent to both Chapel Street and The Green, both centres of post-
medieval and probably medieval settlement.  Consequently there is potential that heritage assets with
archaeological interest (buried archaeological remains) will be present at the site and that their significance
will be adversely affected by the proposed development.  If planning permission is granted, we therefore ask
that this be subject to a condition requiring a programme of archaeological mitigatory work in accordance
with National Planning Policy Framework para. 199.

NHS ENGLAND MIDLANDS & EAST (EAST) No Comments Received
FACILITIES MANAGEMENT No Comments Received
PRINCIPAL PLANNER MINERAL & WASTE POLICY No Comments Received

REPRESENTATIONS

Eight letters of objection have been received, their comments are summarised as follows:
- Loss of privacy from development close to the boundaries of the site
- Noise and disturbance during construction
- Dwellings adjacent to the boundaries of the site should be bungalows
- The main road through Shipdham is already busy and congested
- This area is frequented by wildlife including owls and bats.
- How will the doctors and school cope?
- There are already several properties currently for sale in Shipdham.
- The existing woodland should be retained.
- The proposed development opposite for 90 dwellings will further compound issues that this site will also
cause
- Wildlife will be negatively affected.
- Insufficient off-road car parking is proposed.
- The proposal does not make best use of land
- The existing footpath should be upgraded to cycleway/footpath
- The central area of open space should be larger
- Extra space culd be created by cutting back trees at the north-west corner as this area will become isolated
and not suitable for wildlife, being surrounded by dwellings
- An improved layout could be achieved with amendments to the plans.
- The mains sewer cannot cope with this development.
- no access should be created inbetween 10 and 11 Pound Green Close
- No works should restrict access to existing properties.

Councillor Linda Turner has also written in, in support of the application, her comments are summarised as
follows:
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Support, much consultation has taken place to enable the proposed road works on A1075 to take place, and
in order for this to happen this outline planning application is key in its timing as it makes complete sense to
include all proposed developments in order for the correct road layout to be achieved. The proposed
entrance/exit from Pound Green Close is purely for emergency vehicle access only.

ASSESSMENT NOTES

1.0 Principle of development

1.1 The application site is located in the settlement boundary for Shipdham. Policy GEN 05 supports
development within settlement boundaries, subject to compliance with other relevant development plan
policies.  Therefore, the principle of development in this location is established, subject to the further
considerations, as outlined below.

2.0 Access and car parking

2.1 Policies TR01 and TR02 of the Local Plan seek to promote sustainable transport.  Policy TR01 requires
development to minimise the need to travel; promote opportunities for sustainable transport modes; not
adversely impact on the operation or safety of the strategic road network; improve accessibility to services;
and support the transition to a low carbon future.  Policy TR02 requires development to integrate into existing
transport networks; mitigate highways impacts; protect and enhance access to public rights of way; provide
safe, suitable and convenient access for all users, including appropriate parking; and avoid inappropriate
traffic generation and do not compromise highway safety.  Major development proposals should include an
assessment of the impacts of new development on the existing transport network.

2.2 The highways authority have been consulted and provided comments on the proposed layout and
access.  The applicants have submitted amended plans and the further advice of the Highways Authority was
sought.  Although not objecting to the applicastion, the Highways Authority has raised some concerns, these
have been addressed below.

2.3 The highways authority, have requested a footway adjacent to the western side of the access into the
site.  This can not be delivered in this location due to the presence of a burial ground in this specific location
and the  potential for disturbance.  In lieu of this a footway, between the trees a footway is proposed out onto
Chapel Road and a footway on the western side of the access.  This is considered a reasonable compromise
to protecting archaeology and providing adequate connectivity in this location, as well as addressing
Highways Authority concerns.  To protect the RPA of trees a condition will be added to check and approved a
'no-dig' surface for the proposed footway in-between the existing trees.

2.4 The site is located within the settlement boundary of Shipdham, close to existing services and facilities
within Shipdham and within walking distance of these and sustainable transport modes.  The proposal is
therefore considered to be a sustainable location, minimising the need to travel and providing opportunity for
sustainable modes of transport.

2.5 There is a public footpath to the east of the application site.  The Highways Authority have suggested that
a link be provided to this footpath for future residents.  The applicants have sent an amended indicative
layout showing a link.  A note will be added to any subsequent permission to ensure that the future reserved
matters layout has a link to this footpath.

2.6 Norfolk County Council Rights of Way have commented on the application, stating that the width of the
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footpath should not be reduced in anyway, a note will be added to the permission, setting this out.  They also
raised concerns with regards to the start of the footpath being adjacent to the proposed access to the site.
They recommend some form of safety barrier and signs to ensure pedestrian safety.  A condition will be
added to any subsequent consent requiring this and checked in accordance with the Highways Authority
advice with regards to staggered barriers. The Highways Authority have commented that the footpath should
be widened.  However, this could negatively impact the adjacent trees and their RPA's and given the rights of
way team have not requested this then in order to protect trees in this location (which contribute to the
character of the area and provide screening for adjacent residential properties) then this widening is not
sought at this time.  The proposal would then be considered to comply with the relevant part of policy TR02 in
this regard.

2.7 It is noted that concerns have been raised also about surveillance of the right of the way, which would be
surrounded by properties and their rear gardens.  This type of arrangement can be of a concern.  However,
as this is an outline planning permission, a note will be added to any subsequent consent, to review this with
arrangement when the details reserved matters application is received.  Despite this, it is considered that this
could be dealt with either by the use of low boundary treatment on the eastern boundary of the site, to be
secured via a suitably worded condition or the re-orientation of plots, specifically plots 25 and 36.

2.8  The Highways Authority have suggested improvements to the pedestrian crossing across Pound Green
Lane in the vicinity of Thomas Bullock Primary School.  These could be the subject to an appropriately
worded planning condition, if required.

2.8 The Highways Authority finally raise concerns about the existing BT chamber.  This is not considered to
be a material planning consideration but a note will be added to any subsequent permission to remind the
applicant to deal with this matter in consultation with the provider.

2.9 Policy TR02 requires the proposal to provide sufficient car parking.  Given the indicative layout, as shown
it is considered that appropriate car parking can be achieved in accordance with the requirements of this part
of TR02.

2.10 The proposals are not considered to impact highway safety and therefore the proposal is considered in
accordance with Policies TR01 and TR02 of the Local Plan and paragraph 108 of the NPPF.

3.0 Layout and Design

3.1 Policy 12 of the NPPF and COM01 of the Local Plan seeks new development to be designed to the
highest possible standards.  This application is for outline planning permission, with all matters, apart from
access being reserved.  Despite this the applicants have submitted an indicative layout plan showing 36
dwellings.  The resultant density of the site is low, contrary to the requirements of Policy 11 of the NPPF.
However, the site is constrained by existing vegetation which is required to be retained.  The site is currently
a green site within the settlement boundary, contributing to the character of the area and it is considered
important to partially retain this, in accordance with the existing character.

3.2 The Conservation Area abuts to the site to the north and north-west of the site.  It is considered that the
site is well hidden from the Conservation Area by existing properties and therefore would preserve the
character and appearance of the Conservation Area in this regard.  The Heritage Officer raises no objection
from an historic built environment perspective.  However, they have recommended that the proposed
development had frontage to better compliment the immediate context, although it is stated that it is
appreciated the highway requirements may dictate that this is not achievable.  Again it will be important to
review this at reserved matters stage, when layout is considered.  It is considered that plots 1 and 36 could
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be reviewed to provide frontage towards Chapel Street, although not direct frontage development, which
could not be achieved due to the position of the access and existing significant trees, to be retained.
 If development is orientated to front Chapel Street and of good quality design and materials (to be
conditioned on any subsequent consent), then the proposal would be considered to compliment the
character and appearance of the area and preserve the Conservation Area.

3.3 Although largely semi-detached properties are proposed on the indicative layout, with some detached
properties proposed at the entrance of the site and to the west.  The site is largely designed to be three
blocks of development fronting the highway.  Development fronting the highway is considered in character
with the wider Conservation Area and the 'blocks' of development are considered to mimic existing
development to the east and south.  The proposed indicative layout is therefore considered in character with
the wider character of the area and subject to detailed designs of the properties proposed being submitted,
the proposal is considered in accordance with Policy COM01 of the Local Plan.

4.0 Amenity

4.1 Policy COM03 of the Local Plan seeks to protect the amenity of neighbouring properties and future
occupants.  This application is for outline planning permission, with all matters, apart from access being
reserved.  Despite this the applicants have submitted an indicative layout plan.  This proposed layout is
considered largely acceptable, with good separation distances from proposed dwellings to existing
neighbouring properties.  To the eastern boundary, as shown, separation distances are in excess of 25
metres, which is sufficient to protect amenity.  To the north plot 1 is approximately 18 metres from The
Dwelling, off Chapel Street.  These properties are proposed at oblique angles to protect amenity.  In addition,
as set out above the orientation of plots of 1 and 16 will be asked to be reviewed in the detailed proposals.

4.2 Plots 13 is in excess of 16 metres from the adjacent property (Hideaway), given these are side on then
this distance is considered acceptable.  That said, plots 13 and 14 have relatively small rear gardens, with
existing trees (albeit category C trees) which would shade large parts of their garden and the rear elevation
of plot 13.  However, these trees do provide screening for adjacent properties to the west.  For these
reasons, plots 12-14 will need review at reserved matters stage.  This said, it is considered that an
appropriate layout can be achieved at reserved matters stage (maybe with the loss of a property in this
location or a revised layout) so as not to affect the amenity of adjacent properties or future occupants in
accordance with COM03 of the Local Plan.

4.3 Conditions are therefore proposed limiting the number of a dwellings to a maximum of 36 and a note is to
be added to say the indicative layout is not approved, for reasons of amenity and character of the area.

5.0 Heritage assets

5.1 The application site lies adjacent to the designated Shipdham Conservation Area.  Policies 16 of the
NPPF and ENV07 of the Local Plan seek to protect the significance of heritage assets and their settings.
Also, in accordance with the Planning (Listed Building and Conservation Areas) Act (1990) Conservation
Areas should be preserved and where possible enhanced.  Evidence is required from the applicant to
support their proposals in this regard.  The Conservation Area abuts to the site to the north and north-west of
the site.  A Heritage Statement has been submitted and as the site is well hidden from the Conservation Area
by existing properties, the character and appearance of the Conservation Area is considered to be preserved
in accordance with policies 16 of the NPPF and ENV07 of the Local Plan.

6.0 Ecology
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6.1 Policy 15 of the NPPF and ENV02 of the Local Plan seeks to protect and enhance ecology.  Our
ecologist originally object to the application, requesting further survey works of the building TN15 for the
presence of bats and a buffer along the western boundary.  The applicants accept that further surveys of this
building are required.  Given that we are currently outside of survey season, that this application is for outline
consent and given the position of building, away from built form and not affected by it, then it is considered
that this matter could be dealt with by an appropriately worded condition, requiring the surveys to be
undertaken and the results submitted with any subsequent reserved matters application.  Our ecologist have
been consulted in this regard and recommend that the bat surveys carried out prior to determination of the
outline application in accordance with the extant government circular on planning and biodiversity (Circular
06/2005), however given the timing constraints, recommend a conditions that bat surveys must be carried out
on the old school toilet block in accordance with the Preliminary Ecological Impact Assessment (Norfolk
Wildlife Services, Report Reference 2018/187; September 2019) and be provided at the reserved matters
stage with a mitigation strategy, that no trees are removed and an ecological mitigation management plan is
produced.  These matters are to be the subject of suitably worded planning conditions.

6.2 Our ecologist have also suggested suitable separation be achieved between gardens and the biodiversity
zone/trees in the north west corner of the site.  This can also be addressed at reserved matters stage and
added to the proposed note with regards to concerns over layout.  The proposal is therefore considered in
accordance with Policy 15 of the NPPF and ENV02 of the Local Plan.

7.0 Flood Risk and Drainage

7.1 Policy 14 of the NPPF and ENV02 of the Local Plan seeks to minimise the risk of flooding.  There is
some surface water flood risk to the north-west of the site, however, development is largely sited outside of
this area, as this is the retained woodland.  The LLFA originally objected to the application on the grounds of
an unacceptable Flood Risk Assessment (FRA).  Further information has been submitted and the response
of the LLFA is awaited.  Subject to this, the proposal could be considered in accordance with Policy 14 of the
NPPF and ENV02 of the Local Plan.

8.0 Trees and hedgerows

8.1 Policy ENV06 of the Local Plan seeks to protect significant trees and hedgerows.  The woodland to the
north-west of the site is to be retained as well as TPO'd trees to the boundaries of the site.  The applicants
have submitted a tree survey and development is shown to be outside the RPAs of trees to the boundaries of
the site, to enable their retention.  As set out above, the scheme is to be reviewed with regards to plots 12-14
to ensure pressure is not put on significant trees for removal due to overshadowing.  It will also need to be
demonstrated that properties on the eastern side of the site are not unduly overshadowed or their rear
gardens to put pressure on the removal of significant trees in this location also.  These are matters that can
be reviewed with any subsequent reserved matters application.

8.2 The tree officer has been consulted with regards to the scheme and raises no objection subject to review
of the layout with regards to the south-western corner and the proximity of development to the TPO'd trees in
this location.  Given this is an outline planning application with matters of layout and landscaping reserved,
then this can also be reviewed at this stage.  To this end the proposal is considered acceptable in
accordance with Policy ENV06 of the Local Plan.

9.0 Open Space

9.1 Policy ENV04 of the Local Plan seeks for new development to provide and maintain suitable levels of
open space for future occupants.  The indicative layout shows a LAP to the centre of the site, as required by
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Policy ENV04 and obviously seeks to retain the woodland to the north-west of the site as additional open
space.  This is considered sufficient provision in this regard for this site in accordance with Policy ENV04 of
the Local Plan.

10.0 Contamination

10.1 Policy 15 of the NPPF considers whether a site is suitable for its proposed use, taking into consideration
ground conditions.  Environmental Health have assessed the proposals in this regard and are satisfied that
the development can proceed, subject to contamination conditions, which will be applied to any subsequent
consent.  The proposal is therefore considered in accordance with Policy 15 of the NPPF.

11.0 Obligations

11.1 A section 106 agreement is required to secure the following obligations is required; 25% Affordable
Housing in accordance with Policy HOU07 of the Local Plan; open space including a LAP and the woodland
as shown on the site layout plan and maintenance contributions in accordance with ENV04 of the Local plan;
education contributions for this proposed development for Thomas Bullock CE Primary Academy school, in
accordance with the County Council standard multiplier (Table 2); 1 hydrant per 50 dwellings (to be secured
by condition); a library contribution of 75 per dwelling; contributions towards the maintenance and signage of
Footpath 12; and a maintenance/mitigation contribution or commuted sum for new and existing GI features.
These obligations are considered to accord with the requirements of paragraph 56 of the NPPF.

12.0 Other Matters

12.1 Our Air Quality officer has recommended the developers consider the following:
- The provision of cycle parking and electric vehicle charging points;
- The promotion of sustainable uses of travel including public transport;
- The use of shared private motor vehicles in the form of Car Club initiatives;
- The installation of low-NOx boilers only, with emission rates below 40 mg/kWh.

12.2 This will be added as a note to any subsequent permission.

13.0 Conclusion

13.1 The development is considered to accord with the Development Plan, for the reasons as set out above
and is therefore recommended for approval, subject to conditions and a section 106 agreement, securing the
obligations as set out above.

RECOMMENDATION

The application is recommended for approval, subject to the signing of a section 106 agreement and the
conditions, as set out below.

CONDITIONS

1 Outline Time Limit (3 years)
Application for Approval of Reserved Matters must be made not later than the expiration of
THREE YEARS beginning with the date of this permission, and the development must be
begun within TWO YEARS of the FINAL APPROVAL OF THE RESERVED MATTERS or, in
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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 In accordance with submitted plans NEW 2017
The development must be carried out in strict accordance with the application form, and
approved documents and drawings as set out in the table at the end of this notice.
Reason for condition:-
To ensure the satisfactory development of the site.

3 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.

4 The development shall be limited to ..........
dwellings/the
The development shall be limited to a maximum of 36 dwellings.
Reason for condition:-
To protect the character of the area and the amenity of future occupants in accordance with
Policies GEN02, COM01 and COM03 of the Breckland Local Plan.

5 Standard outline landscaping condition
No development whatsoever shall take place until the plans and descriptions giving details
of the reserved matters referred to above shall have been submitted to and approved by the
Local Planning Authority and these plans and descriptions shall provide for a hard and soft
landscaping and tree planting scheme, which shall take account of any existing trees or
hedges on the site. The landscaping and tree planting shall be carried out in accordance
with the scheme as approved during the planting season of the November/March
immediately following the commencement of the development, or within such longer period
as may be first agreed in writing, with the Local Planning Authority, and in accordance with
the Council's leaflet "Tree pack" (Landscaping advice for applicants).
Any trees or plants which within a period of 5 (five) years from the completion of the
landscaping scheme die, are removed or become seriously damaged or diseased shall be
replaced during the next planting season with others of the same size and species unless
the Local Planning Authority gives written consent to any variation.
Reason for condition:-
To protect significant trees in accordance with Policy ENV06 of the Breckland Local Plan.
This condition will require to be discharged

6 Materials
Prior to the commencement of any works above slab level the type and colour of all external
materials to be used in the construction of the development shall be submitted to and
approved in writing with the Local Planning Authority.  Only such agreed materials shall be
used in connection with this approval.
Reason for condition:-
To ensure the satisfactory appearance of the development, in accordance with Policy
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GEN02 and COM01 of the Breckland Local Plan.
This condition will require to be discharged

7 Boundary screening to be agreed
Prior to the occupation of the development hereby approved, a scheme for the provision of
boundary screening, shall be submitted to and approved in writing 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 COM03 of the
Breckland Local Plan.
This condition will require to be discharged

8 Contaminated Land - Desk Study/Site
Investigation
Prior to the commencement of the development, the following details shall be first submitted
to and approved in writing by the Local Planning Authority:
A.  Desk Study
A desk study and risk assessment 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
A site investigation and risk assessment to determine the nature and extent of any
contamination on the site, whether or not it originates on the site.  The investigation and risk
assessment must be undertaken by competent persons and a written report of the findings
must be produced. The report of the findings must include (i) 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
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.  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 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.
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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:-
The details are required prior to the commencement of the development to ensure that risks
from land contamination to the future users of the land and neighbouring land are minimised,
together with those to controlled waters, property and ecological systems, and to ensure that
the development can be carried out safely without unacceptable risks to workers, neighbours
and other offsite receptors from the outset of the development in accordance with Policy 15
of the NPPF.

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.
This condition will require to be discharged

9 Contaminated Land - Unexpected
Contamination
In the event that contamination is found at any time when carrying out the approved
development that was not previously identified it must be reported in writing immediately to
the Local Planning Authority. An investigation and risk assessment must be undertaken in
accordance with details to be agreed in writing with the Local Planning Authority.  Where
remediation is necessary, a remediation scheme must be submitted to and approved in
writing by the Local Planning Authority.  Following completion of measures identified in the
approved remediation scheme a verification report shall be submitted to and approved in
writing by the Local Planning Authority.
Reason for condition:-
To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters, property and
ecological systems, and to ensure that the development can be carried out safely without
unacceptable risks to workers, neighbours and other offsite receptors.
This condition is imposed in accordance with Policy 15 of the NPPF.
This condition will require to be discharged

10 Non standard archaeological condition
A) No development shall take place until an archaeological written scheme of investigation
has been submitted to and approved by the local planning authority in writing. The scheme
shall include an assessment of significance and research questions; and 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 and 6) Nomination of a competent person or
persons/organization to undertake the works set out within the written scheme of
investigation.

and,
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B) No development shall take place other than in accordance with the written scheme of
investigation approved under condition (A).

and,

C) 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
archaeological written scheme of investigation approved under condition (A) and the
provision to be made for analysis, publication and dissemination of results and archive
deposition has been secured.

Reason for condition:-
Details are required prior to commencement to protect and enhance heritage assets in
accordance with Policy 16 of the NPPF.

11 Full details of external lighting
No external lighting shall be erected unless full details have first been submitted to and
agreed in writing with the Local Planning Authority.  The details shall include a lighting plan
indicating luminance levels both on the site and beyond, and a schedule of equipment
including mounting heights.  Such lighting shall be kept to the minimum necessary for the
purposes of security and site safety and shall prevent upward and outward light radiation.
The lighting shall be installed, maintained and operated in accordance with the approved
details unless otherwise agreed by the Local Planning Authority.
Reason for condition:-
In the interests of the amenities of the area and local residents and to minimise light pollution
in accordance with policy COM03 of the Breckland Local Plan.
This condition will require to be discharged

12 "No dig" construction through RPA
Where proposed access roads, drives or footways pass through the 'Root Protection Area' of
trees (RPA) on or adjacent to the site and which are specified to be retained, detailed plans
for 'no -dig' construction shall be submitted to and approved in writing by the Local Planning
Authority.  Unless otherwise agreed, the RPA shall be taken to be a circle of radius 12 X the
stem diameter measures at 1.5m.  Any construction works within the Root Protection Areas
shall be in accordance with the approved scheme.
Reason for condition:-
To protect the rooting area of trees in accordance with policy ENV06 of the Breckland Local
Plan.
This condition will require to be discharged

13 Retention of trees and hedges
No trees or hedges shall be cut down, uprooted destroyed, lopped or topped, other than in
accordance with the approved plans and particulars, without the previous written approval of
the Local Planning Authority.
Any trees or hedges removed without consent shall be replaced during the next planting
season November/March with trees of such size and species as agreed in writing with the
Local Planning Authority.
Reason for condition:-
To ensure that the trees and hedges are retained in the interests of the visual amenities of
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the are and the satisfactory appearance of the development in accordance with policy
ENV06 of the Breckland Local Plan.
This condition will require to be discharged

14 Barriers/Signage for Footpath
With the reserved matters application details of a barrier to separate the start of Footpath 12
off Chapel Street/the proposed access and signage in the form of warning signs to ensure
the safety of pedestrians shall be submitted to and approved in writing by the Local Planning
Authority.  Prior to first occupation, the approved barriers and signage shall be erected.
Reason for condition:-
To protect the safety of users of the footpath and highway safety in accordance with policies
TR01 and TR02 of the Breckland Local Plan.

15 Off site Highway works
No works shall commence on site until plans showing pedestrian crossing improvements
across Pound Green Lane in the vicinity of Thomas Bullock Primary School have been
submitted to and approved in writing by the Local Planning Authority.  Prior to first
occupation the approved works shall be fully implemented.
Reason for condition:-
This needs to be a pre-commencement condition to protect highway safety and promote
sustainable transport in accordance with Policy 9 of the NPPF and Policies TR01 and TR02
of the Local Plan.

16 non standard condition
Bat surveys shall be carried out on the old school toilet block in accordance with the
Preliminary Ecological Impact Assessment (Norfolk Wildlife Services, Report Reference
2018/187; September 2019) and submitted with any subsequent reserved matters
application, as well as a mitigation strategy.  The development shall be carried out in
accordance with the mitigation measures as identified.
Reason for condition:-
To protect and enhance ecology in accordance with Policy 15 of the NPPF,

17 non standard condition
No works to trees TN1, TN2, TN9 and TN10 including removal, pruning or crown reduction
shall take place unless a competent ecologist has undertaken further bat surveys in
accordance with Preliminary Ecological Impact Assessment (Norfolk Wildlife Services,
Report Reference 2018/187; September 2019) and provided written confirmation that no bat
roosts will be harmed and/or that there are appropriate measures in place to protect bat
interest on site. Any such written confirmation should be submitted to and approved by the
local planning authority.
Reason for condition:-
To protect and enhance ecology in accordance with Policy 15 of the NPPF,

18 non standard condition
An Ecological Management Plan (EMP) shall be submitted to, and approved in writing by the
LPA with any subsequent reserved matter application.  The content of the EMP shall include
the following.
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
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mitigation detailed in the ES submitted with the application namely that for
·             great crested newts
·             Protect and maintain the biodiversity zone shown in Figure 5 for a minimum of 10
years post construction
·             protection and enhancement of bat feeding and commuting corridors,
·             protection and enhancement of hedgerows
·             hedgehogs
·             Mitigation and enhancements measures outlined in the Preliminary Ecological
Impact Assessment  (Norfolk Wildlife Services, Report Reference 2018/187; September
2019) including measures shown in Figure 5.
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

A site visit, desk study and updated targeted protected species survey carried out by a
suitably qualified ecologist may be required in-line with CIEEM's Advice Note on the
Lifespan of Ecological Reports and Surveys (CIEEM; April 2019) and any additional
mitigation measures than need incorporating into the site's design agreed with the local
planning authority.

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.  The development shall accord with the approved EMP.
Reason for condition:-
To protect and enhance ecology in accordance with Policy 15 of the NPPF,

19 Application Approved Following Revision
The Local Planning Authority has acted positively and proactively in determining this
application, and by assessing the application against all material considerations, including
national guidance, planning policies and representations that have been received during the
public consultation exercise, and by identifying matters of concern within the application and
negotiating, with the Applicant, acceptable amendments to the proposal to address those
concerns.  As a result, the Local Planning Authority has been able to grant planning
permission for an acceptable proposal within timely a manner as possible, in accordance
with the presumption in favour of sustainable development, as set out within the National
Planning Policy Framework.

Copies of all documentation submitted in connection with this application can be viewed
online at http://www.breckland.gov.uk/content/planning-search-0

26 Criterion E - Planning Apps Where Approved
Appeals against planning decisions

If you are aggrieved by the decision of your local planning authority to refuse permission for
the proposed development or to grant it subject to conditions, then you can appeal to the
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Secretary of State under section 78 of the Town and Country Planning Act 1990.

If you want to appeal against your local planning authority's decision then you must do so
within 6 months of the date of this notice.

Appeals can be made online at: https://www.gov.uk/planning-inspectorate.
If you are unable to access the online appeal form, please contact the Planning Inspectorate
to obtain a paper copy of the appeal form on tel: 0303 444 5000.

The Secretary of State can allow a longer period for giving notice of an appeal but will not
normally be prepared to use this power unless there are special circumstances which
excuse the delay in  giving notice of appeal.

The Secretary of State need not consider an appeal if it seems to the Secretary of State that
the local planning authority could not have granted planning permission for the proposed
development or could not have granted it without the conditions they imposed, having regard
to the statutory requirements, to the provisions of any development order and to any
directions given under a development order.

If you intend to submit an appeal that you would like examined by inquiry then you must
notify the Local Planning Authority and Planning Inspectorate
(inquiryappeals@planninginspectorate.gov.uk) at least 10 days before submitting the
appeal. Further details are on GOV.UK
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