
 

 

 

 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2020/0462/F CASE OFFICER Chris Hobson

LOCATION: MATTISHALL APPNTYPE: Full
Land South of Dereham Road, Dereham
Road

POLICY: In Settlemnt Bndry

CONS AREA: N

APPLICANT: Hopkins & Moore (Developments)
Melton Park House Scott Lane

LB GRADE: N

AGENT: Hopkins & Moore (Developments)
Melton Park House Scott Lane

TPO: N

PROPOSAL: Erection of 50 Residential Dwellings With Associated Infrastructure.

REASON FOR COMMITTEE CONSIDERATION

The application is referred to Planning Committee following determination at Chairman's Panel that
consideration is necessary at Planning Committee given the contentious nature of the application and site
and the significant number of public representations received.

KEY ISSUES

- Principle of Development
- Housing Type/Mix
- Design, Character and Appearance
- Heritage Impacts
- Amenity
- Access/Highway Safety
- Ecological Impacts
- Tree Implications
- Drainage/Flood Risk
- Planning Obligations
- Other Matters

DESCRIPTION OF DEVELOPMENT

The proposed development seeks full planning permission for the erection of 50 dwellings, new access,
public open space, and associated drainage infrastructure. The proposals provide for 38 market dwellings
and 12 affordable homes (25%) of varying sizes and types including semi-detached and detached houses
and small number of bungalows. A mix of 1 - 4 bedroom dwellings are provided broken down as follows:
- 2 no. 1 bedroom flats;
- 16 no. 2 bedroom houses;
- 14 no. 3 bedroom houses; and
- 18 no. 4 bedroom houses.
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Access would be centrally located off the south side of Dereham Road with a section of footpath provided
along the frontage of the site. Other off-site highway works include extension of the 30mph restricted zone,
the provision of village gateway signage; bus shelters, provision of pedestrian crossing points along
Dereham Road and tactile paving to improve pedestrian crossings at Orchard Road and Mill Road.

The proposals include a mix of areas of open space including incidental open space largely around the
perimeters (6,820 m2), a Locally Equipped Area of Play (LEAP) (495 m2); and an orchard (1,319 m2) and
allotments (2,058 m2) located at the rear of the site. Surface drainage attenuation ponds are located in the
southwest corner of the site.

SITE AND LOCATION

The application site comprises 3.2 hectares of arable farmland at the western edge of the village.  The site is
bounded by Dereham Road to the north and Old Hall Road to the west.  Existing residential dwellings front
onto Dereham Road opposite the site and to the east is Rayners Farm and its associated fields and
buildings.  To the south is open countryside.  The perimeter of the site is mainly comprised of field hedging
and trees and wet ditches.  It is an open field and is relatively flat, although there is a gentle fall towards
Dereham Road.  The existing dwellings on the north side of Dereham Road are a mix of two storey and
single storey, the majority of which having been built within the last 30-40 years. The site is within the
settlement boundary as identified in the new Local Plan, benefiting from outline planning permission.
Mattishall itself is approximately four miles to the east of Dereham and 13 miles west of Norwich.

EIA REQUIRED

No - The proposed development by way of scale being under the 150 dwellings; by way of its location not
within close proximity or directly affecting a sensitive and important wildlife site; and not resulting in
particularly complex or widespread impacts, requiring assessment by way of an Environmental Statement.
Accordingly the proposed development is not considered to constitute significant environmental affects
resulting in EIA development.

RELEVANT SITE HISTORY

3PL/2014/1143/O -  Outline application for 90 dwellings - Refused January 2015. Appeal Dismissed.

3PL/2015/0498/O - Outline application for erection of up to 50 dwellings and associated infrastructure -
Refused - Granted on appeal - 6th March 2018.

3OB/2019/0036/OB - Variation to affordable housing obligations to 25% - Refused.

3PL/2020/0226/D - Reserved matters application for the details of appearance, landscaping, layout and
scale) relating to a development of 50 dwellings (following outline permission reference 3PL/2015/0498/O) -
Under consideration.

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
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COM01 Design
COM02 Healthy Lifestyles
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
ENV08 Non-Designated Heritage Assets
ENV09 Flood Risk & Surface Water Drainage
GEN01 Sustainable Development in Breckland
GEN02 Promoting High Quality Design
GEN05 Settlement Boundaries
HOU01 Development Requirements (Minimum)
HOU02 Level and Location of Growth
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
NP Neighbourhood Plan
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance
TR01 Sustainable Transport Network
TR02 Transport Requirements

OBLIGATIONS/CIL

The following planning obligations are considered necessary to mitigate for the impacts of the proposed
development:
- Affordable Housing provision (25%) including on site provision of 12 dwellings and a financial contribution
equivalent to half the value of an affordable dwelling, and 70/30 affordable rented/shared equity split, in
accordance with policy HOU07 of the Local Plan.
- Provision of and management and maintenance of landscape open space including the informal open
space, childrens play facilities, orchard, and allotments and public open space edged blue.
- Library facilities contribution of £3,750 (equivalent of £75 per dwelling).
- Health facilities contribution of £84,934 towards new build Mattishall surgery facility.
- Measures for footpath and public access connections off site (land edged blue).
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CONSULTATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS
No objections subject to conditions.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
No objections subject to conditions.
TREE AND COUNTRYSIDE CONSULTANT
No objections subject to conditions. Replacement large native tree species should be integrated into the
planting around the site, including oak and beech.
CONTAMINATED LAND OFFICER
No objections subject to conditions.
HISTORIC ENVIRONMENT SERVICE
No objections subject to conditions.
HOUSING ENABLING OFFICER
At present a 25% provision is required on sites capable of accommodating 10 or more dwellings and/or
0.5ha. This is then further split into 70% being made available for rent and 30% for shared ownership, shared
equity or any other intermediate product that meets the intermediate definition within NPPF, meets an
identified need in the District and is agreed by the Council. In this instance 12.5 units would be required, 8no
for rent and 4no for intermediate housing. A commuted sum of 25,000 will also be payable, being 50% of the
standard per equivalent dwelling, to discharge the fractional 0.5 unit requirement. The affordable housing mix
i.e., unit types, layout etc. will need to be addressed. It is noted that a split of affordable housing is proposed,
and this is acceptable and in line with current need.

The affordable housing should be integrated into residential layouts to provide a distribution of affordable
housing in single units or as small clusters within the development site. It should not be provided in a single
area. It is noted that all the affordable rent is provided in one cluster and the shared ownership in another.
This is not ideal, but is just about within the letter of the above.
FLOOD & WATER MANAGEMENT TEAM
No objections subject to conditions.
ENVIRONMENT AGENCY
No objections subject to conditions.
MATTISHALL PARISH COUNCIL
Object for following reasons:
The size of this development is too large and not appropriate to the size of the village, contrary to Policy
HOU01 of the Local Plan. Based on completions and commitments to date, Mattishall has fulfilled its
minimum housing allocation.

An application to reduce the number of affordable properties below the original 40% was refused.

This proposed development, although now modified, will be noticeable on entering a village of different styles
of properties, contrary to Policy HOU04 of the Local Plan. This is a large housing estate with a modern
design which will not sit well in the entrance to the village.
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In the Mattishall Neighbourhood plan, it was noted that, the approach from Dereham is listed as one of three.
At the appeal, the inspector commented that the development would harm the character of the area would
conflict with the MNP policy ENV2.
 Villages need to be kept separate and, therefore need to have green space between them, contrary to
ENV05.

We object to building on farmland because in the future out of the EU, farmland will be needed for producing
arable and livestock.

The development will be over 1km from the main village. This will ultimately mean an influx of vehicles into a
congested, at times, centre of the village, which has inadequate parking facilities, a medical centre that is
oversubscribed and a small school, contrary to TRA1. The infrastructure of the village would not be able to
support a development of this size.

Comments 05/01/21:
Outline planning permission has been granted for this site despite previous opposition from Mattishall Parish
Council and Breckland District Council. Considerable opposition from Mattishall residents still exists and this
is evidenced by the volume of written representations.  Having discussed the proposal with the applicant, the
Parish Council requests that BDC condition (by S106 agreement or planning condition), the following:
1. The provision of a LEAP scheme and associated POS accessible to the whole village. That agreement
ensures the long-term maintenance of the provision to a high standard.
2. The provision of a Orchard and Allotment scheme be agreed in consultation with Mattishall Parish Council.
The Orchard and Allotments be available to and accessible by all residents of Mattishall Parish with adequate
parking provision solely for the use by the allotments; a variety of fruit trees each with deer protection; and
long-term maintenance.
3. That the area to the west of the site is made available (through transfer of land ownership to Mattishall
Parish Council or by other acceptable means) for the use as a community woodland with appropriate
footpaths and seating. Design, layout and features of the woodland be agreed with Mattishall Parish Council.
That the community woodland be accessible by the public.
4. That the Attenuation Basin be maintained by the applicant (or other body agreed by BDC) and that it be
kept in a safe condition, having been fully risk assessed with appropriate safety measures in place. Child
protection/safety at this facility is a major concern of the Parish Council.
5. Highways Authority agree to the amendment of the speed limit on Dereham Road adjacent to the site,
such that a 30MPH limit applies from the junction with Old Hall Road.
6. Design, position and future maintenance of bus shelters should be agreed in consultation with the Parish
Council.
7. Electric vehicle charging points be provided within the development. These should be provided as
standard at each plot.
8. Appropriate financial sum be made to the NHS to mitigate the adverse impact of the development on
health services.
OBLIGATIONS OFFICER, NORFOLK COUNTY COUNCIL
No objections subject to contributions being secures towards library facilities, the provision of fire hydrants to
serve the site. Given the existing capacity in nearby schools a financial contribution towards education
provision is not necessary.
NORFOLK COUNTY COUNCIL PUBLIC RIGHTS OF WAY
No objections. We are pleased to see the provision of an area of public open space and informal pedestrian
paths providing on-site informal recreation opportunities for residents.  However, we would strongly suggest
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that a footpath link is created from this public open space to Old Hall Road. Footpath 4 starts further south on
Old Hall Road and gives direct access east into Mattishall centre as well as to the good PROW network and
quieter lanes south of the village. This would provide new residents a direct link to the available existing
recreation opportunities as well as an alternative pedestrian route to the village amenities.
NORFOLK RIVERS INTERNAL DRAINAGE BOARD
No objections. I note that the applicant intends to discharge surface water to a watercourse within the IDD
(directly or indirectly), with no other means of draining the site readily available or discussed. The proposed
development will require land drainage consent in line with the Boards byelaws (specifically byelaw 3).
ENVIRONMENTAL HEALTH OFFICERS
Agree with the comments and concerns of the Lead Local Flood Authority.
NHS ENGLAND MIDLANDS & EAST (EAST)
The STP, incorporating Acute, Mental Health, Community and Primary Care services has identified that this
development will give rise to a need for additional healthcare provision to mitigate impacts arising from the
development. Healthcare facilities within the local area are already at or over capacity with no scope to
manage increased demand; investment into healthcare services within the local area is required. The capital
required through developer contribution would form a proportion of the required funding for the provision of
capacity to absorb the patient growth generated by this development. Unless the above is considered in
conjunction with the current application process, and agreement is made with regards to capital investment
required, the STP would wish to raise an objection to the proposed development. The Local Planning
Authority may wish to review the developments sustainability if such impacts are not satisfactorily mitigated.
NATURAL ENGLAND
No objections.

REPRESENTATIONS

The application has been publicised by way of letters sent to surrounding properties, a site notice erected at
the site, notice displayed in the press and publication on the weekly list. The Council has received
representations in support and objecting to the proposed development. The numbers received in each
respect and matters raised are summarised below:

Objections: 86 separate representation objecting to the proposals for the following reasons:
- The site floods and is located in flood risk area and is therefore not appropriate for development.
- Proposals would increase the risk of flooding elsewhere.
- The application conflicts with previous permission which required 40% affordable housing.
- Proposals do not provide adequate number of affordable housing, less than 25%.
- Proposals conflict with the Mattishall Neighbourhood Plan, and the various policies contained within it.
- Harm caused to the character, appearance and openness of the countryside.
- Would provide modern development at entrance into the village.
- Impact from street lighting.
- Site is not well located and sits 1km from the services and facilities in the village.
- Increased level of traffic and congestion through the village.
- Infrastructure, facilities and services are not adequate for the existing village and cannot cope with further
development.
- Size of development out of character with village.
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- Location of proposed LEAP not appropriate and impact on livestock nearby.
- Unsafe access and detrimental impact on highway safety.

Support: 2 separate representations in support raising the following matters:
- Deliver much needed good quality new homes .
- Located within a vibrant village.

George Freeman MP has made a representation stating the following:
- The application undermines local support in planning system.
- The application does not link back to the earlier permission.
- It should be considered in full against the Local Plan, Neighbourhood Plan and Council having a 5 year
supply.
- It is a contentious site with two appeals, and previous refusal of application to reduce affordable housing
provision from 40% to 25%.

ASSESSMENT NOTES

1.0 Principle of Development

1.1 This application seeks full planning permission for 50 dwellings, open space and associated
infrastructure at land off Dereham Road, Mattishall. The site is located within settlement boundary as
designated in the adopted Breckland Local Plan and the proposals would accord with policy GEN05 which
seeks to focus new housing within defined Settlement Boundaries and considers such proposals acceptable
in principle.

1.2  The Mattishall Neighbourhood Plan (MNP) has been adopted and as such can be given full weight in the
planning consideration. Policy HOU01 states that proposals for new dwellings within or adjacent to the village
will be supported subject being of scale that is appropriate to the size of the village and its rural setting, they
provide an attractive and well landscaped interface with the countryside; their design and layout has regard
to their immediate setting and they accord with policy ENV01.

1.3 The site was granted outline planning permission at appeal in 2018 (reference 3PL/2015/0498/O) for the
erection of 50 dwellings and associated works. The principle of residential development is therefore accepted
on the site and for the same number of dwellings as that currently proposed. The outline permission is extant
and it is noted that the proposals in scale, form and layout conform to that framework masterplan considered
by the appeal inspector and on which it was concluded that the proposed development was acceptable.
Further discussion of the merits of the application are set out below, however it is noted that the proposals
continue to provide for the required level of affordable housing and include on site public open space
including allotments, orchard, LEAP as indicated when application 3PL/2015/0498/O was considered.

1.4  Furthermore, it is noted that the site, being located in Mattishall, is located in a Service Centre Village
with sufficient facilities and services to meet the day to day needs of existing residents. The village has a
primary school, public houses, church, village hall, childrens play area, playing fields and sports and social
club, small shops, GP Surgery, take away, hairdressers, post office and and bus services with some places
of employment at South Green Park. The provision of residential development of the scale proposed is
therefore considered acceptable in principle and in accordance with relevant policies at a national, local and
neighbourhood level.
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2.0 Housing Type, Mix and Tenure

2.1 The development proposes 50 dwellings including market and affordable homes of largely two storeys in
height with a small number (2 dwellings) being single storey dwellings. The application proposes a good mix
of dwellings including a small number of flats, bungalows, detached, semi-detached, a short terrace, some
properties with large gardens, smaller gardens and ranging from 1 bedrooms through to 4 bedroom
dwellings. Whilst not in compliance with the latest SHMA which seeks to secure predominantly 3 bedroom
units for the whole of Breckland, it does provide a good balance and would assist in meeting the needs of a
range of households.

2.2 With regards to the requirements of policy HOU10 the proposed dwellings would all meet the necessary
Nationally Described Space Standards. Accordingly the size and type of homes are considered to be
acceptable.

2.3 With respect to the provision of affordable homes, policy HOU07 of the Breckland Local Plan (adopted)
requires the provision of 25% Affordable Housing on residential sites of this size and the proposals would
comply with this requirement by providing 12 affordable dwellings on site and a financial contribution for the
remaining proportion of affordable home to be spent off-site on provision of affordable housing. The Housing
Officer has subsequently not raised objections to the application. Subject to this being secured in the Section
106 Agreement.  It is therefore considered that the proposals would comply with policy HOU07 of the
Breckland Local Plan (adopted 2019).

2.4 The concerns of many local residents regarding the reduced provision of affordable homes within this
application when compared to that granted at appeal (40%) are noted.  However, the proposals have to be
considered against the policy requirements of the adopted Local Plan which only require the provision of
25% affordable housing within residential developments. The proposals therefore comply with planning policy
HOU07.

3.0 Design, Layout, Density and Appearance

3.1 Policies GEN02 and COM01 of the adopted Local Plan (2019) and section 12 of the NPPF support high
quality design. Policy HOU6 of the Breckland Local Plan (adopted) also states that the "design and layout will
optimise the density of the development to a level which is appropriate and justified for the locality"

3.2 Policy HOU1 of the MNP requires that design and layout, have regard to their surroundings and provide
for an attractive and well landscaped interface with the countryside. Policy HOU4 of the Neighbourhood Plan
requires that all new development should complement and enhance the historic character and rural quality of
Mattishall.

3.3 The proposed development has a density of 15.6 dph across the whole application site including the
open space.  This is considered appropriate to its edge of settlement location and for a village where a lower
density would assist in creating a transition from built environment to the countryside. Indeed the density
remains low and appropriate to its context. This reflects the approach to density set out in Policy HOU06 of
the Breckland Local Plan which accepts densities should reflect their context.

3.2 The proposals provide frontage onto Dereham Road to continue the existing streetscene with a centrally
located adoptable standard estate road running southwards into the site. The built form is located centrally
within the site with open space along the south and eastern boundaries of the site helping to soften the
edges of the development against the open countryside. The layout would appear domestic in character with
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short depths of front gardens and with all units addressing the streetscene. Car parking is provided within the
curtilage of dwellings, which addresses the need for natural surveillance, as referred to by the Architectural
Liaison Officer.

3.3 There are a range of house types across the scheme but all reflect a traditional appearance in their
design, with pitched and hipped roofs, traditional chimney, cill and header brick detailing and traditionally
proportioned window and door designs. Brick and light coloured render and clay pantiles are the predominant
materials. The design approach which runs through the development would create a sense of identity and its
own sense of place.

3.4 The public open space which provides 1.69 Ha of open space is in excess of the amount required in
policy ENV04 of the Breckland Local Plan (adopted 2019).  The scheme provides a mix of forms of open
space including formal children's play provision within a LEAP, informal areas of open space towards the site
edges and the footpath network, and allotments and an orchard. Detailed landscaping plans have been
submitted, which include for a mix of planting typologies for the different areas and and overall the quantum
and quality of open space proposed is considered high. The proposed surface water attenuation pond and
landscaping of the public open space provides an opportunity to integrate biodiversity improvements on the
site in accordance with policy ENV02 of the Local Plan.

3.5 Policy ENV2 of the MNP requires that proposals take account of the relationship of the village with its
hinterland and highlights the view from Dereham Road across the site towards the village as an important
view.  The proposals include open space towards the southern and eastern boundaries which will soften the
transition to the open countryside and views from the eastern approach to the village.  Further open space
outside of the application site extent and between the site and Old Hall Road is also to be retained as semi-
naturalised open space within the landscape proposals. Having regard to the above, the proposals are
considered to provide for an appropriate transition to the open countryside to the east.

3.6 Overall, the layout and dwelling design and form and appearance are considered acceptable and would
provide for an attractive environment. On this basis, the design of development is considered acceptable and
complies with policies GEN02, and COM01 of the Local Plan, policies HOU1 and HOU4 of the MNP and
Section 12 of the NPPF 2019.

4.0 Residential Amenity

Existing Neighbours

5.1  Policy COM03 of the Breckland Local Plan seeks all new development to protect the amenity of the area,
neighbouring and future occupants.

5.2 There are a row of single and two storey dwellings located to the north and east of the site fronting
Dereham Road along with three single storey dwellings bordering the northeast corner of the site and
farmhouse and converted barn bordering the site to the east. Given the distance from the proposed dwellings
to those dwellings to the north on Dereham Road it is not considered that the proposed dwellings would
cause unacceptable impact on the amenity of occupants of these dwellings.

5.3 Due to the intervening distance to the site boundaries and dwellings at Rayners Farm (farmhouse and
converted barn) the proposed dwellings would not cause significant harm by way of overlooking or loss of
privacy or outlook. A distance of 30 metres would be retained between the proposed LEAP and site
boundary which is considered adequate not to cause an unacceptable impact by way of noise and
disturbance.  The proposals are therefore not considered to result in significant harm to the amenity of
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nearby residents and the proposals would comply with policy COM03 of the Breckland Local Plan.

5.4 It is noted that a number of dwellings are located adjacent to the site access and border the site and in
line with the requests of the Environmental Health Team and in the interests of the amenity of these existing
residents, a condition has been recommended requiring the construction works accord with the submitted
Construction Management Plan.

New Residents

5.5 All of the proposed dwellings have suitable private rear garden space and have been arranged in a
manner to prevent any unacceptable levels of overlooking, overshadowing or creating a sense of enclosure.
The proposals have been amended to comply with the National Described Space Standards (NDSS)
required within policy HOU10 of the Breckland Local Plan.

5.6 Based on the foregoing the proposals provide for acceptable levels of residential amenity for future
occupants and the proposed development complies with Policies GEN02, COM01 and COM03 of the
Breckland Local Plan.

6.0 Highways

6.1 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.

6.2 The proposals have been amended through the life of the application to address various comments
raised by the Highways Authority. The Highways Authority have subsequently not objected to the proposals.
The proposals provide adequate visibility splays in both directions along Dereham Road. All plots have at
least 2 parking spaces, with many having a third or more provided by a garage. The proposals would
generate additional traffic. However, it is not envisaged that the quantum of dwellings being proposed, all be
it more than allocated for, would cause severe harm to the safety and function of the highway network.

6.3 Local representations have raised objection due to the location of the site on the northwest edge of the
village and its distance to the services in the village and the impacts on the wider local road network being
unable to accommodate further traffic. However, the NPPF advises application should only be refused on
highways capacity grounds were the impact would be serve and in this instance it is not considered to be the
case as shown by the Highways Authority not objecting to the application. The proposals provide off site
highway improvements, footpaths would be provided either side of the access to enable existing and future
residents to walk along Dereham Road eastwards and existing residents to access the on site facilities as
proposed.

6.4  Having regard to the above, the proposals comply with Policies TR01 and TR02 of the Breckland Local
Plan and the policy principles set out within the NPPF.

7.0 Trees and Landscape Features

7.1 Policy ENV06 of the Breckland Local Plan requires existing trees and hedgerows should be retained and
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integrated into proposed development. Similarly policy ENV3 of the Neighbourhood Plan requires that
significant tree and hedgerow groups are retained and incorporated into a layout and where required for
removal are replaced with specimens of appropriate value.

7.2 The site contains a number of mature trees located along the perimeters of the site, and hedgerows
running along the north, east and southern boundaries of the site. The bulk of these important landscape
features would be retained. Only relatively small sections of the frontage hedgerow would be lost in order to
make way for the site access and provide for a footpath along the site frontage. Four trees are required to be
removed at the site access however, the proposals would provide adequate replacement tree planting of
native species across the site. Tree protection measures would be implemented to avoid harm to the mature
trees along the boundaries of the site.  Similarly hedgerow removal is minimal and can be compensated for
by replacements, notably within the landscaped open space.

7.3  It is noted that the tree officer has not raised objections to the proposed layout. It is noted that the
proposals seek to retain those most important landscape features and trees of significant arboricultural merit
located around the perimeters of the site. Subject to conditions the proposals would provide for adequate
replacement trees on site. On the foregoing basis, the development complies with Policy ENV06 of the
Breckland Local Plan and policy ENV3 of the MNP, and is acceptable.

8.0 Ecology and Nature Conservation Considerations

8.1 Both policy ENV02 of the Local Plan and the guidance contained within section 15 of the NPPF require
that development should contribute to a net gain in biodiversity with an emphasis on improving ecological
networks and linkages where possible.  Policy ENV7 of the MNP requires that developments maintain and
enhance biodiversity, ecological networks, and habitat connectivity.

8.2 The application site comprises open fields, hedgerows, and trees and as a result of the proposals much
of the grassland would be lost, with some loss of hedgerows and the loss of four trees to provide access. The
site sits approximately 2.2kms from the Badley Moor SSSI (of European Importance) which is a component
part of the Norfolk Valley Fens Special Area of Conservation (SAC) and approximately 900 metres from
Rosie Curston's Meadow (of National importance) to the north. The application has been supported by an
Ecological Impact Assessment (EIA) and the results of protected species surveys with particular respect of
Great Crested Newts and bats.

8.3 The reports and surveys identify that Great Crested Newts are not considered to be present on site and
that the trees to be affected do not have features suitable for bats. With respect to the impacts on protected
wildlife sites the EIA and Norfolk Ecology Team conclude that due to the distance and lack of easy access
impacts on the Badley Moor SSSI would not be significant. Whilst in closer proximity and easier access
Rosie Curston's Meadow is not open access and impacts are not considered to be signficant given the
distance from the development site. The EIA recommends a series of ecological mitigation and enhancement
measures to ensure that ecological impacts on site are mitigated for and provide for biodiversity net gain as
required by policy ENV02 of the Breckland Local Plan (adopted).

8.4 Following the submission of additional information the Natural Environment Team (NET) has raised no
objection and recommended conditions to secure the necessary ecological mitigation and enhancement
measures recommended in the supporting EIA.  It is also noted that Natural England have raised no
objections to the proposed development and consider that there would be no significant adverse impacts on
statutorily protected wildlife sites.

8.5 In addition to the conditions recommended by the NET, a condition has been recommended requiring
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approval of any external lighting in the interests of nature conservation in addition to the dark skies in the
surrounding rural area in accordance with policy ENV6 of the MNP. Subject to application of the
recommended conditions, the ecological impacts are considered acceptable and the proposals would provide
for biodiversity enhancements in accordance with with Policies ENV02 and ENV03 of the Breckland Local
Plan and policy ENV7 of the MNP.

9.0 Flooding and Drainage

9.1 Policy ENV09 seeks to ensure that flood risk is not increased elsewhere as a result of development and
where feasible development has a neutral or positive impact on surface water drainage and management.
Policy ENV09 of the Mattishall Neighbourhood Plan states that developments will be supported where they
would not increase the risk to the site or its wider setting from all sources of flooding; and have a neutral or
positive impact on surface water drainage.

9.2 The site and surrounding area has had historical incidents of surface water flooding and a large number
of the objections raised in this application and earlier applications highlight the severity of issues caused. As
in the earlier outline permission the site extent has sought to avoid those areas at greatest risk of flooding
and associated with the overland flow paths that have caused such issues in the past. The application has
been supported by a site specific Flood Risk Assessment and surface water drainage strategy. The vast
majority of the site is within Flood Zone Risk 1 which has the lowest risk of flooding from rivers and sea as
identified by the governments mapping system. Further information has been submitted to address the
concerns raised by the LLFA during the application process.

9.3 In order to sustainably manage surface water the proposed scheme and drainage strategy includes the
collection of surface water from buildings, roads, drives and parking areas via conventional gravity fed
drainage network collecting in on site attenuation basin in the public open space, before discharging into the
existing ditch network to the northern boundary via a swale structure and at a restricted flow rate to match
greenfield runoff rate of 2 l/s. Following the submission of further information and revisions to the scheme the
LLFA have raised no objections subject to condition securing the implementation of the proposed surface
water drainage strategy.

9.4  Foul water is proposed to drain via gravity connection into the existing foul water network and Anglian
Water have not raised objections to the proposals and planning application.

9.5 Both the Environment Agency and LLFA have confirmed they do not object and subject to conditions the
development is acceptable in respect of flooding and drainage and accords with Policy ENV09 of the
adopted Local Plan and ENV9 of the MNP.

10.0 Impacts on Archaeological Assets

10.1 Section 66(1) of the Planning (Listed Building and Conservation Areas Act) 1990 (as amended) states
that 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."

10.2 Paragraph 192 of the NPPF states that when determining applications LPA's should take account of, "a)
the desirability of sustaining and enhancing the significance of heritage assets and putting them to viable
uses consistent with their conservation; b) the positive contribution that conservation of heritage assets can
make to sustainable communities including their economic vitality; and c) the desirability of new development
making a positive contribution to local character and distinctiveness."
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10.3 The site has archaeological potential as confirmed by NCC Environment Services, whom have not
raised an objection subject to a condition for further investigation. With regards to the impacts on designated
and non-designated heritage assets in the surrounding area, given the separation distance, intervening
vegetation and buildings it is not considered that the proposed development would have an adverse impact
on such heritage assets in terms of significance or setting. Accordingly the proposed development is
considered to accord with policies ENV07 and ENV08 of the Breckland Local Plan (adopted).

11.0 Ground Conditions, Contamination and Minerals

11.1 The Council's Contaminated Land Officer has reviewed the submitted Site Investigation Report and
have raised no objection subject to conditions including for further investigation and to deal with unexpected
contamination. On this basis and subject to appropriately worded conditions the development is acceptable
in relation to contamination and compiles with Policy COM03 of the Breckland Local Plan.

12.0 Infrastructure

12.1 The additional dwellings will result in increased demand on local services and facilities. Norfolk County
Council Infrastructure Team have commented on the application and advised that there is capacity for early,
primary and secondary education at local facilities and therefore no contribution is required. They advise that
contributions are required for library facilities (equivalent to £75 per dwelling) and it is recommended that
those be secured through a section 106 agreement. It is proposed that the requested fire hydrants (1 hydrant
per 50 houses rounded up) be secured by condition.

12.2 A financial contribution of £84,394 has been requested by the NHS and is sought in order to provide
health infrastructure to mitigate for the additional demand generated by the proposals, in accordance with
policy INF02 of the Breckland Local Plan. It is proposed to provide a new build surgery for Mattishall of circa
1,176m² GIA to replace the existing surgery. This new facility will ensure that primary care provision will be
offered in a resilient way and in line with improvements as outlined above: supporting the offer of proactive,
integrated care for patients and aligns with the NHS Long Term Plan for a Primary Healthcare Hub/Health
Centre in the village.

12.3 Policy ENV04 of the Local Plan requires for a proposal of this number of units and mix to provide
outdoor open space, including on site childrens play and recreational provision. The proposals provide 1.69
Ha of public open space on site, which is significantly in excess of the amount of on site open space required
in Policy ENV04 and provide for an on site LEAP, orchard and allotments with footpath links on and off site.
As such the proposals would be compliant with Policy ENV04 of the Breckland Local Plan. The proposals
also include for connections to be made to the surrounding public right of way network including footpath no.
4 to the south of the site, with further links provided to the west of the site towards Old Hall Road.

13.0 Conclusions

13.1 Whilst there are a large number of objections to the proposed development, the proposed scheme
would deliver additional housing within the settlement boundary as designated within the Breckland Local
Plan (adopted) and on a site benefiting from outline planning permission, which is a signfiicant material
planning consideration. Whilst there would be change to the character and appearance of the site and
surrounding area, the proposals would bring with it a number of benefits and necessary infrastructure
provision. These include a mix of new homes, including affordable housing, allotments, open space including
orchard and LEAP, contributions towards library facilities and health facilities in the local area. The proposals
would respond favourably with the policies, objectives and delivery of the Local Plan and  Neighbourhood
Plan and would make use of a site in a sustainable location with access to a good range of services and
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facilities provided within the Local Service Centre. As a result the proposals are in accordance with the policy
guidance contained within the Breckland Local Plan (adopted), Mattishall Neighbourhood Plan and the
NPPF.

13.2 The proposed scheme is well designed and sensitive to its rural context and character of the village.
Conditions are recommended to ensure appropriate mitigation and improvements are provided in respect of
wildlife and nature conservation interests, trees and landscape features, highway infrastructure; surface
water drainage. There are no outstanding objections from consultees and the scheme has been amended
several times during the application to address the comments of consultees.

12.3 Therefore, the proposed development is considered to accord with the Breckland Local Plan (adopted)
and Mattishall Neighbourhood Plan, and the NPPF. Accordingly the application is recommended for approval
subject to conditions and Section 106 agreement.

RECOMMENDATION

The application is recommended for approval subject to conditions, listed below and the applicant entering
into a Section 106 agreement to secure the planning obligations, as identified above.

CONDITIONS

1 Full Permission Time Limit (3 years)
The development must be begun not later than the expiration of THREE YEARS beginning
with the date of this permission.
Reason for condition:-
As required by section 91 of the Town & Country Planning Act 1990 (as amended).

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 No dwelling shall be occupied until details of the
proposed
Prior to first occupation of the development hereby approved, details of the proposed
arrangements for future management and maintenance of the proposed streets within the
development shall be 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 in accordance with Policies
TR01 and TR02 of the Breckland Local Plan (adopted 2019).

4 No works shall commence on the site until such
time
Prior to the commencement of development, detailed plans of the roads, footways,
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cycleways, street lighting, foul and surface water drainage shall be submitted to and
approved in writing by the Local Planning Authority.  All construction works shall be carried
out in accordance with the approved plans.
Reason for condition:-
This needs to be a pre-commencement condition 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 in accordance with Policies TR01
and TR02 of the Breckland Local Plan (adopted 2019).

5 Prior to the construction/occupation of the final
dwelling
Prior to first 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 to the written satisfaction of the Local Planning Authority.
Reason for condition:-
To ensure satisfactory development of the site and to ensure estate roads are constructed to
a standard suitable for adoption as public highway in accordance with Policies TR01 and
TR02 of the Breckland Local Plan (adopted 2019).

6 Before any dwelling/industrial unit is first
occupied the
Prior to first occupation of the development hereby permitted the
road(s)/footway(s)/cycleway(s) shall be constructed to binder course surfacing level from the
dwelling/industrial unit to the adjoining County road in accordance with the details to be first
submitted to and approved in writing by the Local Planning Authority.
Reason for condition:-
To ensure satisfactory development of the site in accordance with Policies TR01 and TR02
of the Breckland Local Plan (adopted 2019).

7 Prior to the first occupation/use of the
development hereby
Prior to the first occupation of the development hereby permitted visibility splays shall be
provided in full accordance with the details indicated on the approved plan drawing 'Section
278 Highway Improvement Works' dwg no. 214753-CCL-XX-00-DR-C-5201 P0. The splay(s)
shall thereafter be maintained at all times free from any obstruction exceeding
0.225/0.6/1.05 metres above the level of the adjacent highway carriageway.
Reason for condition:-
In the interests of highway safety in accordance with Policies TR01 and TR02 of the
Breckland Local Plan (adopted 2019).

8 Notwithstanding the details indicated on the
submitted
Notwithstanding the details indicated on the submitted drawings no works above slab level
shall commence on site unless otherwise first agreed in writing, unless or until detailed
drawings for the off-site highway improvement works as indicated on Drawing No(s) SWA3-
003-RevJ (to include widening of Hoe Road East, footway improvements and bus stop
improvements) have been submitted to and approved in writing by the Local Planning
Authority.
Reason for condition:-
To ensure that the highway improvement works are designed to an appropriate standard in
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the interest of highway safety and to protect the environment of the local highway corridor in
accordance with Policies TR01 and TR02 of the Breckland Local Plan (adopted 2019).

9 Prior to the first occupation/use of the
development hereby
Prior to the first occupation of the development hereby permitted the off-site highway
improvement works (including Public Rights of Way works) referred to in condition 8 shall be
completed.
Reason for condition:-
To ensure that the highway network is adequate to cater for the development proposed in
accordance with Policies TR01 and TR02 of the Breckland Local Plan (adopted 2019).

10 External wall and roof materials to be agreed
The development hereby permitted shall be completed in accordance with the approved
external materials set out in the approved Materials Plan, Drawing no. RP 004 Rev A, date
01/09/20.
Reason for condition:-
To enable the Local Planning Authority to control the colour, tone, texture and appearance of
the materials used to ensure the satisfactory appearance of the development, as required by
Policy GEN02, COM01 of the Breckland Local Plan (Adopted).
This condition will require to be discharged

11 Drainage condition
Prior to commencement of development, in accordance with the submitted FRA (Canham
Consulting Ref: 214753 Rev P3 dated 13 October 2020) and covering letter (Canham
Consulting Ref: 214753/JP dated 20 November 2020), detailed designs of a surface water
drainage scheme incorporating the following measures shall be submitted to and agreed
with the Local Planning Authority in consultation with the Lead Local Flood Authority. The
approved scheme will be implemented prior to the first occupation of the development. The
scheme shall address the following matters:
I Provision of surface water storage, sized and designed to accommodate the volume of
water generated in all rainfall events up to and including the critical storm duration for the 1%
AEP flood event, including allowances for climate change with
an additional 10% allowance for urban creep. A minimum storage volume of 1163 m3 (for
the attenuation basin) and 384.3 m3 (for the forebay) will be provided in line with Drainage
Strategy plan Ref: 191473 RLC-00-00-DR C-010 P1 of the FRA. The attenuation basin will
be designed with a run-off rate of 2 l/sec.
II Finished ground floor levels of the property should be a minimum of 300mm above
expected flood levels of all sources of flooding and will be a minimum of 150mm above the
surrounding landscape.
III A detailed 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.
The approved scheme shall be implemented prior to the first occupation of the development
hereby approved.
Reason for condition:-
Details are required prior to commencement to prevent flooding by ensuring the satisfactory
storage and disposal of surface water from the site for the lifetime of the development and to
protect and prevent the pollution of controlled waters from potential pollutants associated
with current and previous land uses in line with National Planning Policy Framework (2018)
and Environment Agency Groundwater Protection: Principles and Practice. In accordance
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with policy ENV09 of the Breckland Local Plan (Adopted).
12 Precise details of foul water disposal

Prior to any development commencing above ground level and the construction of any
drainage systems on site, precise details of the means of foul water disposal shall be first
submitted to and approved in writing by the Local Planning Authority. The approved foul
water system will be made available and fully functional for each dwelling prior to their first
occupation.
Reason for condition:-
Details are required at an early stage in accordance with Policies in accordance with Policies
ENV09 and COM03 of the Breckland Local Plan (Adopted).
This condition will require to be discharged

13 Trees and hedges
No development shall commence on site until an updated Tree Protection Plan and
Arboricultural Method Statement have been submitted to and approved in writing by the
Local Planning Authority. Operations on site shall take place in complete accordance with
the approved Arboricultural Impact Assessment (AIA), Tree Protection Plan (TPP) and
Arboricultural Method Statement (AMS). No other operations shall commence on site in
connection with the development until the tree protection works and any pre-emptive tree
works required by the approved AIA or AMS have been carried out and all tree protection
barriers are in place as indicated on the TPP.

The protective fencing shall be retained in a good and effective condition for the duration of
the construction of the development and shall not be moved or removed, temporarily or
otherwise, until all site works have been completed and all equipment, machinery and
surplus materials removed from site, unless or until the prior written approval of the local
planning authority has been sought and obtained.
Reason for condition:-
Details are required prior to commencement in the interests of the satisfactory appearance
of the development and the protection of existing trees and hedges, having regard to
Policies GEN02, COM01 and ENV06 of the Breckland Local Plan (Adopted).
This condition will require to be discharged

14 Boundary screening to be agreed
Prior to first occupation of any of the dwellings hereby approved, a scheme for the provision
of boundary screening, shall be submitted to and approved by the Local Planning Authority.
The approved scheme shall thereafter be completed prior to the first occupation of the
dwelling 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 Policies GEN02, COM01
and COM03 of the Breckland Local Plan (Adopted).
This condition will require to be discharged

15 Landscaping - details and implementation
Prior to the first occupation of any of the dwellings hereby approved, a scheme of
landscaping which shall take account of any existing trees or hedges on the site, shall be
submitted to and approved in writing by the Local Planning Authority. The approved scheme
shall be carried out during the planting season November/March in accordance with a
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timetable for the phased implementation of the landscaped areas, or within such longer
period as may be first agreed in writing with the Local Planning Authority. The  details shall
take account of 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 ensure the satisfactory appearance of the development and surrounding area, in
accordance with Policies GEN02, COM01 and ENV05 of the Breckland Local Plan
(Adopted).
This condition will require to be discharged

16 Compliance with submitted Ecology Report
The development shall take place in complete accordance with the approved Ecological
Impact Assessment 'Dereham Road, Mattishall' (prepared by The Landscape Partnership;
dated June 2020, reference L19416), with particular regard to mitigation and avoidance
measures section 5 of the report, the enhancement measures contained in section 6 of the
report and the timescales for implementation contained within the report.
Reason for condition:-
In order to protect wildlife and nature conservation interests within and around the
application site, and to mitigate the ecological impacts of the development having regard to
Policy ENV02 of the Breckland Local Plan (Adopted) and policy guidance contained within
the NPPF.

17 LEMP
Prior to the commencement of development a landscape and ecological management plan
(LEMP) shall be submitted to, and approved in writing by the Local Planning Authority. The
content of the LEMP shall include the following:

a) Description and evaluation of features to be managed.
b) Ecological trends and constraints on site that might influence management.
c) Aims and objectives of management.
d) Appropriate management options for achieving aims and objectives.
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 organization responsible for implementation of the plan.
h) Ongoing monitoring and remedial measures
i) A timetable for implementation

The LEMP shall also include details of the legal and funding mechanism (s) by which the
long-term implementation of the plan will be secured by the developer with the management
body(ies) responsible for its delivery. The plan shall also set out (where the results from
monitoring show that conservation aims and objectives of the LEMP are not being met) how
contingencies and/ or remedial action will be identified, agreed and implemented so that the
development still delivers the fully functioning biodiversity objectives of the originally
approved scheme. The approved plan will be implemented in accordance with the approved
details.
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The development will take place in full accordance with the approved LEMP and the
timetable for delivery embodied within the approved document.
Reason for condition:-
The details are required to be submitted prior to the commencement of development in order
to ensure those necessary ecological enhancement measures are integrated into the site
and design of the final scheme being implemented on site. In order to protect wildlife and
nature conservation interests within and around the application site, and to provide
ecological enhancements having regard to Policy ENV02 of the Breckland Local Plan
(Adopted) and policy guidance contained within the NPPF.

18 Non-standard condition
No removal of hedgerows, trees or shrubs shall take place between 1st March and 31st
August inclusive, unless a competent ecologist has undertaken a careful, detailed check of
vegetation for active birds' nests immediately before the vegetation is cleared and provided
written confirmation to the Local Planning Authority that no birds will be harmed and/or that
there are appropriate measures in place to protect nesting bird interest on site.
Reason for condition:-
In order to protect wildlife and nature conservation interests within and around the
application site, and to mitigate the ecological impacts of the development having regard to
Policy ENV02 of the Breckland Local Plan (Adopted) and policy guidance contaiend within
the NPPF.

19 Archaeological condition
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.
Reason for condition:-
Details are required prior to commencement to secure the recording an preservation of
previously below ground heritage assets in accordance with Policy ENV07 and ENV08 of the
Breckland Local Plan (Adopted).
This condition will require to be discharged

20 Non-standard condition
The development shall thereafter take place in accordance with the approved archaeological
written scheme of investigation (as per condition 19). 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 this condition and the provision to be made for analysis,
publication and dissemination of results and archive deposition has been secured.
Reason for condition:-
To secure the recording an preservation of previously below ground heritage assets in
accordance with Policy ENV07 and ENV08 of the Breckland Local Plan (Adopted).
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21 Implementation of measures within sustainability
statement
The development shall be carried out in accordance with and the measures set out in the
Sustainability Statement 'Erection of 50 Residential Dwellings and Associated Infrastructure'
'Land South of Dereham Road, Mattishall' (received 11th May 2020) shall be incorporated
into the dwellings hereby approved.
Reason for condition:-
In the interests of delivering sustainable development in accordance with policies GEN01,
COM01 of the Breckland Local Plan and Policy 11 of the Swanton Morley Neighbourhood
Plan.

22 Full details of external lighting
Prior to commencement of development above slab level a 'lighting design strategy for
biodiversity' shall be submitted to and approved in writing by the local planning authority.
The strategy shall:
1. Identify those areas/features on site that are particularly sensitive for bats and that are
likely to cause disturbance in or around their breeding sites and resting places or along
important routes used to access key areas of their territory, for example foraging; and
2. Show how and where external lighting will be installed (through the provision of
appropriate lighting contour plans and technical specifications) so that it can be clearly
demonstrated that areas to be lit will not disturb or prevent the above species using their
territory or having access to breeding sites, resting places or feeding areas.
All external lighting shall be installed in accordance with the specifications and locations set
out in the strategy, and these shall be maintained thereafter in accordance with the strategy.
No other external lighting shall be installed other than that within the curtilage of the
dwellings hereby permitted without prior consent from the local planning authority.
Reason for condition:-
In order to ensure those ecological enhancement measures are integrated into the site and
design of the final scheme being implemented on site. In order to protect wildlife and nature
conservation interests within and around the application site, and to provide ecological
enhancements having regard to Policy ENV02 of the Breckland Local Plan (Adopted) and
policy guidance contained within the NPPF.
This condition will require to be discharged

23 Fire Hydrants
Prior to the commencement of any works above slab level a scheme shall be submitted to
and approved in writing by the Local Planning Authority for the provision of two fire hydrants
(served by mains water supply) serving the development.  No dwelling shall be occupied
until the approved hydrant(s) for that Phase have been provided in accordance with the
approved scheme.
Reason for condition:-
In order to secure the provision of fire hydrants in accordance with Policy INF02 of the
Breckland Local Plan (Adopted).
This condition will require to be discharged

24 Construction Method Statement
No development shall take place, with the exception of site investigation, clearance and
preparation, until a Construction Method Statement including Construction Traffic
Management Plan and Access Route, has been submitted to, and approved in writing by,
the local planning authority. The approved Statement and Construction Traffic Management
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Plan and Access Route shall be adhered to throughout the construction period. The
Statement and Plan shall provide details of the:
i.             the parking of vehicles of site operatives and visitors
ii.            loading and unloading of plant and materials
iii.           storage of plant and materials used in constructing the development
iv.           the erection and maintenance of security hoarding including decorative displays
and facilities for public viewing, where appropriate
v.           measures to control the emission of dust and dirt during construction
vi.         a scheme for recycling/disposing of waste resulting from demolition and construction
works
vii.         hours of construction works on site, hours of deliveries made to and from the site;
and hours of operation of plant, machinery and equipment.
viii.          Construction Traffic Management Plan and Access Route to incorporate adequate
provision for addressing any abnormal wear and tear to the highway together with wheel
cleaning facilities together with proposals to control and manage construction traffic using
the 'Construction Traffic Access Route' to ensure no other local roads are used by
construction traffic.
Reason for condition:-
The details are required prior to the commencement of the development in the interests of
the amenity of the area and to ensure a safe development from the outset of the
development. In accordance with Policies GEN02 and COM03 of the Breckland Local Plan
(Adopted).
This condition will require to be discharged

25 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. In accordance with
Policy COM03 of the Breckland Local Plan (Adopted).
This condition will require to be discharged

28 Note Legal agreement re: afford hsg, p open
space & fin cont
The permission is subject to a legal agreement dated xxxxx requiring the provision of
affordable housing, public open space, and financial contributions towards local education,
health and library infrastructure projects.
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