
 

 

 

 

 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2020/0469/O CASE OFFICER Fiona Hunter

LOCATION: NECTON APPNTYPE: Outline
Land north of Charnwood, St Andrews
Lane

POLICY: Out Settlemnt Bndry

CONS AREA: N

APPLICANT: Greystoke Land and Oxygen
c/o Agent

LB GRADE: N

AGENT: Pegasus Group
Albemarle St Mayfair

TPO: N

PROPOSAL: Erection of  upto 22no. residential units along with landscaping, drainage and associated
infrastructure (all matters reserved except for access).

REASON FOR COMMITTEE CONSIDERATION

The application was referred to Planning Committee from Chairman's Panel on the basis that it is a
significant application, with a significant policy matter to consider.

KEY ISSUES

Principle of Development
Density, Layout and Design
Housing Mix
Highways and Parking
Drainage and Flooding
Residential Amenity
Trees and Hedges
Ecology and Biodiversity
Contamination and Archaeology
Planning Balance/ Conclusion

DESCRIPTION OF DEVELOPMENT

Outline planning permission with details of access only for the erection of 22 starter homes dwellings
together with associated infrastructure.

An indicative layout has been submitted identifying one way the site could be laid out including a playspace.

SITE AND LOCATION

The site is a field which extends to 0.94ha which is boarded by trees and hedges. Charnwood residential
dwelling is to the south of the redline and is within the applicant's ownership. Residential dwellings are to the
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west, access road with agricultural field beyond to to the east. To the north if Shell Field Farm and beyond
the A11.

The site is adjacent to the northern extent and settlement boundary of Necton which is a Local Service
Centre Village as defined by Policy GEN 03 of the Breckland Local Plan.

The site is 240m from a cafe/ hot food takeaway (Costa), 300m from a Convenience Shop (Co-operative),
350m from Village Hall and Sports Club, 577m from a church, 950m to a public house and 1,050m to a
Primary School.

EIA REQUIRED

No

RELEVANT SITE HISTORY

No relevant site history.

To the north permission has been granted on 20th August 2018 for single self build dwelling,
3PL/2017/1032/F.

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
COM02 Healthy Lifestyles
COM03 Protection of Amenity
ENV02 Biodiversity protection and enhancement
ENV03 The Brecks Protected Habitats & Species
ENV04 Open Space, Sport & Recreation
ENV05 Protection and Enhancement of the Landscape
ENV06 Trees, Hedgerows and Development
ENV08 Non-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
HOU01 Development Requirements (Minimum)
HOU02 Level and Location of Growth
HOU03 Development Outside of the Boundaries of Local Service Centres
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HOU06 Principle of New Housing
HOU07 Affordable Housing
HOU10 Technical Design Standards for New Homes
HOU14 Affordable Housing Exceptions
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance
TR01 Sustainable Transport Network
TR02 Transport Requirements

OBLIGATIONS/CIL

Not applicable

CONSULTATIONS

NECTON PARISH COUNCIL
11-08-20
Please note previous comments still stand. Further objections raised, Necton PC support recommendation by
Ecological and Biodiversity Consultant at NCC to determine the presence of great crested newts and the best
practice for this to be carried out between April and June, noting the ecological appraisal provided by
applicant is not sufficiently precise to determine whether present. Necton PC also support the comments
raised by Tree and Countryside consultant at Breckland Council stating a hedgerow survey should be
instructed to determine criteria under 1997 hedgerow regulations.

09-06-20
The Parish Council are concerned this application falls outside of the settlement boundary. Concerns are
also raised regarding the impact of increased traffic and access and wondered whether a left turn only into
the old road Grove Lane could be considered. This road would need to be re-opened. Concerns raised
regarding the impact on the already strained drainage system within Necton. Necton residents already suffer
with drainage and flooding issues and further development would increase this issues.
NORFOLK COUNTY COUNCIL HIGHWAYS
No objection subject to conditions including: detailed road plans; completion of approved roads; visibility
splay delivery; construction worker parking; and off-site improvement works.
TREE AND COUNTRYSIDE CONSULTANT
The hedgerow in question has been identified as being important and therefore presumption must be in
favour of retention. The proposal to move the hedgerow is reasonable but not without risk. Firstly it is
proposed to reduce the hedge to a height of 1.5m, this in itself is not likely to be harmful and would be seen
as acceptable work under the hedgerow regulations. Re-locating is certainly achievable but it will result in
root damage. There are some large plants within the hedge, including substantial Field Maple, Ash and Hazel
coppice. It is not possible to be certain what impact this will have on the long term health of the affected
plants, but it is reasonable to assume, that in the very least it will leave them more susceptible to decay and
disease. I do agree with the supplied assessment that there is a very good chance that the hedge will re-
establish but there is no guarantee. It would always be the preference to leave the hedgerow growing in the
current location and this would be my recommendation. A planning decision will need to be made to assess if
the benefits of the proposed development outweigh the risks of moving the hedgerow.
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ENVIRONMENTAL HEALTH OFFICERS
I have looked at the application submitted and, based on the information provided to me at this time; there
are no objections on the grounds of Environmental Protection.  However, I note that the applicant intends to
use a 4m Acoustic fence to protect the northern part of the site from noise from the adjacent A47 road. I also
note that the occupier of a neighbouring residential property has raised concerns that the acoustic fence
could block light to his solar panels. In the case that the fence is deemed to have an adverse effect on the
neighbours solar panels and the height needs to be reduced (either wholly or in part), the developer shall
submit alternate details of how the proposed residential dwellings will be protected from noise.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
The response to consultation comments (Astill Planning; August 2020) addresses some of our concerns. Due
to landowner access not being available eDNA tests cannot be carried out on Ponds 1 and 2, however HSI
assessments highlighted the ponds scored poor in suitability for great crested newts and a precautionary
approach must be followed. The underpass proposed under the access road will improve connectivity
between Pond 2 and the attenuation basin, however it will also be necessary to ensure the area between
Pond 2 and the attenuation basin is managed for great crested newts to ensure connectivity. It is currently
proposed that the balancing pond will be an attenuation basin. Attenuation basins can be designed to
improve their suitability for wildlife, including by creating shelves and shallow graded sides, undulating
surfaces and convoluted edges.

Conditions recommended including: compliance with Ecology Report;  Protected Species Method Statement;
and Biodiversity Enhancement.
FLOOD & WATER MANAGEMENT TEAM
No objection, recommend pre-commencement conditions.
ENVIRONMENT AGENCY
A method of foul drainage is stated as unknown. Please re-consult us if a connection to the mains is not
being proposed.

The site is located above a Principal Aquifer and within Source Protection Zone (SPZ) 3. However, we do not
consider this proposal to be High Risk.

The water environment is potentially vulnerable and there is an increased potential for pollution from
inappropriately located and/or designed infiltration (SuDS). We consider any infiltration (SuDS) greater than
2.0 m below ground level to be a deep system and are generally not acceptable. If the use of deep bore
soakaways is proposed, we would wish to be re-consulted. All infiltration SuDS require a minimum of 1.2 m
clearance between the base of infiltration SuDS and peak seasonal groundwater levels.
HOUSING ENABLING OFFICER
I note this application is made for an entry-level exception site in the parish of Necton. I am mindful of the
guidance in the NPPF requiring such sites to be suitable for first time buyers/renters, unless the need for
such homes is already met in the local area, and on land not already allocated for housing. These should
consist of entry level homes offering one of more types of affordable housing, and be adjacent to existing
settlements, proportionate in size to them, and not compromise protection to other specified sites, whilst
meeting local design code. I also note this application is at the outline only stage with all matters reserved. I
would comment as follows: I am not confident the need for first time buyer/renter homes in Breckland is
already met in the local area. The planning statement outlines this land is not already allocated for housing,
and that it is adjacent to and well related to a settlement with sustainable facilities. I also agree with the
assessment that a scheme of 22no units is proportionate to Necton in type and size. I note that the type of
affordable housing and size/type of units is reserved at this time, and would request a condition securing that
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these be provided in line with NPPF p71, and to be subject to a Reserved Matters application involving my
section as a consultee. It should be noted that we generally seek for 2b4p homes to be the largest single
group, but will be happy to discuss such matters with the applicant should the outline permission be granted.
A S.106 Agreement will be required to secure the affordable housing contribution. I will leave matters relating
to local design and protected areas to my colleagues who are specialists in such areas.
CONTAMINATED LAND OFFICER
No objection subject to a condition requiring site investigation and remediation for contamination.
ANGLIAN WATER SERVICE
The foul drainage from this development is in the catchment of Necton Water Recycling Centre that will have
available capacity for these flows.

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.
HISTORIC ENVIRONMENT SERVICE
If planning permission is granted we ask that this be subject to a programme of archaeological mitigatory
work in accordance with National Planning Policy Framework para.199.

REPRESENTATIONS

Neighbours were consulted on 19th May 2020, a site notice erected on the 20th May 2020 and a newspaper
notice published on 25th May 2020. 14 local representation have been received raising the following
objections:

- Proposed acoustic fence will be 4m tall and block sunlight to existing residents properties and be visually
unattractive
- Need baseline noise information
- Pond on site may support Great Crested Newts and are present in nearby residential properties
- Site is outside parish development area
- Site is abundant with wildlife and plants and submitted ecological information in accurate
- Access Road, local roads and junctions not sufficient for the development and will affect those who also
need to use it
- Cumulative development too much for village and will result in merging with other settlements
- Not sustainable and will increase car journeys
- Insufficient capacity at local services such as doctors
- Sewerage system unable to cope with additional houses
- Too many units and will be crammed/ too dense
- Units unlikely to be affordable for first time buyers
- Grove trees do not provide any privacy
- Additional traffic should not pass through Treasure Grove
- Overlooking from new homes
- Noise disturbance from construction works

ASSESSMENT NOTES

BRECKLAND COUNCIL - PLANNING COMMITTEE - 15th March 2021

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



1.0 Principle of Development

1.1 The site is outside but adjacent to the Service Centre Village of Necton, as defined by Policy GEN 03 of
the Breckland Local Plan (adopted 2019). Policy HOU 03 of the Breckland Local Plan (adopted 2019) allows
development immediately adjacent to the settlement boundary of Local Service Centre's if the housing target
is not met (i.e. there is no 5 year land housing supply). Where the housing target is not met there is four
criteria: (1) It is immediately adjacent to the settlement boundary; (2) It would not lead to the number of
dwellings in the settlement significantly exceeding the identified housing target; (3).The design contributes to
conserving, and where possible enhancing, the historic nature and connectivity of communities; and (4) the
development avoids coalescence of settlements.  The housing target for Necton has been met.  The Council
currently have a 5 year land housing supply as demonstrated by its Statement of Five-Year Housing Land
Supply January 2020. As such, the development of this land outside any settlement boundary would not
accord with Policy HOU 03 of the Breckland Local Plan (adopted 2019) unless supported by other Policies in
the Plan.

1.2 The application proposes starter homes which the NPPF Glossary defines as a type affordable housing,
with the following meaning: "Starter homes: is as specified in Sections 2 and 3 of the Housing and Planning
Act 2016 ...". This act requires the dwelling to be: new build; available for purchase by qualifying first-time
buyers only (first-time buyer and is 23 to 39 years of age; is to be sold at a discount of at least 20% of the
market value; is to be sold for less than the price cap (of £250,000). Also any re-sale must be have
restrictions if set out by the Secretary of State (none at this time).

1.3 Secondary Legislation setting out further requirements was originally planned by Central Government,
however, following consultation this has not been forthcoming.

1.4 NPPF paragraph 71 advises that LPAs should support the development of entry-level exception sites,
suitable for first time buyers (or those looking to rent their first home), unless the need for such homes is
already being met within the authority's area. These sites should be on land which is not already allocated for
housing and should: a) comprise of entry-level homes that offer one or more types of affordable housing ;
and b) be adjacent to existing settlements, proportionate in size to them, not compromise the protection given
to areas or assets of particular importance in this Framework, and comply with any local design policies and
standards. The application would meet these requirements and the NPPF is a strong material planning
consideration.

1.5 NPPG Guidance on Starter Homes was withdrawn in February 2020 and this has not been considered.

1.6 Policy HOU 14  of the Breckland Local Plan (adopted 2019) also allows affordable housing rural
exception sites, subject to 6 criteria as follows:

a. The scheme delivers 100% affordable housing for local people who are unable to obtain accommodation
on the open market;

This can be secured by S106 agreement. However, will potentially also go to local people who can obtain
accommodation on the open market, but this will enable them to buyer a better/ larger product or spend a
smaller proportion of monthly income on their mortgage or rent allowing them to have a better quality of life.

b. The affordable housing is justified by a Local Housing Needs Assessment;

The Council has not undertaken a Housing Need Assessment for Starter Homes. The applicant has
examined the Council's Breckland Housing and Homelessness Strategy 2017-21 (June 2017) and noted the
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following extracts to demonstrate a need:

"Our housing stock is weighted towards larger housing stock when compared with the national average.
Nearly 47% of the existing housing stock in Breckland is detached housing, and the number of rooms per
household is higher in Breckland than the national average. Our district has a higher percentage of three,
four and five bed homes than the national average, and a lower percentage of two and one bed properties
compared with England as a whole. This has implications for those looking to enter into the market for
smaller homes, such as those looking to access the housing ladder for the first time or those looking to
downsize."

"... For example, our Strategic Housing Market Assessment has found that there are around 2,100
households living in the private rented sector across Breckland with a desire and financial ability to access
the housing market through low cost home ownership products. Products such as Shared Ownership and
'rent to buy' housing are ideally suited to assist such households in accessing the housing ladder."

It is concurred that Breckland cumulatively has a need for smaller more affordable dwellings, and having an
insufficient stock of these will keep prices higher than is affordable for a proportion of families. Providing 22
homes for sale in Breckland with a 20% discount for first time buyers for units of £250,000 value and less
would therefore likely have a market where they are near jobs and a reasonable number of existing houses
and services. Necton, as of November 2019, has approximately 2,830 dwellings with a planned 10%
increase and thus some demand will likely arise from current residents of Necton, for example renters or
young adults living with their families. In addition, the site is 6 minutes from Swaffham and 13 minutes from
Dereham, both by car, and which are market towns. Residents and workers of these two market towns, plus
those from the various smaller villages means that there is reasonable confidence that their is sufficient
demand without a  Local Housing Needs Assessment.

c. Proposals should be either adjacent, or well related, to existing settlements;

The site is adjacent to the settlement boundary of Necton. It is also within reasonable walking distance of a
services and facilities as detailed in the Site and Location section of this report.

d. The dwelling will remain as affordable housing in perpetuity (secured through s106 and a Local
Connection Criteria as per the Council's Housing Allocation Policy will apply);

This can be secured through a S106 agreement.

e. The scheme demonstrates good design, is of a style appropriate to its immediate surroundings and scale
proportionate to existing development and;

Details of Appearance, Landscaping, Layout and Scale are reserved for future determination.  However,
subject to condition, it is considered that this criteria can be met. Further assessment is further down in the
report.

f. There is clear evidence of the viability of the scheme;

No viability information has been submitted, however, the following facts indicate that the development is
likely to be viable: the site is relatively flat; the site is green field; and no affordable rent or intermediate units
(part rent, part sale) are proposed.

1.7 In summary the principle of development complies with the NPPF paragraph 71 together with the
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objectives of Policy HOU 14  of the Breckland Local Plan (adopted 2019), subject to a legal agreement and
conditions, as set out above.

2.0 Density, Layout and Design

2.1 Details of appearance, landscaping, layout and scale are reserved for future determination. However, the
Council must be satisfied that the site configuration and size can suitable accommodate 22 dwellings. The
application site is 0.94ha and 22 dwelling would result in a density of 24 dwellings per hectare, this is
considered suitable for an edge of village location.

2.2 The applicant has submitted an indicative plan showing how the dwellings, plus a play space and
drainage feature can be provided on site.

2.3 The majority of units shown on indicative plan have an external footprint of approximately 47.4sqm which
would result in a gross internal floor area of around 80sqm which would meet the internal space
requirements for a 2 bedroom 2 storey dwelling as required by Policy HOU 10 of the Breckland Local Plan
(adopted 2019) from the Technical housing standards - nationally described space standard.

2.4 The indicative plan shows an Open Space area of 553sqm and this would be sufficient to provide an on-
site children's play in accordance with Policy ENV 04 of the Breckland Local Plan (adopted 2019), with a
contribution in full or part for outdoor sports.

2.5 Space for an attenuation lagoon is shown which the LLFA have found to be acceptable subject to
conditions.

2.6 The dwellings parking arrangement and garden sizes are not ideal, however, there is sufficient space for
an improved arrangement to be submitted at the reserved matters stage.

2.7 For the reasons detailed at Section 3.0 of this report, it is expected that the units will be smaller units (1 to
3 bedroom). To achieve 22 dwellings at reserved matters stage, predominantly smaller units will be required
to facilitate an acceptable layout. To create some flexibility whilst achieving an efficient use of land, it is
recommended to condition the number of units to between 19 to 22 units.

2.8 Based on the foregoing, subject to conditions the development complies with Policies GEN 02, HOU 06
and COM 01 of the Breckland Local Plan (adopted 2019) together with paragraph 127 of the NPPF.

3.0 Mix

3.1 Starter Homes have a maximum price limit of £250,000 per unit after 20% reduction. This will likely result
the developer focusing on 1 and 2 bedroom units with potentially a few small three bedroom dwellings. We
do not recommend an exact mix is conditioned as there is no evidence base to provide clear direction of the
mix of starter homes.  However, the density, infrastructure and price cap will result in smaller units provided.

3.2 To ensure there is some variation and choice it is recommended to require at least 2 x 1 bedroom units, 2
x 2 bedroom units and 2 x 3 bedroom units via planning condition.

3.3 The Housing Officer has asked they are re-consulted on the mix at the reserved matters stage, however,
this is an Outline planning matter.

3.4 No conflict with Policy HOU 06 of the Breckland Local Plan (adopted 2019) is identified.
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4.0 Highways and Parking

4.1 Following amendments the application includes proposals for three highways improvements:

-  Grove Lane realignment and visibility splays of 2.4m x 33m in both directions
-  Grove Lane widened to 5.5m
-  New priority junction with St Andrews Lane plus 2m footway along Grove Lane linking to a new pedestrian
dropped crossing

4.2 Residents have raised objection to additional dwellings in the context of local roads and junctions.
However, the NPPF paragraph 109 advises that applications should only be refused where he residual
cumulative impacts on the road network would be severe, which in this case it is not.

4.3 Highways have found the application to be acceptable, subject to a plan being updated showing the new
visibility splays and conditions securing various things including the above listed highways improvements.

 4.4 The indicative layout plan shows 44 parking spaces can be accommodated which complies with Policies
HOU 06 and TR02 of the Breckland Local Plan (adopted 2019).

5.0 Drainage and Flooding

5.1 The application includes a Flood Risk Assessment and identified this site as within Flood Risk Zone 1,
with no risk of flooding through over land flow, mainly at very low chance of flooding from surface water and
is at low risk of groundwater flooding.

5.2 The drainage strategy will be conditioned, with an indicative strategy provided to demonstrate a suitable
solution can be achieved. The indicative drainage strategy proposes Surface water runoff from the site will be
conveyed by pipes, to a detention basin on site. Water stored in the basin will then discharged into an
existing culverted watercourse at a controlled rate. Permeable paving will be used in conjunction with voided
stone to further alleviate the pressure off the network, whilst also providing further treatment and storage
within the system. The detention basin has been sized to accommodate the 1 in 100 year rain event with a
40% allowance for climate change.

5.3 The LLFA have considered the amended proposals and raises no objection subject to pre-
commencement conditions. No flooding on site, or increased risk of flooding off site is anticipated in
accordance with current guidance and the development is found to accord with Policy ENV 09 of the
Breckland Local Plan (adopted 2019) and Section 14 of the NPPF.

5.4 The Parish Council has raised foul drainage capacity as a local issue, however, Anglian Water have
advised there is capacity to accommodate the development.

6.0 Residential Amenity

6.1 The sites north-west corner is adjacent to the A47 and the application suggests a 4m acoustics fence
along the sites northern boundary and wrapping around the northern most part of the western boundary to
protect the development from road noise. A neighbour has raised concern with the noise protection strategy
in terms of creating a sense of enclosure and blocking sunlight to their property. This is agreed with, and as
per the Environmental Health Officer's recommendation a noise protection condition should instead be
applied. Suitable options could include pulling the 4m acoustic fence away from the neighbours boundary or
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investigation of other measures.

6.2 Another concern raised by neighbours is overlooking. The indicative plan demonstrates that a separation
distance from the proposed rear elevation of new dwellings to the boundary of the neighbouring property
would be approximately 12.5m.  This is considered acceptable, subject to a condition for existing and
proposed levels and ground finished floor levels to be checked and agreed.

6.3 As per Section 2.0 of this report there is sufficient space to meet the internal space standards required by
Policy HOU 10 of the Breckland Local Plan (adopted 2019) and this would need to be conditioned.

6.4 The garden depths and configurations are not all suitable and would require improvement, such as units
1 and 18. However, there is sufficient space to achieve this and layout will be a reserved matter.

6.5 Subject to conditions suitable amenity levels can be secured and meet the requirements of Policy COM
03 of the Breckland Local Plan (adopted 2019) and paragraph 127 of the NPPF.

7.0 Trees and Hedges

7.1 To facilitate the development the removal of two Category B (good) 1997 Hedgerow Regulations
protected hedges (H11 and H12), totalling 100m in length, along the sites eastern boundary is required to
facilitate the development access and visibility spays. The applicant has proposed that these hedges to be
removed are cut down to 2-3m and re-located within the site to reduce impacts.  The applicants have
provided a Arboricultral Statement to demonstrate this is a realistic strategy. The Council's Tree Officer has
advised this will likely result in root damage and will leave the hedges at a higher risk of disease, however,
there is a very good chance that the hedge will re-establish but there is no guarantee.

7.2 Policy ENV 06 of the Breckland Local Plan (adopted 2019) requires hedges and trees to be retained
unless there are exceptional and overriding benefits in accepting their loss. This needed to be considered
within the planning balance judgement which is provided at the end of this report.

8.0 Ecology and Biodiversity

8.1 The development will result in the loss of a field and two hedges at an edge of village location. A
Preliminary Ecological Appraisal including a Protected Species Assessment has been submitted which
concluded that application site, bar the boundary trees and hedgerows supported common and widespread
habitats low in ecological value. To minimise risk precautionary measures for bats, birds, reptiles, amphibians
and hedgehogs are included in the report. Subsequently further evidence was provided that access to off-site
ponds was denied by the land owners which resulted in great crested newt presence/ absence surveys not
being possible and a precautionary approach to these protected species being proposed.

8.2 Further to the submission of the referenced further information the Council's Ecological and Biodiversity
Consultant has raised no objection subject to conditions for compliance with the Preliminary Ecological
Appraisals and submission of Protected Species Method Statement and Biodiversity Enhancement
Proposals. As such the development is considered compliant with Policy ENV 02 of the Breckland Local Plan
(adopted 2019).

9.0 Contamination and Archaeology

9.1 The Council's Contaminated Land Officer has recommended a site investigation and remediation for land
contamination is conditioned together with unexpected contamination.
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9.2 Norfolk County Council Archaeology have recommended a condition for archaeology investigation due to
the site lying "immediately to the south of a field which has produced many metal finds of most periods,
including Roman coins, an Iron Age brooch, Anglo-Saxon and medieval items including a significant number
of medieval coins. In addition, metal detecting in a field 300m to the south has produced medieval and
Roman coins, as well as prehistoric items. 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.". For the reasons detailed this is concurred with and
a condition is recommended to enable compliance with Policy ENV 08 of the Breckland Local Plan (adopted
2019) and Section 16 of the NPPF.

10.0 Planning Balance/ Conclusion

10.1 The development is outside and adjacent to Necton's settlement boundary a Service Centre Village as
defined by Policy GEN 03 of the Breckland Local Plan (adopted 2019). The Council has a 5 year land supply
and as such housing would not be permitted by Policy HOU 03 of the Breckland Local Plan (adopted 2019),
unless supported by other policies within the Local Plan. The development is for 100% starter homes with a
20% discount for first time buyers and which qualify as a type of affordable housing. The NPPF paragraph 71
advises that LPAs should support the development of entry-level exception sites, suitable for first time buyers
(or those looking to rent their first home), unless the need for such homes is already being met within the
authority's area. The applicant has identified that there is a general need within Breckland and there is no
specific evidence which suggests otherwise. Nor are there other starter homes which 20% discount in the
locality. Policy HOU 14 of the Breckland Local Plan (adopted 2019) allows rural exceptions sites subject to
certain criteria, most of which are met.  However, no Local Housing Needs Assessment has been provided.
Nevertheless, sufficient information in Breckland's Homelessness Strategy is provided to demonstrate need.
As such the principle of development is considered acceptable and in compliance with the aims of Policy
HOU 14 of the Breckland Local Plan (adopted 2019) together with paragraph 71 of the NPPF.

10.2 Details of appearance, landscape, layout and scale are reserved for future determination and sufficient
information has been provided to ascertain that these can be delivered in an acceptable manner subject to
conditions. The density and mix are also acceptable, the latter of which can be secured by condition.

10.3 The impact on the highways network is not severe and off-site improvement are required to make the
access safe and suitable for the houses. The development is considered compliant with Policy HOU 06 of the
Breckland Local Plan (adopted 2019).

10.4 Residential amenity can be delivered to acceptable levels in compliance with Policy COM 03 of the
Breckland Local Plan (adopted 2019) and paragraph 127 of the NPPF.

10.5 Drainage, flooding, ecology, biodiversity, contamination and archaeology impact have all found to be
acceptable, subject to conditions.

10.6 To facilitate the site access and visibility splays two Category B hedgerows of around 100m in length
are required to be reduced in height and re-located within the site and which are protected by the 1997
Hedgerow Regulations. Policy ENV 06 of the Breckland Local Plan (adopted 2019) requires hedges and
trees to be retained unless there are exceptional and overriding benefits in accepting their loss. In this
instance, the delivery off 22 affordable houses for first time buyers with a 20% discount in a sustainable
location within walking distance to services and facilities is considered to be an overriding benefit and on
balance and having regard to their relocation within the site, approval is recommended subject to conditions
as discussed in this report and a S106.
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RECOMMENDATION

The application is recommended for approval, subject to the signing of a section 106 and the planning
conditions listed 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
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 19 - 22 Dwellings
The development shall be between 19 to 22 dwellings, unless otherwise agreed in writing by
the Local Planning Authority.
Reason for condition:-
To protect the character of the area and the amenity of future occupants together with
ensuring sufficient density of development in accordance with Policies GEN02, COM01 and
COM03 of the Breckland Local Plan.

5 Dwelling Mix
The development shall have a maximum of two x one bedroom dwellings, two x two
bedroom dwellings and two x three bedroom dwellings within the over all 19 - 22 dwellings,
unless otherwise agreed in writing by the Local Planning Authority.
Reason for condition:-
To provide choice and variation and ensure the maximum uptake of the dwellings from
eligible persons and families in accordance with Policies HOU07 and HOU14 of the
Breckland Local Plan (adopted 2019).

6 Internal Space Standards
All dwellings shall comply with the Department for Communities and Local Government's
Technical Housing Standards - nationally described space standard March 2015 or any
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standard which supersedes this document and meet Building Regulation requirement of 110
l/h/d.
Reason for condition:-
To ensure the new homes are highly functional and reduce the amount of water each homes
need in accordance with the requirements of Policy HOU 10 of the Breckland Local Plan
(adopted 2019).

7 Maximum Height
No dwelling shall exceed 2 and half storeys in height (2 full storeys and rooms in the roof).
Reason for condition:-
To ensure the development is complimentary to it's edge of village location. This condition
has been applied having regard to Policies GEN 02, COM 01 and  ENV 05 of the Breckland
Local Plan (adopted 2019) together with paragraph 170 of the National Planning Policy
Framework 2019.

8 RM - Submission of surface water disposal
Any reserved matters application shall be accompanied by a detailed surface water drainage
strategy, plan(s) and supporting calculations. Prior to the occupation of each dwelling, the
approved drainage system which serves that dwelling shall be made available and fully
functional and permanently maintained.
Reason for condition:-
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 (2019) and having regard to Policy ENV09 of
the Breckland Local Plan (Adopted).

9 RM - AIA
With the reserved matters application(s) a arboricultural impact assessment, tree protection
plan and tree method statement shall be submitted based on proposed layout as well as
detailed planting proposals which should include some large maturing species where space
allows together with replacement hedgerow planting for those identified to be removed or
reduced in the Arboricultural Impact Assessment & Preliminary Method Statement Revision
C, or any which subsequently will be affected by the final development plans. The reserved
matters shall take account of significant trees and hedgerows as identified.
Reason for condition:-
Details are required with the reserved matters application, to protect significant trees and
hedgerows in accordance with Policy ENV06 of the Breckland Local Plan (adopted 2019).

10 RM - Acoustic Mitigation Plan
With any layout reserved matters application(s) Noise Mitigation details shall be submitted to
and approved in writing by the Local Planning Authority. The details shall include a strategy
to reduce noise from the A47 to levels suitable for residential habitation and shall prevent
creating a sense of enclosure or overshadowing to existing neighbours.

The approved Noise Mitigation details shall be installed/ erected/ constructed prior to the first
occupation of development hereby permitted, or in accordance with a timetable to be first
submitted to and agreed in writing with the Local Planning Authority, and thereafter
maintained in perpetuity.
Reason for condition:-
Details required at the reserved matters stage as they will affect the layout of the
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development. This condition is applied having regard to Breckland Local Plan (adopted
2019) COM 03 and paragraph 172 of the National Planning Policy Framework 2019.

11 RM - Levels
With any layout reserved matters application(s) details of existing and finished land levels
and finished ground floor levels shall be submitted to and approved in writing by the Local
Planning Authority.  The development shall accord with the approved details.
Reason for condition:-
Details are required prior to commencement and with the reversed matters application to
ensure that the land levels are not built up creating a overlooking or sense of enclosure to
existing neighbours, together with preventing cost abortive work. Furthermore to ensure that
the Noise Mitigation is effective. This condition is applied having regard to Breckland Local
Plan (adopted 2019) COM 03 and paragraph 172 of the National Planning Policy Framework
2019.

12 Parking for Construction Workers (Pre-Com)
Prior to commencement of development hereby approved a scheme detailing provision for
parking for construction workers for the duration of the construction period shall be
submitted to and approved in writing by the Local Planning Authority. The approved scheme
shall be implemented throughout the construction period.
Reason for condition:-
To ensure adequate parking during construction in the interests of highway safety. This
needs to be a pre-commencement condition as it deals with the construction period of the
development. This condition is applied having regard to Policies COM 01(m), (n) and TR 01
of the Breckland Local Plan (adopted 2019) and paragraphs 108 and 109 of the National
Planning Policy Framework 2019.
This condition will require to be discharged

13 Visibility Splays (Pre-Com)
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.
· Visibility splays measuring 2.4 metres x 33 metres shall be provided to each side of the
access where it meets the highway from the site at Grove Lane.
· A 2.4 metre wide parallel visibility splay (as measured back from the near edge of the
adjacent highway carriageway) shall be provided across the whole of the site's roadside
frontage (and additionally along the flank frontage of the adjacent property as outlined in
blue on the submitted details).

The splays shall thereafter be maintained at all times free from any obstruction exceeding
1.05 metres above the level of the adjacent highway carriageway.
Reason for condition:-
In the interests of highway safety in accordance with Policies TR 01 and TR 02 of the
Breckland Local Plan (adopted 2019) and paragraphs 108 and 109 of the National Planning
Policy Framework 2019.
This condition will require to be discharged

14 Off-site highway improvement works (Pre-Com)
A. Notwithstanding the details indicated on the submitted drawings no works above the
laying of foundations shall commence on site, unless otherwise first agreed in writing, unless
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or until detailed drawings for the off-site highway improvement works as indicated on
Drawing No. FW1887-H-800-02 have been submitted to and approved in writing by the
Local Planning Authority.

B. Prior to the first occupation of the development hereby permitted the off-site highway
improvement works referred to in Part A of this condition shall be completed in full and in
strict accordance with the approved details.
Reason for condition:-
To ensure that the highway improvement works are designed to an appropriate standard in
the interest of highway safety and to protect the environment of the local highway corridor
having regard to Policies COM 01 and TR 01 of the Breckland Local Plan (adopted) and
paragraphs 108 and 109 of the National Planning Policy Framework 2019.
This condition will require to be discharged

15 Detailed plans of the roads (Pre-Com)
Prior to commencement of development hereby approved detailed plans of the roads,
footways, 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:-
Details are required pre-commencement to ensure fundamental elements of the
development that cannot be retrospectively designed and built are planned for at the earliest
possible stage in the development and therefore will not lead to expensive remedial action
and adversely impact on the viability of the development. The condition will ensure the
suitability of the internal routes for vehicles and pedestrians having regard to  Policies COM
01 and TR 01 of the Breckland Local Plan (adopted) and paragraphs 108 and 109 of the
National Planning Policy Framework 2019.
This condition will require to be discharged

16 Protected Species Method Statement (Pre-Com)
No development shall take place including any demolition or ground works or site clearance
until a method statement for great crested newts has been submitted to and approved in
writing by the Local Planning Authority. The method statement must include details of the
attenuation basin design that will be enhanced for wildlife, the great crested newt underpass
below the access road, management of the area between Pond 2 and the attenuation basin
and the area around the attenuation basin for great crested newts. The works shall be
carried out strictly in accordance with the approved details and completed in full prior to first
occupation of the development hereby approved.
Reason for condition:-
Details are required prior to commencement as they relate to early stage infrastructure of the
development including access that cannot be retrospectively designed, preventing
expensive remedial action and adversely impact on the viability of the development. This
condition is applied having regard to Policy ENV 02 of the Breckland Local Plan (adopted
2019)
This condition will require to be discharged

17 Biodiversity Enhancement (above foundations)
Prior to development above the laying of foundations, a biodiversity enhancement plan shall
be submitted and approved in writing by the local planning authority, detailing the
enhancement measures for biodiversity on site. The biodiversity enhancement plan should

BRECKLAND COUNCIL - PLANNING COMMITTEE - 15th March 2021

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



include numbers and locations of bird boxes, bat boxes an habitat enhancements. The
measures shall be carried out strictly in accordance of the approved scheme.
Reason for condition:-
This condition is applied to protect and enhance ecology, having regard to Policy ENV 02 of
the Breckland Local Plan (adopted 2019)
This condition will require to be discharged

18 Archaeology (Pre-Com)
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,

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 heritage assets in accordance with
policies ENV07 and ENV08 of the Breckland Local Plan (adopted 2019) and Section 16 of
the National Planning Policy Framework (adopted 2019)

Informative:
In this case the mitigatory works will commence with a geophysical survey. A brief for the
archaeological work can be obtained from Norfolk County Council Historic Environment
Service. Norfolk County Council charge for providing a brief for the archaeological work.
This condition will require to be discharged

19 Desk study/ site investigation (Pre-Com)
Unless otherwise first agreed in writing with the Local Planning Authority, the following
details shall be submitted to and approved in writing by the Local Planning Authority prior to
the commencement of the development hereby approved:

A.  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
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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.

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

The above must be undertaken in accordance with Defra and the Environment Agency's
'Model Procedures for the Management of Land Contamination, CLR 11'.
Reason for condition:-
Details are required prior to commencement to ensure that risks from land contamination to
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 Section 15 of the National Planning
Policy Framework 2019 and Policy COM 03 of the Breckland Local Plan (adopted 2019).

Informative:
Where remediation of contaminated land is required, the developer is advised to put in place
measures to ensure that any future
alterations/extensions to the development do not undermine completed remediation works
and, if appropriate, that the future
alterations/extension include the same scheme of remediation as that included in the original
development.
This condition will require to be discharged
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20 Materials (above foundations)
Prior to the commencement of any works above the laying of foundations the type and
colour of the external materials to be used in the construction of the development hereby
approved, shall be submitted to and approved in writing by 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 Policies
GEN02, COM01 and HHA1 of the Breckland Local Plan.
This condition will require to be discharged

21 Precise details of foul water disposal (above
foundations)
Prior to the commencement of any works above the laying of foundations precise details of
the means of foul water disposal shall be submitted to and approved in writing by the Local
Planning Authority.  Only such agreed system or works shall be used in connection with this
approval.
Reason for condition:-
To minimise the possibilities of flooding from the outset of the development.  This condition
is imposed in accordance with Section 14 of the NPPF and Policy ENV09 of the Breckland
Local Plan (adopted).
This condition will require to be discharged

22 Boundary screening to be agreed (Pre-Occ)
Prior to the occupation of the development hereby approved, a scheme for the provision of
boundary screening for dwellings and protection barriers to the lagoon shall be submitted
and approved in writing by the Local Planning Authority.  Such scheme as may be agreed
shall be completed prior to the occupation or use of the development which the screening
adjoins.  The approved screening shall thereafter be maintained in that form.
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,
COM03 and HHA1 of the Breckland Local Plan.
This condition will require to be discharged

23 Binder Course (Pre-Occ)
Before any dwelling is first occupied the road(s) and footway(s) shall be constructed to
binder course surfacing level from the dwelling to the adjoining County road in accordance
with the details to be approved in writing by the Local Planning Authority.
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 having regard to  Policies COM 01(m), (n)
and TR 01 of the Breckland Local Plan (adopted), whilst also having due regard to
paragraphs 108 and 109 of the National Planning Policy Framework 2019.

24 Drainage Maintenance and Management and
Strategy (Pre-Occ)
Prior to first occupation of the development hereby approved a surface water drainage
management and maintenance plan including frequency and types of maintenance
proposed for each drainage feature on site shall be submitted to and approved in writing by
the Local Planning Authority. The surface water drainage system will thereafter be managed
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and maintained in accordance with the approved details in perpetuity.
Reason for the condition:-
To prevent the increased risk of flooding, both on and off site, for the lifetime of the
development in accordance with Policy ENV09 of the Breckland Local Plan (adopted 2019).
This condition will require to be discharged

25 No permanent external lighting without prior
agreement
No external lighting shall be installed or erected unless details are first submitted to and
agreed in writing by the Local Planning Authority. Such lighting shall be kept to a minimum
for the purposes of security and site safety, and shall prevent upward and outward light
radiation.
Reason for condition:-
To safeguard the interests of the amenities of neighbouring occupiers, to ensure the
satisfactory appearance of the development and to reduce disturbance to wildlife  in
accordance with Policies GEN02, COM01, COM03 and ENV 02 of the Breckland Local Plan
(adopted 2019).

26 Ecology Report (Compliance)
The proposed development shall proceed in accordance with the recommendations outlined
in section 5 of the Preliminary Ecological Appraisal Including a Protected Species
Assessment (Skilled Ecology Consultancy Ltd; April 2020).
Reason for condition:-
To ensure the impacts to protected species and biodiversity are acceptable having regard to
Policy ENV 02 of the Breckland Local Plan (adopted 2019) and Section 15 of the National
Planning Policy Framework 2019.

27 No loss of trees (Compliance)
No trees or hedges within the site shall be cut down, uprooted destroyed, lopped or topped,
other than in accordance with the approved plans, without the prior 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 first
agreed in writing with the Local Planning Authority.
Reason for condition:-
To protect significant trees and hedgerows in accordance with Policy ENV06 of the
Breckland Local Plan (adopted).

28 Unexpected Contamination  (Compliance)
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 prior.
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
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imposed in accordance with Section 15 of the National Planning Policy Framework 2019 and
Policy COM 03 of the Breckland Local Plan (adopted 2019).
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