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AGENDA

PLEASE NOTE: THE ORDER OF BUSINESS MAY BE CHANGED AT THE DISCRETION

OF THE CHAIRMAN

PUBLIC BUSINESS

CHAIRMAN'S INTRODUCTIONS

TO RECEIVE APOLOGIES FOR ABSENCE AND DETAILS OF ANY
SUBSTITUTE MEMBER(S)

MINUTES

To approve as a correct record the Minutes of a meeting of the
Committee held on 23 September 2021.

ITEMS OF URGENT BUSINESS

(@) To determine any other items of business which the Chairman
decides should be considered as a matter of urgency pursuant to
Section 100B(4)(b) of the Local Government Act 1972.

(b) To consider any objections received to applications which the
Head of Planning was authorised to determine at a previous
meeting.

ORDER OF BUSINESS

(@) To consider any requests to defer determination of an application
included in this agenda, so as to save any unnecessary waiting by
members of the public attending for such applications.

(b) To determine the order of business for the meeting.

DECLARATIONS OF INTEREST

Members are asked at this stage to declare any interests that they may
have in any of the following items on the agenda. The Code of Conduct
for Members requires that declarations include the nature of the interest
and whether it is a disclosable pecuniary interest. Members are
requested to refer to the attached guidance and flowchart.

OFFICERS' REPORTS

ITEMS FOR DECISION

PLANNING APPLICATIONS

7.

NORTH WALSHAM - PO/20/1251 - FORMER SPORTS GROUND -
ERECTION OF UP TO 54 DWELLINGS WITH PUBLIC OPEN SPACE,
NEW VEHICULAR ACCESS, LANDSCAPING AND ASSOCIATED
INFRASTRUCTURE (OUTLINE APPLICATION WITH FULL DETAILS
OF THE PROPOSED MEANS OF ACCESS ONLY. DETAILS OF

(Pages 1-2)

(Pages 3 - 26)



10.

11.

12.

13.

LAYOUT, SCALE, APPEARANCE AND LANDSCAPING ARE
RESERVED FOR FUTURE DETERMINATION)

DEVELOPMENT MANAGEMENT PERFORMANCE UPDATE

APPEALS SECTION

(a) New Appeals

(b) Inquiries and Hearings — Progress

(c) Written Representations Appeals — In Hand
(d) Appeal Decisions

(e) Court Cases — Progress and Results

ANY OTHER URGENT BUSINESS AT THE DISCRETION OF THE
CHAIRMAN AND AS PREVIOUSLY DETERMINED UNDER ITEM 4
ABOVE

EXCLUSION OF PRESS AND PUBLIC

To pass the following resolution, if necessary:-

“That under Section 100A(4) of the Local Government Act 1972 the
press and public be excluded from the meeting for the following items of
business on the grounds that they involve the likely disclosure of exempt
information as defined in Part | of Schedule 12A (as amended) to the
Act.”

PRIVATE BUSINESS

ANY OTHER URGENT EXEMPT BUSINESS AT THE DISCRETION OF
THE CHAIRMAN AND AS PREVIOUSLY DETERMINED UNDER ITEM
4 ABOVE

TO CONSIDER ANY EXEMPT MATTERS ARISING FROM

CONSIDERATION OF THE PUBLIC BUSINESS OF THE AGENDA

(Pages 27 - 32)

(Pages 33 - 36)
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Declarations of Interest at Meetings

NORTH
NORFOLK
DISTRICT
COUNCIL

When declaring an interest at a meeting, Members are asked to indicate whether their interest in the matter is
pecuniary, or if the matter relates to, or affects a pecuniary interest they have, or if it is another type of interest
Members are required to identify the nature of the interest and the agenda item to which it relates. In the case
of other interests, the member may speak and vote. If it is a pecuniary interest, the member must withdraw
from the meeting when it is discussed. If it affects or relates to a pecuniary interest the member has, they have
the right to make representations to the meeting as a member of the public but must then withdraw from the
meeting.

Have you declared the interest in the register of interests as a pecuniary interest? If Yes, you will need to
withdraw from the room when it is discussed.

Does the interest directly:
1. Affect yours, or your spouse / partner’s financial position?
2. Relate to the determining of any approval, consent, licence, permission or registration in relation to you
or your spouse / partner?
3. Relate to a contract you, or your spouse / partner have with the Council
4. Affect land you or your spouse / partner own
5. Affect a company that you or your partner own, or have a shareholdingin

If the answer is “yes” to any of the above, it is likely to be pecuniary.

Please refer to the guidance given on declaring pecuniary interests in the register of interest forms. If you have
a pecuniary interest, you will need to inform the meeting and then withdraw from the room when it is
discussed. If it has not been previously declared, you will also need to notify the Monitoring Officer within 28
days.

Does the interest indirectly affect or relate to any pecuniary interest you have already declared, or an interest
you have identified at 1-5 above?

If yes, you need to inform the meeting. When it is discussed, you will have the right to make representations
to the meeting as a member of the public, but must then withdraw from the meeting.

Is the interest not related to any of the above? If so, it is likely to be another interest. You will need to declare
the interest, but may participate in discussion and voting on the item.

Have you made any statements or undertaken any actions that would indicate that you have a closed mind on
a matter under discussion? If so, you may be predetermined on the issue; you will need to inform the meeting
and when it is discussed, you will have the right to make representations to the meeting as a member of the
public, but must then withdraw from the meeting.

FOR GUIDANCE REFER TO THE FLOWCHART OVERLEAF
PLEASE REFER ANY QUERIES TO THE MONITORING OFFICER IN THE FIRST INSTANCE

DEVELOPMENT COMMITTEE MEMBERS SHOULD ALSO REFER TO THE PLANNING PROTOCOL
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Declarations of Interest at Meetings

NORTH
NORFOLK
DISTRICT
COUNCIL

DECLARING INTERESTS FLOWCHART — QUESTIONS TO ASK YOURSELF

What matters are being discussed at the meeting?

A 4

Pecuniary Interest

Related Pecuniary

Other Interest

Do any relate to an interest | have?

A Have | declared it as a pecuniary interest?
OR
B Does it directly affect me, my partner or spouse’s financial position, in
particular:
= employment, employers or businesses;
= companies in which they are a director or where they have a shareholding of more than
£25,000 face value or more than 1% of nominal shareholding;
= land or leases they own or hold;
= contracts, licenses, approvals or consents

NO

v VYES

If you have not
already done so,
notify the
Monitoring
Officer to update
your declaration
of interests

The interest is pecuniary —
disclose the interest,
withdraw from the meeting
by leaving the room. Do not
try to improperly influence
the decision

v

The interest is related to a YES Does the matter indirectly affect or relate
p;ﬁcu_n;ary I?tetrtehSt. DIS(;!OSE B to a pecuniary interest | have declared, or
e Interest at the meeting. < a matter noted at B above?
You may makerepresentation
as a member of the public,
but then withdraw from the
room
NO
\ 4
The interest is not pecuniary
inpe?;;f;e(lstiss zI(Z) L;reptﬁceuizltz?ést YES Have | declared the interest as an
at the.meeting You may < ‘other’ interest on my declaration
L - : . of interest form? OR
participate in the meeting and
vote Does it relate to a matter
highlighted at B that impacts upon
my family or a close associate?
OR
You are unlikely to have No Does it affect an organisation | am
an interest. You do not < involved with or a member of? OR
need to do anything
further. Is it a matter | have been, or have
lobbied on?

Page 2



Agenda Item 7

Former Sports Ground, North Walsham PO/20/1251 — Erection of up to 54 dwellings with
public open space, new vehicular access, landscaping and associated infrastructure (Outline
application with full details of the proposed means of access only. Details of layout, scale,
appearance and landscaping are reserved for future determination)

Major Development

-Target Date: 14 December 2020
-Extension of Time: 28 October 2021
Case Officer: Mr James Mann

Outline Planning Permission

SITE CONSTRAINTS

Designated Education Allocation within the Site Allocations Development Plan Document
Designated Open Land Area within the Core Strategy

Within the defined Settlement Boundary of North Walsham

Contaminated Land

Mineral Safeguard Area - Underlain by Sand and Gravel (Policy CS16 of the Norfolk Minerals
and Waste Core Strategy)

Gas Pipe Buffer Zone

EA Risk of Flooding from Surface Water 1 in 30

EA Risk of Flooding from Surface Water 1 in 100

EA Risk of Flooding from Surface Water 1 in 1000

SFRA - Areas Susceptible to Groundwater Flooding

SFRA - Risk of Flooding from Surface Water + CC

RELEVANT PLANNING HISTORY

PLA/2008/1351

Playing Field, Station Road, North Walsham
Erection of Sixth Form College

Approved 10/01/2013

THE SITE

The site is situated to the south of North Walsham town centre, between the Bittern Line
Railway to the north with the A149 beyond, Station Road to the south and the Victory Swim and
Fitness centre adjoining the site to the east. In Planning Policy terms, the site is situated within
the North Walsham Settlement Boundary, is a designated Open Land Area and is allocated for
educational use.

Existing residential development is located to the south and to the west of the site. The majority
of the dwellings to the south are late C19/ early C20 traditional two-storey red brick, tile and
rendered properties of relatively low density with larger plot sizes. Directly to the east of the site
are a number of bungalows which back directly on to the site itself. There are further single and
two-storey properties to the northwest of the site.

The site is currently characterised by open recreational space (playing fields). However, the site
is in the private ownership of the Paston Foundation; there is currently no public access to the
site. This is illustrated by the ‘Private Property’ signage around the periphery of the site.

Page 3



North Norfolk District Council have a lease agreement on the site adjacent to this site with an
Options Agreement for part of this site. As part of this process North Norfolk District Council
were served notice due to the highways works forming part of this leased land (included within
the red line boundary), during this consultation North Norfolk District Council stated that the
Options Agreement expires in 2022 and that there is no appetite to take up this Options
Agreement.

THIS APPLICATION

This application is for the erection of up to 54 dwellings (including the provision of 45%
affordable dwellings — circa 24) with public open space, new vehicular access, landscaping and
associated infrastructure. This application is outline with full details of the proposed means of
access, all other details (scale, appearance, landscaping) are reserved for future determination.

REASON FOR COMMITTEE CALL IN

This application has been called in to Development Committee on grounds of the policy conflicts
in regard to the education allocation and open space.

CONSULTATION RESPONSES

A consultation was held between 15 September and 6 October 2020. Following additional
information and revised plans a further 21 day consultation was held between 10 August and 31
August 2021.

North Walsham Town Council — Object

The Town Council feel that the developers have not taken their views into account following a
presentation made to the parish. The Town Council have concerns regarding the width of the
road and the amount of traffic that will subsequently use the road if permission is granted.

Network Rail — No objection, subject to an informative note

Network rail raise concerns regarding the existing trees on the north of the site, and require
demonstration that the underpass access can still be maintained.

Advice is given by Network Rail on a number of potential issues that may arise from
development within close proximity to the rail network.

An Informative note is proposed to ensure that the issues are considered before the submission
of any Reserved Matters application.

British Pipeline Agency Ltd — No objection

No pipelines apparatus falls within the vicinity of the site

National Grid (now Cadent Gas Ltd) — No objection, subject to an informative note

An informative note is required to set out what should be undertaken prior to any on-site works

Health and Safety Executive (HSE) - Do not advise against

Page 4



Natural England — no comments made, formal advice given

Sport England — Object, if minded to approve the application should be referred to the
Secretary of State, via the National Planning Casework Unit.

The loss of the open space does not meet any of the exceptions as set out by Sport England.
The Norfolk FA would be supportive of an off-site financial contribution toward a 3G sports pitch
at North Walsham Football Club.

In the response it quotes the Norfolk FA as saying that Station Road is currently used for
recreational football activity and by the FE college. A subsequent comment from the FA stated
that they are happy to be led by the college — in that no football activity has been carried out
since 2017 — and confirm that there is no affiliated football being placed at the facility.

However, the application is still not considered to accord with any of the exceptions to Sport
England’s Playing Fields Policy or with Paragraph 99 of the NPPF.

Should the local planning authority be minded to grant planning permission for the proposal,
contrary to Sport England’s objection then in accordance with The Town and Country Planning
(Consultation) (England) Direction 2009, the application should be referred to the Secretary of
State, via the National Planning Casework Unit.

Local Highway Authority (Norfolk County Council (NCC)) — No objection subject to conditions

Original objection made on 11 December 2020 on the basis of a lack of information and this was
followed up with further comments and holding objections on the 19 January and 9 April 2021.
Following the provision of further information, the objection was removed subject to conditions.

Education — Children’s Services (NCC) — No objection

Norfolk County Council as the Education Authority have no requirement for the site at the
present moment in time, nor any medium-long term plans for the site.

Historic Environment Officer (NCC) — No objection subject to conditions

Conditions required to ensure that an archaeological written scheme of investigation is
submitted and then carried out prior to the commencement of development.

Lead Local Flood Authority (LLFA) (NCC) —no objection subject to conditions

No objection subject to a condition in regard to the agreement of further details prior to
occupation.

Planning Obligations Co-ordinator (NCC) — obligations sought

There is spare capacity in the Early Education sector and at Primary and High School levels -
no contribution required.

Library provision — £4,050 (£75 per dwelling)
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1 fire hydrant required at a cost of £921 by way of planning condition

£266.20 per dwelling for mitigation works for the Weavers Way Trail, North Walsham Circular
Walks and Weavers Way County Wildlife Site by means of necessary improvements including,
but not limited to:

Enhancing surface treatments,

Improvements to access points,

Improved signage for/to the Trails network in the vicinity of the site
Biodiversity measures within the Weavers Way County Wildlife Site.

Public Rights of Way & Green Infrastructure (Norfolk County Council) — obligations sought

Recommend an informal circular path encompassing the whole site to help alleviate the
increased footfall and consequent impact on the adjacent Weavers Way long-distance Norfolk
Trail and County Wildlife site.

Anglian Water — comments made

Assets — none affected

Wastewater — North Walsham Water Recycling Centre has capacity for these flows
Used Water — Sewerage system has capacity for these flows — informative required if
connecting to an Anglian Water network

Surface Water- Preferred connection is via a sustainable drainage system.

Finance & Assett Management Team (North Norfolk District Council (NNDC)) — No comment
made

Sports & Countryside (NNDC) — No comment made

Conservation and Design Officer (NNDC) — No Objection made

All matters reserved except access are reserved at this time.

Landscape Officer (NNDC) — No objection subject to conditions

Ecology

A significant portion of the site is currently amenity grassland (former playing field) surrounded
by patches of scrub and rough grassland, and semi-mature to mature trees. It is adjacent to the
Weavers Way, main railway line, and further greenspace to the north-east. Three sections of
hedgerow exist on the site as well as a mature oak tree.

The Landscape Section consider that, contrary to the Ecological Assessment, the scrub areas
of the site to north contain potential for foraging bats and that these areas should be protected
and enhanced as important ecological corridors of movement. These should remain as scrub
and not be gentrified through the development process. It is also considered that this area has
biodiversity value and the loss would have a negative impact upon biodiversity.
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There will also be an impact on the species able to utilise the site for foraging once developed
due to the increased amount of artificial light pollution. As lighting is likely to be included as part
of the development (both street lighting and external domestic lighting) then the suitability of the
habitat for foraging bats will decrease dramatically.

Ability to establish biodiversity corridors limited due to the outline nature of the application.
Shadow HRA

A Shadow HRA has been completed for the application by Hopkins Ecology which states that
the proposed development will have not have an impact on the integrity of any International or
European sites. The Shadow HRA has reached this conclusion on the assumption that a
significant effect is not considered likely and an Appropriate Assessment has not been carried
out.

The Landscape Section consider that a likely significant effect cannot be ruled out due to the in
combination effects of recreational disturbance on the Broads, Norfolk Valley Fens, East Coast
and North Norfolk Coast ‘European Protected’ sites according to the most up to date evidence
gathered as part of the emerging Norfolk GI/RAMS project. This project has calculated that the
Zone of Influence (ZOI) for recreational impacts arising from the in combination effects of
residential development for the Broads is 25km, the Norfolk Valley Fens is 15km, the East
Coast sites is 30km and the North Norfolk Coast is 42km.

Natural England have provided comment on the application and have not raised any objections,
however the Local Planning Authority is the Competent Authority under the Habitats
Regulations and is required to assess the application and the potential for likely significant effect
on European Sites.

Natural England have provided interim advice to local authorities (dated 12th August 2019)
regarding the emerging Norfolk GI/RAMS and the evidence based calculated ZOls. NE
anticipate that any new residential development within an identified zone will constitute a likely
significant effect on the sensitive interest features of the identified designated site through
increased recreational pressure, either when considered alone or in combination.

The Landscape Section recommend that the Shadow HRA is amended to reflect the most
recent and up to date evidence base and that if necessary mitigation is secured to reduce the
impact to an acceptable level (no adverse effect in the integrity of the designated sites). This
mitigation is likely to take the form of a developer contribution in line with the emerging Norfolk
GI/RAMS, which is currently in the region of £200 per dwelling. A S106 would need to be
prepared to reflect this expected requirement.

Landscape Impact and Landscape Design

Site designhated under Policy CT 1 and forms, collectively with the Victory Leisure Centre and
area to the east of the railway line, forms a composite area of open space. It is a notable area of
open undeveloped land west of the A149 within the main town settlement, and performs an
important function providing a green link between an established residential area and the town
centre.

Given that this is an Outline application to determine access only, there can be no guarantee of

the quality, or amount of open space that will ultimately be assigned within any future site
layout, all of which is currently purely indicative.
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Arboriculture
The removal of the hedge and the replacement of the hedge is considered to be acceptable.

A full Arboricultural Method Statement to cover the construction of the access road on to the site
from Station Road is required to be submitted prior to the commencement of development.

Strategic Housing (NNDC) — no objection subject to conditions

24 of the 54 homes are proposed to be affordable, equating to the 45% required. There are
1,337 households on the council waiting list who want to live in North Walsham, 183 are in the
top priority bands 1 and 2. In addition 12 include a wheelchair user.

If possible the developer should consider replacing some of the two and three-bed homes with
one-bed homes and providing some homes suitable of meeting the needs of wheelchair users.

Space Standards - The developer proposes that the two-bed homes are suitable for four person
occupancy and the three-bed homes are suitable for five person occupancy. This makes the
homes suitable for four and five person households and allows flexibility of use for different
household types.

Economic Development (NNDC) — no objection

No objection subject to all commercial and economic uses being explored on the site

Planning Policy Officer (NNDC) — objection, subject to_further information

Proposal in conflict with Policy CT 1. Further information required in regard to the Open Land
use of the site and whether or not this land is required within North Walsham.

Property Services (NNDC) — No objection

Whilst there is an option agreement on the land this expires on 30.09.2022 there is no appetite
for the Council to take up this option agreement. The Leisure Facilities and Playing Pitch
Strategy highlights the need for a 3G pitch but that this is to be provided at the Greens Road
Site.

Environmental Health (North Norfolk District Council) — No objection subject to conditions

Contaminated Land - Full investigation and assessment into the presence of possible
contaminants affecting the site shall be carried out in accordance e with the land quality
preliminary risk assessment conclusion, 7.1.7. No development of areas subject to possible
contaminants until remediation work has been undertaken as agreed by the Local Planning
Authority.

Noise - Noise Impact Assessment required

External Lighting - Details requires prior to the installation of any external lighting

Page 8



REPRESENTATIONS

14 representations were made during the initial formal consultation period. 13 were in objection
whilst 1 general comment was made. The following are a summary of the points raised:

Increased traffic and speed of traffic

Open space / green field / play space needs to be retained

Poor access, including those with disabilities

The site is allocated for education/open space

Not part of the Development Plan for North Walsham

Local services and facilities and the infrastructure (in particular water) are stretched /

limited / over capacity

¢ Wildlife — nearby pond in residential garden not assessed by the ecological report. Also
sightings of wildlife including birds of prey, deer and bats.

e The pavement along Station Road is narrow

e Local Planning Authority should consult with Sport England

The findings of the Open Space Study should be taken into consideration when

assessing this application

Proximity to gas storage tanks

Covenant on the site

Should be developing on brownfield land

Clarification of the access of the development

Little in the way of traffic analysis undertaken

Concerns raised around boundary treatments

Will the money benefit North Walsham

A further 5 representations were made during the second 21 day consultation, all raised in
objection on the following grounds:

¢ Road infrastructure not adequate and would represent a safety risk

e Pavement is very narrow

e Site was left to the town as a recreation use

¢ Not earmarked for development in the Development Plan, designated for an
education/open space use

e The traffic survey is now considered to be out of date

¢ Damage to wildlife

e Access should be through Victory swimming pool site

e Impact upon the value of properties

LOCAL MEMBER CONTACT

The Local Members, CllIr. Lloyd and Cllr. Birch were consulted through the formal consultation
period. Correspondence was sent on 15 March 2021 to update on the main considerations. ClIr.
Lloyd on the 16 March set out that if a positive recommendation were to be made that in order to
mitigate the loss of open space contributions should be sought towards North Walsham Football
Club, Bradfield Cricket Club and/or North Walsham Rugby Club with a preference for North
Walsham Football Club. A further email was sent to Clir. Lloyd and Clir. Birch on 5 August 2021
and given the policy conflicts in regard to open space and education land it was considered that
the application should be called in to Development Committee.
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HUMAN RIGHTS IMPLICATIONS
It is considered that the proposed development may raise issues relevant to
e Article 8: The Right to respect for private and family life.
e Article 1 of the First Protocol: The right to peaceful enjoyment of possessions.

Having considered the likely impact on an individual's Human Rights, and the general interest of
the public, approval of this application as recommended is considered to be justified,
proportionate and in accordance with planning law.

CRIME AND DISORDER ACT 1998 - SECTION 17

The application raises no significant crime and disorder issues.

RELEVANT POLICIES

North Norfolk Core Strategy (2008)

SS 1: Spatial Strategy for North Norfolk

SS 4: Environment

SS 6: Access and Infrastructure

SS 10: North Walsham

HO 1: Dwelling Mix and Type

HO 2: Provision of Affordable Housing

HO 7: Making the Most Efficient Use of Land (Housing Density)
EN 4: Design

EN 6: Sustainable Construction and Energy Efficiency
EN 9: Biodiversity & Geology

EN 10: Development and Flood Risk

EN 13: Pollution and Hazard Prevention and Minimisation
CT 1: Open Space Designations

CT 2: Developer Contributions

CT 5: The Transport Impact of New Development

CT 6: Parking Provision

North Norfolk Site Specific Allocations DPD (2011)

ED 1: Paston College Relocation

Other Material Considerations:

National Planning Policy Framework (NPPF) (2019):

Section 5: Delivering a sufficient supply of homes
Section 8: Promoting healthy and safe communities
Section 9: Promoting sustainable transport

Section 11: Making effective use of land

Section 12: Achieving well-designed places
Section 15: Conserving and enhancing the natural environment
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Supplementary Planning Documents (SPDs)

North Norfolk Design Guide (2008)
Landscape Character Assessment (2021)

OFFICER ASSESSMENT
Main Issues:

Principle of Development

Housing Mix and affordable housing provision

Highways

Design and Amenity

Open Space Provision

Landscape and Trees

Ecology

Flood Risk

Environmental Considerations (Noise pollution, Light pollution, refuse and waste and
water quality).

10. Other considerations (Flood risk — Minerals and Waste — Archaeology)
11. Section 106 Obligations

12. Planning Balance and Recommendation

CoNorLNE

1. Principle of Development

In accordance with Section 38(6) of the Town and Country Planning Compulsory Purchase Act
2004, planning applications must be determined in accordance with the development plan
unless material considerations indicate otherwise.

The development plan comprises the Core Strategy (2008) (CS) and the Site Allocations
Development Plan Document (DPD) (2011). Although the development plan preceded the
National Planning Policy Framework (NPPF) published in 2012 and updated in 2018 and again
in 2021, the relevant policies are consistent with the NPPF. Furthermore, the Council can
currently demonstrate a Five Year Housing Land Supply. As such, the policies within the
development plan are considered to be up to date, and, therefore, should be given full weight in
decision-taking.

The site as proposed, is situated within the settlement boundary of North Walsham, a town
defined as a Principle Settlement through Policy SS1 of the Core Strategy (CS). Principle
Settlements are considered the most sustainable locations for growth within the defined
settlement hierarchy; North Walsham provides services and facilities to the residents of the town
itself and performs a functional role to the wider rural community.

The site is designated as an Open Land Area under Policy CT1 of the Core Strategy and is also
allocated through the Site Allocations DPD, Policy ED1, for educational purposes. These
designations are fundamental to the consideration of this application and due consideration is
set out as follows.
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Education Allocation (Policy ED1)

The site is allocated through Policy ED1 of the Site Allocations Development Plan Document for
educational purposes. The intention of the policy was to allow for Paston College, currently
operating on two sites, to re-locate its operations onto one site (the proposed site for this
application). An application (PF/08/1351) for the relocation of Paston College onto the site, in
line with Policy ED1, was granted planning permission in 2013. However, the permission was
not implemented and expired as of the 10" January 2018.

It is set out in the Supporting Statement for this proposal that following the grant of permission in
2013 for the relocation of Paston College, government funding was not forthcoming and that,
combined with cuts in public spending, the plans for the relocation of the college were
abandoned. The operation of Paston College was transferred to Norwich City College in 2017
and they have confirmed that they have no educational requirement for the land at Paston Park
(this proposed application site).

The Norfolk Football Association (FA), quoted within Sport England’s objection letter, stated that
the site is used by the college to host curriculum based activity, but this is disputed by the
applicant who affirm that the site has not been used since 2017. The FA do however confirm
that no affiliated football is being played on this site.

Further to this, Norfolk County Council in their role as the Education Authority have set out that
there would be no need for education contributions from this proposal and that the site itself is
not required by the County Council for education purposes.

It must also be noted that the Paston Foundation have expressed that approximately £75,000
could go towards secondary education in Norfolk per annum as a result of the predicted sales
from this development. This cannot be secured in any way through obligation nor can this be
said to meet an identified need, therefore no weight is given to this, but it is important to
highlight the aspirations of the Paston College Foundation.

In any event, any proposal on this site should be in conformity with the wording of Policy ED1
unless it can be demonstrated, in line with Paragraph 122 of the NPPF, that there is no
reasonable prospect of an application coming forward for an educational use. Where this can be
demonstrated, Paragraph 120 makes clear that Local Planning Authorities should support
applications for alternative uses on the land where the proposed use would contribute to
meeting an unmet need for development in the area.

On the basis of this evidence it is considered that there is no reasonable prospect in the site
coming forward for the intended education use. Therefore in line with Paragraph 122 of the
NPPF, this departure from Policy ED 1 of the Development Plan is justified.

Open Land Designation

The site is also designated as an Open Land Area under Policy CT1 of the adopted Core
Strategy. Open land Areas are defined as: “Areas of open space which make an important
contribution to the appearance of an area or opportunities for informal recreation”. Policy CT1
states that development will not be permitted on Open Land Areas except where it enhances
the open character or recreational use of the land.
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An Amenity Greenspace Study review, commissioned by North Norfolk District Council to
provide evidence for the emerging Local Plan, was undertaken in April 2019 and concluded that
the site should continue to be designated as open space, specifically ‘Amenity Green Space
and Education/Formal Recreation Area’.

In terms of open character, this proposal is situated on a site totalling approximately 3.8
hectares and the total open space proposed equates to a minimum of 1.84 hectares (further
detail in regard to open space provision is set out in Section 5 of this report). The proposal also
seeks to retain the tree lined frontage along the southern boundary of the site with Station Road
and retains open elements to the east and the north of the site. Whilst this proposal would result
in the loss of open character, the provision of approximately one third of the site being retained
as open space goes some way to compensate for this loss.

Further, in terms of recreational use, the site, at present, is locked and fenced. This proposal
seeks to provide a significant amount of Parks and Recreation land on the site, which will be
fully accessible to the public.

Notwithstanding that the site has not been accessible since 2017, Sport England raised
objection to the loss of the designated open land, however, note that a financial contribution
toward North Walsham Football Club would is supported by the Football Association. This Is
further expanded within Section 5 of this report.

Given the statutory objection from Sport England, this would not be considered to be in
accordance with Policy CT 1 and would represent a departure from policy. However, weight is to
be given to the current nature of the recreational value of the site and the monies that would be
provided toward the Football Club in North Walsham. These material considerations are
considered in the planning balance of this report.

Summary of the Principle of Development

The proposal represents a departure from Policy ED 1 of the Site Allocations Development
Plan, but as demonstrated there is evidence to suggest that a proposal will not come forward for
the intended educational use of the land. Therefore, in accordance with Paragraph 122 of the
NPPF a departure from the Development Plan is justified. The proposal also represents a
departure from Policy CT 1 of the Core Strategy in that the development of two-thirds of an
Open Land area, would, by definition, result in the loss of an open land area.

This departure from the Development Plan is considered against the material benefits within the
planning balance set out in the conclusion of this report (Section 12).

2. Housing Mix and Affordable Housing Provision

Although a reserved matter, Policy HO1 states that on schemes of five or more dwellings at
least 40% of the total number of dwellings should be two bedroom dwellings and should not
comprise more than 70sgm internal floor space and that 20% of dwellings shall be suitable or
easily adaptable for occupation by the elderly, infirm or disabled.

In line with Policy HO1, a scheme for 54 dwellings would be expected to comprise of the

following:
* 22 two bedroom dwellings, comprising not more than 70sgm internal floorspace
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+ 11 suitable or easily adaptable dwellings for occupation by the elderly, inform or
disabled, such as to Lifetime Homes standards.

The Planning Statement in support of this application sets out that 25 of the 54 dwellings would
be two-bedroom, which is well above the requirement within Policy HO1, further 12 of the
proposed dwellings are bungalows. It is recommended that the applicant consider the inclusion
of more one-bedroom dwellings and more wheelchair accessible homes as part of any reserved
matters application. This would indicate that the policy requirements can be met on site at the
Reserved Matters stage and is therefore in accordance with Policy HO 1.

Policy HO 2, states that proposals of 10 or more dwellings are required to provide at least 45%
affordable housing on site, of which, 80% should be social rented accommodation. The
affordable housing is expected to be provided on site in groups of not more than eight units.

This proposal seeks to provide 24 affordable houses on site, equating to the 45% affordable
housing requirement. These would be for general needs houses and Strategic Housing have set
out that there are 1,337 households on the Council’s housing list (as of 8 April 2021) who want
to live in North Walsham, of these 183 are in the top two priority bands 1 and 2.

Members should note that the Council’s District Valuer has independently assessed the
proposals and considers that 45% affordable dwellings can be delivered on the site.

The provision of the 24 affordable houses on site will be secured through a Section 106 legal
agreement containing the Council’s standard terms in relation to phasing of delivery, protection
as affordable housing in perpetuity, recycling and nomination agreements. Subject to this
Section 106 agreement being signed the proposal is considered to be in accordance with Policy
HO 2 of the Core Strategy.

3. Highways

Policy CT 5 sets out that development will need to be designed to reduce the need to travel and
to maximise the use of sustainable forms of transport appropriate to its particular location taking
into account modes of sustainable transport, safe access to the highway network without the
detriment of amenity or character of the locality; and whether the wider network can
accommodate the proposal.

Highway Access

This outline application includes details of access. The site is proposed to be accessed from
Station Road via a single means of access. The access as shown the Preliminary Site Access
Design plan (2 Feb 2021) provides a 6.0m wide access road with 1.8m wide footways and a
6.0m junction radii, achieving visibility splays of 2.4m by 43m. Additional tracking has been
provided to show this will be accessible by all vehicles.

Subject to conditions to ensure the visibility splays remain in place and the highways works are

undertaken in accordance with these plans it is considered that the access is considered to be
acceptable and in accordance with Policy CT 5 of the adopted North Norfolk Core Strategy.
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Highway Safety

Norfolk County Council in their role as the Highway Authority initially had concerns regarding the
width of Station Road, with a requirement for developments of this scale to typically be served
by a 5.5m width road. Detailed measurements of Station Road were subsequently provided
demonstrating that the road is on average between 5.0m and 5.2m in width, with the narrowest
part of the road being 4.9m. The footway along the northern extent of Station Road is typically
1.7m narrowing to 1.4m toward Norwich Road. Notwithstanding that this is less than what the
Highway Authority would typically require in this location, given that Station Road is relatively
straight and has access to the wider highway network at both ends the Highway Authority have
not raised an objection on these grounds.

Further improvements are required to the junction of Station Road/Norwich Road and this is
within the same ownership, albeit currently leased to North Norfolk District Council. Notice was
served on North Norfolk District Council, as the leaseholder of the land, and the red line
boundary was subsequently amended to include this area of land. The proposed off-site
highway improvements are to be secured by way of condition.

Subject to conditions, the proposal is considered to be in accordance with Policy CT 5 of the
adopted North Norfolk Core Strategy in regard Highway Safety.

Sustainable Transport

The proposal is situated within the centre of North Walsham and within close proximity to the
North Walsham Train station and adjoins the Weavers Way Cycle Path. The indicative layout of
the site demonstrates pedestrian and cycle ways across the site connecting Station Road and
the Weavers Way Cycle Path. Norfolk County Council in their role as the Highways Authority
initially raised concerns regarding the Transport Assessment as this did not provide an
assessment of the route to school. However, this was included in a revised Transport
Assessment and this is considered to be acceptable from a sustainable transport perspective.

Subject to a condition to ensure that the layout mirrors the principles set out within the indicative
layout the proposal would be considered to provide for safe and convenient access on foot,
cycle public and private transport and is therefore considered to be in accordance with CT 5 of
the adopted North Norfolk Core Strategy.

Car Parking

Appendix C of the adopted Core Strategy provides the detail for Policy CT 6 in regard to
guantum of parking. Based on the indicative housing mix of:

25 2-bed dwellings;
26 3-bed dwellings; and
3 4-bed dwellings.

Based on Appendix C this would require a total of 111-114 car parking spaces. 2 per 2/3-bed
dwelling and 3 minimum to 4 maximum on the 4-bed dwellings. No detail has been provided of
this, however, the indicative layout shows garages and/or driveways for most dwellings and the
developable area of the site is considered large enough to provide the sufficient car parking
requirements.
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The layout is a reserved matter, but a condition will be sought to ensure that the layout will seek
to address the minimum parking standards in line with the principles of the indicative layout.
Subject to this condition, the proposal is considered to be in accordance with Policy CT 6 of the
adopted North Norfolk Core Strategy.

4. Design and Amenity

This application is for outline only with all matters reserved, save access. The design comments
relate to the high level principles of density and use of the land therefore in line with Policy EN 4
of the North Norfolk Core Strategy and the supporting guidance set out within the North Norfolk
Design Guide.

Land use

A minimum requirement of 1.84ha will be secured by way of planning obligation through a
Section 106 agreement and this is shown on the ‘Parameter Plan — Open Space, Movement
and Access’. The site totals 3.8ha and approximately 2 ha of the site comprise the developable
area.

Policy HO 7 requires that in Principle Settlements, which North Walsham is defined as in Policy
SS 1, that densities are not less than 40 dwellings per hectare. The National Planning Policy
Framework in paragraph 122 emphasises that decisions should support development which
makes efficient use of the land, specifically mentioning the desirability of maintaining an areas’
prevailing character and setting.

On the basis of a developable area of approximately 2ha and the provision of up to 54 dwellings
this would approximately translate to 27 dwellings per hectare. This would be well below the
minimum of 40 dwellings per hectare as prescribed by Policy HO 7, but, given the current
character and use of the site, the proposal would represent an efficient use of the land and is
therefore in accordance with Paragraph 122 of the NPPF.

Layout

The indicative layout demonstrates that there is sufficient space to provide a suitable dwelling
mix, with adequate gardens and room for parking provision. The indicative layout also seeks to
maximise connectivity through the site linking to the Weavers Way Cycle Path immediately
adjacent to the north of the site. This provides improved access from Station Road to the
Weavers Way Cycle Path. The indicative layout is considered to be in accordance with Policy
EN 4 and the guidance set out within the North Norfolk Design Guide.

A condition will be set out to ensure that the layout reflects the principles of the indicative layout.

Noise

Due to the proximity of the site to nearby railway line and the A149 to the north and the
swimming pool to the east concerns have been raised regarding noise. The indicative layout
and the proposed developable area are considered to be large enough to ensure that the
necessary mitigation can be undertaken. However, a Noise Impact Assessment is required to
be secured by way of condition to inform the layout of the proposal.
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Residential Amenity

Policy EN 4 states that_‘Proposals should not have a significantly detrimental effect on the
residential amenity of nearby occupiers and new dwellings should provide acceptable residential
amenity.’ The North Norfolk Design Guide in Paragraph 3.3.10 sets out minimum distances
between dwellings looking at different types of elevation based on the living accommodation
views that would be affected. Although this proposal is outline and the layout is indicative, it is
imperative to ensure that the quantum of development can be delivered on this site without
having a detrimental impact upon neighbouring residential properties and within the proposed
site itself.

Existing Residential development

The properties to the south east of the site, situated on the north of Station Road are two-storey
properties with large rear gardens. Based on the indicative layout, the proposal would be
approx. 30m window to window, which is well in excess of the minimum distances required in
the North Norfolk Design Guide.

The properties on the western boundary, along Oak Road are single storey bungalows with
limited amenity space. The distances here would be approximately 22m which would be
considered acceptable in

There is a standalone property off Oak Road, which is approximately 20m from the indicative

layout, however, it is considered that any arising impact can be mitigated through careful
consideration of layout at the Reserved Matters stage.

New Residential development
Some of the internal measurements between properties are below the distances set out within
the North Norfolk Design Guidance. However, the layout is indicative and it is unknown at this

stage the internal layouts of the dwellings. It is considered that this can be carefully designed to
mitigate any impact upon residential amenity.

Summary

Whilst the development represents a departure from Policy HO 7 in regard to density of
development, this is in accordance with the National Planning Policy Framework. Subject to a
condition, the indicative layout and the elements proposed are considered to be in accordance
with Policy EN 4 and the guidance set out within the North Norfolk Design Guide.

5. Open Space Provision

The Open Space Assessment 2019 calculator sets out that a scheme of 54 dwellings would be
required to provide the following on site provision:

e 1,220.00 sgm. (Amenity Green Space);
e 122.20 sgm. Play Space (Children).

The calculator also requires an off-site contribution towards the following:

e £16,380 towards Allotments equivalent to 733.20sgm.
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o £124,930 towards off-site Parks & Recreation Grounds equivalent to 1,344.20 sqgm.
£8,383 towards Play Space (Youth) equivalent to 114.34 sqgm.
e £37,100 towards Natural Green Space equivalent to 1,833 sgm.

This proposal seeks to provide a total of 18,840sgm. of Open Space on site which is inclusive of
the following:

A Locally Equipped Area of Play (LEAP): Minimum of 1,000sgm.
A Local Area of Play (LAP): Minimum of 100sgm.

An Outdoor Gym: Minimum of 500sgm.

Formal Planting: Minimum of 750sgm.

Amenity Green Space: Minimum of 13,0723sgm.;and

Retained and enhanced scrub: Minimum of 3,417sgm.

According to the definitions set out within Section 5.2 of the Open Space Assessment 2019 this
open space would meet the requirements of Amenity Green Space (AGS), Parks and
Recreation and Play Space (Children). As a result of the provision of Parks and Green Space
and Play Space for children being met on site, the following off site contributions are to be
sought:

o £16,380 towards allotments
o £8,383 toward Play Space (Youth)
o £37,100 towards Natural Green Space

The total open space overall exceeds the requirements of the Open Space Calculator, but
would result in a net-loss of open space due to the loss of the allocated open land area. This
has raised objections from Sport England who, despite the use of the land not being accessible
to the public, object on the basis that this would represent a departure from Para 99 of the
NPPF and that the proposal does not meet any of the exceptions set out within Sport England
Policy. However, they also raise that Norfolk County Football Association are keen for monies to
be directed toward a 3G Pitch in North Walsham.

The North Norfolk Open Space Study 2019 highlights that North Walsham has a significant
deficit of all typologies of open space. Particularly Allotments (deficit of 7.2 hectares), Amenity
Greenspace (deficit of 9.75 hectares) and Recreation Grounds (deficit of 5.14 hectares). This
scheme is providing additional Amenity Greenspace and Parks and Recreation Space. It is
important to ensure that off-site provision is made towards to allotments to meet this identified
need. However, the remaining off-site open space contributions are proposed to be directed
towards the provision of a 3G Pitch at North Walsham Football Club as follows:

e £16,380 towards allotments
e £45,483 towards the provision of a new 3G football pitch at North Walsham Football Club

Whilst the provision of this monies to the football club does not alleviate or overcome the
objections raised by Sport England, the existing playing field is closed to the public and the on-
site provision and the off-site contributions would provide a significant community benefit in
regard to accessible open space.

Within Sport England’s latest objection letter is a quote from the Norfolk Football Association
which assets that Station Road is used for recreational activity. However, Paston College have
provided evidence to suggest that the site has not been used since 2017. The Norfolk Football
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Association subsequently clarified their comments by confirming that no affiliated football is
being played at the facility.

Sport England maintain their objection and if Members make a positive recommendation then in
accordance with The Town and Country Planning (Consultation) (England) Direction 2009, the
application should be referred to the Secretary of State, via the National Planning Casework
Unit.

Whilst this proposal would result in the loss of a designated open land area and is therefore
contrary to policy CT 1 (as established in Section 1 of this report), this proposal seeks to provide
more open space on-site than is required by the Open Space Calculator and additional off-site
improvements which can both be secured through a legal agreement. It is therefore considered
to be in accordance with Policy CT 2 of the adopted North Norfolk Core Strategy.

6. Landscape and Trees

Policy EN 2 sets out that development proposals should demonstrate that their location, scale,
design and materials will protect, conserve and, where possible, enhance the following relevant
elements of the landscape:

o the special qualities of the distinctiveness of the area;

e distinctive settlement character;

¢ the pattern of distinctive landscape features, such as watercourses, woodland, trees and
field boundaries, and their function as ecological corridors for dispersal of wildlife; and

¢ the setting of, and views from, the North Walsham Conservation Area.

The site, together with Victory Leisure Centre, forms a linear area of open space. It is a notable
area of open undeveloped land west of the A149 within the main town settlement, and performs
an important function providing a green link between an established residential area and the
town centre. A total of a minimum of 1.84 hectares of the site will be retained as open space
areas will be secured through a Section 106 Agreement. This will go some way to ensure that a
significant area of the site is retained as open land and, furthermore, would ensure that the site
is accessible and usable for recreational purposes.

Trees and hedgerow

The Trees along Station Road are worthy of a Tree Preservation Order. No trees are proposed
to be removed as a result of this proposal and all will be retained and protected through the
construction of this site. A total of 37.6m section of hedge will be replaces with a new mixed
native hedge of the same length or greater.

Conditions will be required to ensure that no trees are lost through the construction of the
access road and a no-dig solution is to be agreed with the Highway Authority prior to the
commencement of the development.

Summary

Subject to conditions and the securing of the open space through a legal agreement, the
proposals are considered to be in accordance with Policies EN 2, EN 4 and EN 9 of the adopted
North Norfolk Core Strategy.
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7. Ecology

Policy EN 9 sets out that development proposals should protect the biodiversity value of the
land, maximise opportunities for restoration, enhancement and connection of natural habitats
and incorporate beneficial biodiversity conservation features where appropriate.

Policy EN 9 also states that development proposals which will cause a direct or indirect adverse
effect to nationally or regionally designated sites or protected species will not be permitted
unless:

e They cannot be located on alternative sites that would cause less or no harm;

¢ The benefits of the development clearly outweigh the impacts on the features of the site
and the wider network of natural habitats; and

e Prevention, mitigation and compensation measures are provided.

On-site ecology and biodiversity

The site proposed is currently amenity grassland, as a former playing field, surrounding by
scrub and rough grassland and semi-mature to mature trees. Three sections of hedgerow exist
on the site as well as a mature oak tree.

The ecological assessment as part of this site suggested that protected species, including great
crested newt, roosting bats, reptiles, water voles, otters and badger are absent from the site due
to the lack of suitable habitat. Notwithstanding the conclusions of the report, Landscape Officers
(North Norfolk District Council) consider the site does contain the potential for bat foraging and
that the scrub to the northern edge of the site is important ecologically. The report recommends
a number of enhancement measures and mitigation, but this is not considered to be sufficient to
mitigate the impact upon the potential loss of the shrub land.

As a result of this the applicant has sought to retain and enhance a minimum of 3,417sgqm of
scrub land and set this out on a parameters plan, which is to be secured through a legal
agreement as a minimum provision for any reserved matters application on this site.

Direct and Indirect impact upon designated sites

Policy EN 9 goes on to set out that development proposals that would cause a direct or indirect
adverse effect to nationally designated sites or other designated areas, or protected species will
not be permitted unless they cannot be located on alternative sites that would cause less or no
harm; the benefits of the development clearly outweigh the impacts on the features of the site
and the wider network of natural habitats; and prevention, mitigation and compensation
measures are provided.

A Shadow Habitats Regulation Assessment has been completed for the application by Hopkins
Ecology which states that the proposed development will have not have an impact on the
integrity of any International or European sites. The Shadow HRA has reached this conclusion
on the assumption that a significant effect is not considered likely and an Appropriate
Assessment has not been carried out.

Landscape Officers (north Norfolk District Council) consider that a likely significant effect cannot
be ruled out due to the in combination effects of recreational disturbance on the Broads, Norfolk
Valley Fens, East Coast and North Norfolk Coast ‘European Protected’ sites according to the
most up to date evidence gathered as part of the emerging Norfolk Green Infrastructure/
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Recreational Avoidance Mitigation Study (GI/RAMS) project. This project has calculated that the
Zone of Influence (ZOl) for recreational impacts arising from the in combination effects of
residential development for the Broads is 25km, the Norfolk Valley Fens is 15km, the East
Coast sites is 30km and the North Norfolk Coast is 42km.

Natural England have provided comment on the application and have not raised any objections,
however the Local Planning Authority is the Competent Authority under the Habitats
Regulations and is required to assess the application and the potential for likely significant effect
on European Sites.

Natural England have provided interim advice to local authorities (dated 12th August 2019)
regarding the emerging Norfolk GI/RAMS and the evidence based calculated ZOls. Natural
England anticipate that any new residential development within an identified zone will constitute
a likely significant effect on the sensitive interest features of the identified designated site
through increased recreational pressure, either when considered alone or in combination.

Following the comments raised by the Landscape Officers an updated Shadow Habitats
Regulation Assessment has been submitted within sets out a developer contribution will be
made towards the indirect impact upon European designated sites. This will be secured by way
of a Section 106 legal obligation.

Summary

Subject to conditions and a Section 106 obligation, as outlined above, the proposal is
considered to be in accordance with Policy EN 9 of the adopted North Norfolk Core Strategy.

8. Flood Risk

Policy EN 10 states that most new development should be located in Flood Zone 1, but that
development that is surrounding by areas of Flood Zone 2 and 3 will be treated as if it is in the
higher flood risk areas. Further, surface water drainage arrangements for dealing with surface
water runoff will be required and the preference is for Sustainable Drainage Systems.

This proposal is situated within Flood Zone 1 and the nearest area of increased flood risk is
situated approximately 2km to the north east of the site. The North West corner of the site is
susceptible to surface water flooding and the surrounding road network to the west and south
west of the site is particularly vulnerable to surface water flooding.

The Flood Risk Assessment submitted as part of this application sets out that a communal
infiltration basin is to be proposed within the North West corner of the site and permeable
paving and a filter trench will provide sufficient pollution control. The Flood Risk Assessment
demonstrates that the area would be suitable for an infiltration basin with adequate infiltration
rates being demonstrated through three tests. Further all new dwellings will be constructed
150mm above the surrounding ground level in line with best practice.

In regard to water quality, the site is located above a ‘Moderately Productive Aquifer’ indicating
that the ground beneath the site could allow groundwater to move. The Flood Risk Assessment
sets out that permeable paving and filter trenches will be used to ameliorate the pollution
potential from hardstanding parking areas.

The Flood Risk Assessment establishes that in principle the proposal will be able to mitigate the
increased surface run off from the development to ensure that there is no risk of flooding on site
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or an increase in flood risk nearby. Subject to condition to ensure that detailed drainage
proposals will form part of a reserved matters application, the proposal is considered to be in
accordance with Policy EN 10 of the adopted North Norfolk Core Strategy.

9. Environmental Considerations (Noise pollution, Light pollution, refuse and waste
and water quality).

Policy EN 13 sets out that all development proposal should minimise and, where possible
reduce all emissions and other forms of pollution and ensure no deterioration in water quality.

Contaminated Land

As part of this application a Preliminary Risk Assessment was carried out in regard to
contamination. This identified a number of potential plausible pollutant linkages that could
represent an unacceptable risk to sensitive receptors (future property, construction workers,
future residents and groundwater). The study concluded that the proposed use is a feasible use
for the site assuming mitigation, management and good practice is employed.

As such, a condition is required to ensure that any future intrusive investigation should comprise
the recovery of soil and groundwater samples as well as on-site ground gas monitoring via
boreholes investigation targets at key locations. Following this a risk assessment should be
undertake to establish if potential unacceptable risks to sensitive receptors are present at the
site.

Noise Pollution

Due to the proximity of the site to nearby railway line and the A149 to the north and the
swimming pool to the east concerns have been raised regarding noise. It is set out in Section 4
of this report that it is considered that when considering the site layout, developable area and
size of the site this impact can be mitigated. However, a Noise Impact Assessment is required
to be secured by way of condition to inform the layout of the proposal.

Light Pollution

No detail has been provided regarding external lighting, a condition would therefore be required
to ensure that there would not be a significant detrimental impact as a result of light pollution.

Archeology

A condition is required to secure that an archaeological scheme of investigation is undertaken
prior to the commencement of development to ensure that provision is made for the
preservation of important archaeological remains in accordance with Policy EN 8 of the adopted
North Norfolk Core Strategy.

Refuse and Waste

A condition would be required to ensure that a refuse and waste strategy is provided prior to the
construction of the development.

Summary

Subject to the aforementioned conditions the proposal is considered to be in accordance with
Policy EN 13 of the adopted North Norfolk Core Strategy.
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10. Other material planning considerations:

Wastewater and used water

Anglian Water have confirmed that they have capacity to take wastewater treatment at the North
Walsham Water Recycling Centre and used water within the existing sewerage system.

Minerals and Waste

The site is identified as being situated within a Mineral Safeguard Area. The Norfolk County
Council Minerals Core Strategy Policy CS16 ‘Safeguarding mineral and waste sites and mineral
resources’ sets out that the scheme should provide “appropriate investigations carried out to
assess whether any mineral resource there is of economic value, and if so, whether the material
could be economically extracted prior to the development taking place”.

As such, a condition would be required to ensure that a Mineral Resource Safeguarding
Assessment would be provided as part of the Reserved Matters application.

Major Hazard Zone

The site is not situated within a Major Hazard Zone as identified by the Health and Safety
Executive, however the site is located within 250m of an existing COMAH (Control of Major
Accident Hazards) (British Pipeline Agency) facility that could result in the nearby community
being exposed to odour, noise, dust and pests.

However, the response from the Health and Safety Executive states that they do not object to
the proposal. Cadent gas have also provided informative notes and raised no objection to the
proposal. Subject to careful consideration of the informative notes proposed, it is not considered
to result in an

Network Rail

Network Rail raised no comments through the original consultation period, but raised a number
of ‘issues’ during the second consultation period. It is the opinion of Officers that these issues
are largely generic and have been addressed through the negotiation period and can be
resolved between the grant of outline planning permission and the Reserved Matters
application. An informative note is proposed to ensure that the applicant address these issues
prior to the Reserved Matters application being submitted. This will ensure that when Network
Rail are consulted on the Reserved Matters application, all of their concerns have been
addressed.

Heritage:

It should be noted that the strict ‘no harm permissible’ clause in Policy EN 8 is not in strict
conformity with the guidance contained in the National Planning Policy Framework (NPPF). As a
result, in considering any proposal for the site the Local Planning Authority will need to take into
consideration Section 16, paragraph 199 of the NPPF. This requires that where a development
proposal will lead to ‘less than substantial harm’ to the significance of a designated heritage
asset, including any contribution made by its setting, this harm should be weighed against the
public benefits of the proposal, including securing its optimum viable use.
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The site is situated within close proximity to the North Walsham Conservation Area (approx..
150m to the north of the site). However, the North Walsham rail way line runs between the site
and the Conservation Area. This is raised and provides a clear separation between the site and
Conservation Area, both visually and the morphological development of the Town. There would
therefore be no impact upon the Historic Environment and is therefore in accordance with Policy
EN 8 of the North Norfolk Core Strategy.

11. Planning Obligations

A Section 106 is to be required to secure the following:

45% affordable housing on site

¢ A minimum of 18,840sgm. of Open Space on site which is inclusive of the following:
e A Locally Equipped Area of Play (LEAP): Minimum of 1,000sgm.

A Local Area of Play (LAP): Minimum of 100sgm.

An Outdoor Gym: Minimum of 500sgm.

Formal Planting: Minimum of 750sgm.

Amenity Green Space: Minimum of 13,0723sgm.;and
e Retained and enhanced scrub: Minimum of 3,417sgm.

e SPA/SAC visitor pressure monitoring and mitigation: £185.93 per dwelling

¢ Norfolk County Council Library provision: £4,050 (£75 per dwelling)

o £14,378 (£266.20 per dwelling towards the Weavers Way Trail, North Walsham Circular
Walks and Weavers Way County Wildlife Site.

e £16,380 off-site open space contributions towards allotments

o £45,483 off-site open space contributions towards the provision of a new 3G football pitch or
associated infrastructure at North Walsham Football Club

1no. fire hydrant per 50 dwellings to be provided required at a cost of £921 by way of planning
condition

12. Planning Balance and Recommendation

Section 38(6) of the Planning and Compulsory Purchase Act 2004 and section 70(2) of the Town
and Country Planning Act 1990 sets out that decisions must be taken in accordance with the
Development Plan unless material considerations indicate otherwise. The proposal to provide 54
dwellings on land designated as an Open Land Area and an Education Allocation represents a
departure from the Core Strategy and is contrary to Policies ED 1 of the Site Allocations
Development Plan and Policy CT 1 of the adopted North Norfolk Core Strategy.

In spite of this Material Benefits

Delivery of circa 54 new dwellings, which will boost the supply of housing in North Norfolk
45% affordable housing for General Needs accommodation

Open Space provision on site of 1.84 hectares

Open Space contributions to be provided towards allotments and towards the provision of
a 3G sports pitch at North Walsham Football Club and/or associated infrastructure
Employment opportunities during the development of the site

e Support the services and facilities of North Walsham

e Making an inaccessible area of open space accessible to the public
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e Highways improvement works to the junction of Station Road and Norwich Road.

In addition to this, the Paston Foundation have expressed that approximately £75,000 could go
towards secondary education in Norfolk per annum as a result of the predicted sales from this
development. Whilst it is important to recognise the aspirations of the Paston Foundation, Officers
cannot give this any weight in the decision making as this cannot be secured in any way and does
not meet the national tests for sound planning obligations.

Whilst the proposal represents a departure from the Development Plan, it is considered that the
material benefits would indicate that a departure is justified. Approval is therefore
recommended subject to conditions as considered necessary by the Head of Planning.

RECOMMENDATION
Part 1: Delegate authority to the Assistant Director of Planning to APPROVE subject to:

1) Referral of the application to the Secretary of State, viathe National Planning Casework
Unit, in accordance with The Town and Country Planning (Consultation) (England)
Direction 2009.

2) Satisfactory completion of a S.106 Planning Obligation to cover the following:

o 45% affordable housing on site
e A minimum of 18,840sgm. of Open Space on site which is inclusive of the following:
e A Locally Equipped Area of Play (LEAP): Minimum of 1,000sgm.
A Local Area of Play (LAP): Minimum of 100sgm.
An Outdoor Gym: Minimum of 500sgm.
Formal Planting: Minimum of 750sgm.
Amenity Green Space: Minimum of 13,0723sgm.;and
e Retained and enhanced scrub: Minimum of 3,417sgm.
e SPA/SAC visitor pressure monitoring and mitigation: £185.93 per dwelling
¢ Norfolk County Council Library provision: £4,050 (£75 per dwelling)
e £14,378 (£266.20 per dwelling towards the Weavers Way Trail, North Walsham Circular
Walks and Weavers Way County Wildlife Site.
e £16,380 off-site open space contributions towards allotments
£45,483 off-site open space contributions towards the provision of a new 3G football pitch at
North Walsham Football Club

3) Theimposition of the appropriate conditions to include:

1. Time Limit

2. Reserved Matters

3. Plans

4. Indicative layout

5. Hard and Soft Landscaping Plans

6. Contaminated Land

7. Noise Impact Assessment

8. Fire Hydrant

9. Construction Traffic Management

10. Construction Environmental Management Plan
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11.
12.
13.
14.
15.
16.
17.
18.
19.
20.
21.
22.
23.
24.

And any other conditions considered to be necessary by the Assistant Director of Planning.

Part 3:

That the application be refused if a suitable section 106 agreement is not completed within
4 months of the date of resolution to approve, and in the opinion of the Assistant Director
of Planning, there is no realistic prospect of a suitable section 106 agreement being

Arboricultural Impact Assessment

Access and Arboricultural Method Statement
Highways — Detailed Plans

Highways — On-site parking for construction workers
Highways — Completion of highways works
Highways — Highways to binder course
Highways — Visibility Splays

Highways — Off-site highway works

Flood Risk

Archaeology

10% renewable energy

Small mammal gaps

10 year tree protection

External lighting

completed within a reasonable timescale.
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Agenda Item 8

DEVELOPMENT MANAGEMENT PERFORMANCE UPDATE - TOBER 2021
1. Introduction:

1.1This report sets out performance in relation to the determination of planning
applications in both Development Management and Majors teams on the
basis of speed and quality of decision against national benchmarks. This
report is provided as an analogous report to the monthly reporting of The
Planning Portfolio Holder to Full Council. The report is provided on a monthly
basis going forward.

2. Background:

2.1 The table below sets out the current national performance targets as set by
Central Government as measured over a cumulative 24-month period.

Measure and type of Threshold and assessment period
application

Speed 60% of applications determined within 13 weeks
Major Development or an agreed extended deadline over a 24-month

cumulative period.
NB for EIA development this extends to 16
weeks or an agreed extended deadline.

Quality Not more than 10% of appeals overturned over a

Major Development 24 month cumulative period.

Speed of Non-major! 70% of applications determined within 8 weeks

Development or an agreed extended deadline over a 24 month
cumulative period.

Quality of Non-major Not more than 10% of appeals overturned over a

Development 24 month cumulative period.

3. Current Performance:

3.1 The current period for assessment runs from 2019 to 2021. Applications
performance data in relation to speed of decisions for Majors and Non-majors
is shown is shown below for quarters from October 2019 to June 2021, with
current position at end of August shown in the July to September 2021 quarter.

3.2 Major developments as measured under Table 151 of MCHLG guidance:
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Q1 Oct-Dec2019 7 2 4 4 1 86%
Q2 Jan-Mar 2020 5 0 4 3 2 60%
Q3 Apr-Jun 2020 6 0 6 6 0| 100%
Q4 Jul-Sep 2020 3 1 2 2 0| 100%
Q5 Oct-Dec 2020 7 2 5 5 0| 100%
Q6 Jan-Mar 2021 8 0 7 4 4 50%
Q7 Apr-Jun 2021 4 0 4 3 1 75%
Q8 Jul - Sep 2021 1 0 1 1 0| 100%
| total | 1] 5] 33| 28] 8| s0%|

Minimum level required

* EoT — Extension of Time Period for determination.

3.3 Performance in major developments remains stable, i.e. 20% above national
designation for intervention on performance measures. Officers and managers
are focused on performance improvements to ensure the figures move to the
95% mark.

Officers confirm a number of cases are now completing s106 negotiations and
that those active cases are subject to agreed time periods for determination.
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3.4 Non Major Performance as measured under Table 153 of MCHLG guidance:
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Q1| 297 168 112 91| 38| 87%
Q2| 259 143| 107 96| 20| 92%
Q3| 200 71 122( 110 19( 91%
Q4 182 44 131| 126 12| 93%

Q5[ 235 61] 155| 118| 56| 76%
Q6 [ 308 41| 178] 130| 137| 56%
Q7 [ 298 83| 123| 104| 111| 63%
Q8| 284 79] 169 158| 40| 83%

| [2063] 690] 1097] 933] 440] 79%]

| Minimum level required

* EoT — Extension of Time Period for determination.

Performance in non-major developments is improving in terms of speed; Q8
shows improvements to 83%, with month by month performance
improvements (noted below) and greater reliability in attaining decisions within
any agreed time period.

September;
88 decisions / 22 within 8 weeks / 61 EoT / 59 within EoT — 92% in time

August:

94 decisions / 14 within 8 weeks / 70 EoT / 67 within EOT — 86% in time
July:

102 decisions/ 43 within 8 weeks/ 48 EoT / 32 within EoT — 73.5% in time

Despite sustained improvement over the quarter it remains concerning that
two-year average for speed stands at 79%. Our target will continue to be
consistency around 95% of decisions in time.

3.5 Appeals performance data (the quality criteria) is defined as no more that
10% of all appeals against the Council’s decisions being overturned over via
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the appeal process over the same two-year period.

3.6 For major development appeals the current figure to September stands at
2.44%; this is single case overturned during the 2-year performance period.

3.7 For Non-Major development the figure is 0.54%; the appeals determined are
independently reported on a monthly basis to Development Committee,
members will be aware of the strong performance from the Council in this
area with a single case being overturned at appeal in August.

4.0 Influencing factors and actions

4.1 Capacity — When last speaking to members | offered to report on the number
of older cases held in the service’s live caseload. Current live case load of all
matters stands at 575 items; of those matters 60 Non Major & 34 Major
applications over 26 weeks are held

Within this context it is also relevant to consider the flow of work received and
determined (all applications). Officers had a total of 658 cases live “on hand”
when reporting in September, this is now reduced by to 575 cases. Capacity
will be focused on reducing older cases and our live cases on hand. This will
ensure lower caseloads and fewer older cases.

4.2 Software updates — No new software updates are expected in the near
future. Backlogs are resolved in the PPU team, validation and determination
is not generally delayed.

4.3 lliness — there have been no substantive absences through ilinesses to
report.

4.4 Consultations — A revised approach where officers and line managers
proactively consider cases and recommendations is now in place. Officers
are monitoring how many cases have been resolved by proactive action,
along with those cases which required more detailed input from technical
experts.

4.5 Key performance areas for improvement have been discussed and agreed
with the Director of Place and Climate Change, and The Planning Portfolio

holder:
o Extension of time period, no more extensions on validation.
Only on a bespoke case by case basis.
o Monitor any need to boost capacity in the short or longer term.
o Development of enhanced performance management reports
for Case Officers, Team leaders and Managers,
o Improved business process, to be delivered.
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5.0 Recommendations:

5.1 Members are asked to note the content of this report.
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Agenda Item 9

APPEALS SECTION

(a) NEW APPEALS

CORPUSTY — ENF/20/0095 - Operational development without planning permission
Manor Farm Barns, Norwich Road, Corpusty, NR11 6QD

For Mr Michael Walsh

WRITTEN REPRESENTATION

FAKENHAM - PO/20/0887 - Two detached dwellings (outline application with details of
access only - all other matters reserved)

Land At Barons Meadow, Barons Hall Lane, Fakenham NR21 8HB

For RPF Norfolk Ltd

WRITTEN REPRESENTATION

HIGH KELLING - PF/21/0428 - Dormer window extension to east side elevation
Penny Farthing, Cromer Road, High Kelling, Holt, Norfolk NR25 6QZ

For Mr Nigel Godden

FAST TRACK HOUSEHOLDER

KELLING - PF/20/1056 - Demolition of former Care Home buildings and erection of 8no.
dwellings, car parking, associated access and landscaping

Kelling Park, Holgate Hill, Kelling, Holt NR25 7ER

For Kelling Estate LLP

INFORMAL HEARING — Date TBA

SHEIRNGHAM - PO/20/1327 - Erection of single detached property within the garden and
adjacent to the existing property (Outline - detail of access only)

5 Meadow Way, Sheringham, NR26 8NF

For Mr Steve McDermott

INFORMAL HEARING- Date TBA

(b) INQUIRIES AND HEARINGS — IN PROGRESS

BRISTON - PF/19/1567 - Change of use of land for the stationing of 9 no. caravans for
residential use

Land North Of Mill Road, Briston

For Mr David O'Connor

INFORMAL HEARING - Date 14 October 2021

CLEY-NEXT-THE-SEA - ENF/18/0164 - Alleged further amendments to an unlawful dwelling
Arcady, Holt Road, Cley-next-the-Sea, Holt, NR25 7TU

for Mr Adam Spiegal

VIRTUAL INFORMAL HEARING 08 February 2021 — Deferred until after 31 March 2021 —
upon determination of newly submitted planning application

RYBURGH - ENF/20/0231 — Replacement Roof

19 Station Road, Great Ryburgh, Fakenham NR21 0DX
For Christopher Buxton and A E Simcock

INFORMAL HEARING - Awaiting confirmation of date

Page 33



(c) WRITTEN REPRESENTATIONS APPEALS - IN HAND

ALBY WITH THWAITE - PF/20/1532 - Erection of detached single-storey outbuilding for use
as garden room (part retrospective)

Field View, Alby Hill, Alby, Norwich NR11 7PJ

For Mr Karl Barrett

WRITTEN REPRESENTATION

ALDBOROUGH - EF/21/0972 - Lawful Development Certificate that the hybrid garden
annexe and associated concrete plinth foundation, concrete lattice (max 7sgm) or lightweight
lattice base falls under the definition of a caravan and its subsequent siting on a concrete
plinth foundation, concrete lattice (max 7sqm) or lightweight lattice base for use ancillary to
the main dwelling known as 1 Harmers Lane, Thurgarton, Norwich, Norfolk, NR11 7PF does
not amount to development so that Planning permission is not required

1 Harmers Lane, Thurgarton, Norwich, Norfolk NR11 7PF

For Victoria Connolly

WRITTEN REPRESENTATION

AYLMERTON - PF/20/1028 - Demolition of existing bungalow and erection of two
no.detached two-storey dwellings with attached garaging

Linda, The Street, Aylmerton, Norwich NR11 8AA

For Michael Bacon

WRITTEN REPRESENTATION

BLAKENEY - PF/20/1109 - Change of use and extension to existing storage barn to form
new dwelling; and meadow enabled to rare chalk grassland creation scheme

Agricultural Barn, Morston Road, Blakeney

For Mr D Broch

WRITTEN REPRESENTATION

BLAKENEY - PF/20/0614 - Subdivision of single dwelling to form two dwellings including
replacement white PVC doors and windows throughout and erection of a detached double
garage/cartshed for each dwelling, and conversion of existing detached garage to habitable
space for proposed 'Dwelling 2.

Galley Hill House, Langham Road, Blakeney, Holt NR25 7PR

For J Bunn Homes Ltd

WRITTEN REPRESENTATION

BODHAM — PP/21/0155 - Permission in principle for erection of one self-build dwelling
Land North Of Hurricane Farm Bungalow, Church Road, Lower Bodham, Norfolk
For Mr David Gay

WRITTEN REPRESENTATION

BRISTON — P0O/20/0718 - Demolition of existing 3 no. detached outbuildings, erection of
detached dwelling to rear, replacement detached garage to serve existing dwelling and
associated external works (Outline with all matters reserved)

30 Reepham Road, Briston, Melton Constable, NR24 2JL

For Mr Adam Kidd And Miss Katherine Richards

WRITTEN REPRESENTATION

CORPUSTY & SAXTHORPE - PU/20/0398 - Application to determine if prior approval is
required for change of use of agricultural building to a dwellinghouse (Class C3) and for
associated building operations

Barn At Valley Farm, Wood Dalling Road, Corpusty, Norwich NR11 6QW

For Mr George Craig

WRITTEN REPRESENTATION
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CROMER - PF/20/2073 - Conversion and extension (to provide first floor accommodation) of
an existing detached workshop/studio building into a self contained one bedroom dwelling
including solar panels, air source heat pump, private garden, vehicle parking, bicycle and
refuse storage provision.

61 Runton Road, Cromer, NR27 9AU

For Mr N Kohler

WRITTEN REPRESENTATION

FAKENHAM — PF/21/0192 - External access stairs to upper floor flat and removal of existing
34 Norwich Street, Fakenham, Norfolk NR21 9AE

For Mr D Perposhi

WRITTEN REPRESENTATION

FAKENHAM — LA/21/0193 - Works associated with new access stairs to upper floor flat and
removal of existing

34 Norwich Street, Fakenham, Norfolk NR21 9AE

For Mr D Perposhi

WRITTEN REPRESENTATION

HIGH KELLING — TW/20/0427 - To remove 2 pine trees as concerns over the safety and
close proximity to the dwelling, replacement trees could be planted in the woodland

Coach House At Voewood, Cromer Road, High Kelling, Holt NR25 6QS

For Mrs Sylvia Ackling

Fast Track

HINDRINGHAM - PF/19/1576 - Conversion of agricultural building to dwelling (Part
Retrospective)

Agricultural Building, Walsingham Road, Hindringham, NR21 OBT

For Mr Darren Woods

WRITTEN REPRESENTATION

ITTERINGHAM — PF/20/1715 - Change of use from holiday let to single dwellinghouse
The Muster, The Street, Itteringham, Norwich NR11 7AX

For Mr Joff Goodman

WRITTEN REPRESENTATION

KETTLESTONE — ENF/19/0094 - Erection of log cabin

Land South East Of Kettlestone House, Holt Road, Kettlestone, Norfolk
Mr and Mrs P & S Morrison

WRITTEN REPRESENTATION

LITTLE BARNINGHAM - PF/20/0855 - Demolition of existing dwelling and outbuildings;
erection of replacement single and part two storey dwelling

Church Cottage, The Street, Little Barningham, Norwich NR11 7AG

For Mr N Wedgwood

WRITTEN REPRESENTATION

STIFFKEY —= PF/20/1202 - Conversion of former army training buildings into four holiday lets
suitable for disabled persons

Former Army Buildings, Greenway, Stiffkey

For Mr Phil Harrison

WRITTEN REPRESENTATION
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THURGARTON - EF/21/0972 - Lawful Development Certificate that the hybrid garden annexe
and associated concrete plinth foundation, concrete lattice (max 7sgm) or lightweight lattice
base falls under the definition of a caravan and its subsequent siting on a concrete plinth
foundation, concrete lattice (max 7sgm) or lightweight lattice base for use ancillary to the main
dwelling known as 1 Harmers Lane, Thurgarton, Norwich, Norfolk, NR11 7PF does not amount
to development so that Planning permission is not required

1 Harmers Lane, Thurgarton, Norwich, Norfolk NR11 7PF

For Victoria Connolly

WRITTEN REPRESENTATION

(d) APPEAL DECISIONS - RESULTS AND SUMMARIES

CROMER - ADV/20/1701 - Upgrading of advertisement hoardings to digital display of static,
internally illuminated advertisements (instead of posters)

Land at Station Road Junction, Norwich Road, Cromer

For Wildstone Group Limited

WRITTEN REPRESENTATION — CAS (Commercial Appeals Service)

APPEAL ALLOWED

FAKENHAM — PU/20/1494 - Application to determine if prior approval is required for proposed
change of use of agricultural building to 2 dwellinghouses (Class C3)

West Barn, Laurel Farm, Thorpland Road, Fakenham, NR21 8NH

For C.E Davidson Farms Ltd

WRITTEN REPRESENTATION

APPEAL DISMISSED

FAKENHAM — PU/20/1495 - Application to determine if prior approval is required for proposed
change of use of agricultural building to 1no. dwellinghouse (Class C3)

East Barn, Laurel Farm, Thorpland Road, Fakenham, NR21 8NH

For C.E Davidson Farms Ltd

WRITTEN REPRESENTATION

APPEAL DISMISSED

HAPPISBURGH - PF/20/0778 — Single storey detached dwelling to rear of existing dwelling
and alterations to vehicular access

Old Police House, North Walsham Road, Happisburgh NR12 0QU

For Mr & Mrs Mullins

WRITTEN REPRESENTATION

APPEAL DISMISSED

SKEYTON - PF/21/0461 - Detached 3 bay car port/garage with annexe accommodation
above

Primrose Farm, Cross Road, Skeyton, Norwich, Norfolk NR10 5AN

For Mr M Heraud

FAST TRACK HOUSEHOLDER

APPEAL DISMISSED

(e) COURT CASES — PROGRESS AND RESULTS

None.
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