
Planning Committee
Monday, 9th January, 2017 at 9.30 am 

in the Committee Suite, King's Court, Chapel Street, 
King's Lynn

Reports marked to follow on the Agenda and/or Supplementary 
Documents

a) Decisions on Applications  (Pages 2 - 42)

To consider and determine the attached Schedule of Planning 
Applications submitted by the Executive Director.

Contact
Democratic Services 
Borough Council of King’s Lynn and West Norfolk
King’s Court
Chapel Street
King’s Lynn
Norfolk
PE30 1EX
Tel: 01553 616394
Email: democratic.services@west-norfolk.gov.uk
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Agenda Item 8a



  AGENDA ITEM 8/2(a) 

Parish: 
 

Stoke Ferry 

Proposal: 
 

Proposed residential development (29 dwellings) with minor 
demolition of former opening in boundary wall for access to plot 24. 
To include parking and access to existing village hall 

Location: 
 

Land between Bramcote House and Village Hall  Lynn Road  Stoke 
Ferry  Norfolk 

Applicant: 
 

Stoke Ferry Regeneration Ltd 

Case  No: 
 

16/00493/FM  (Full Application - Major Development) 

Case Officer: Mrs H Wood-Handy 
 

Date for Determination: 
15 June 2016  
Extension of Time Expiry Date: 
9 February 2017  
 

 
Reason for Referral to Planning Committee – Financial contribution exceeds £60,000 
 
 
 
Case Summary 
 
The site is located on the north east side of Lynn Road, Stoke Ferry adjacent to Stoke Ferry 
Village Hall.  The site is located in Stoke Ferry Conservation Area and opposite a row of 
Grade II Listed Buildings.  The site is allocated in part for residential development (minimum 
of 12 dwellings) via Policy G88.3 (Stoke Ferry – Land at Indigo Road/Lynn Road) of the Site 
Allocations and Development Management Polies Plan (SADMP) 2016. 
 
The proposal is for Residential development of 29 dwellings within minor demolition to the 
boundary wall to form access to Plot 25 and to include parking and access for the existing 
village hall.  The site would be accessed from Lynn Road and would be a cul-de-sac 
culminating at the north east part of the site with a pedestrian link through to Indigo Road.  
The proposal encompasses the provision of open space in three locations across the site 
and provision would be made for a 26 space car park to serve the Village Hall.  Dwellings 
would be mainly two storey with Plots 21 – 23 fronting Lynn Road being 2.5 storeys to reflect 
the more prominent Listed Building to the south of the site. 
 
Key Issues 
 
Principle of development 
Form and character and impact on Heritage Assets 
Highways 
Neighbour amenity 
Affordable housing 
Ecology 
S106 matters 
Another matters requiring consideration prior to the determination of the application. 
 
Recommendation 
 
A) APPROVE subject to conditions and the completion of a S106 Agreement within 4 
months of the date of the Committee resolution. 
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B) In the event that the S106 is not completed within 4 months of the date of the Committee 
resolution, REFUSE on the failure to secure county contributions, open space provision and 
maintenance, SuDS maintenance and the village hall car park. 
 
 
 
THE APPLICATION 
 
The site is located on the north east side of Lynn Road, Stoke Ferry adjacent to Stoke Ferry 
Village Hall.  The site is located in Stoke Ferry Conservation Area and opposite a row of 
Grade II Listed Buildings.  The site is allocated in part for residential development (minimum 
of 12 dwellings) via Policy G88.3 (Stoke Ferry – Land at Indigo Road/Lynn Road) of the Site 
Allocations and Development Management Polies Plan (SADMP) 2016. 
 
The proposal is for Residential development of 29 dwellings within minor demolition to the 
boundary wall to form access to Plot 25 and to include parking and access for the existing 
village hall.  The site would be accessed from Lynn Road and would be a cul-de-sac 
culminating at the north east part of the site with a pedestrian link through to Indigo Road.  
The proposal encompasses the provision of open space in three locations across the site 
and provision would be made for a 26 space car park to serve the Village Hall.  Dwellings 
would be mainly two storey with Plots 21 – 23 fronting Lynn Road being 2.5 storeys to reflect 
the more prominent Listed Building to the south of the site. 
 
 
SUPPORTING CASE 
 
Physical context  
 
This site comprises approximately 1.17ha on the brownfield site of a former commercial 
premises between Lynn Road and Furlong Road, partially within the Conservation Area of 
Stoke Ferry. 
 
The A134 by-pass takes the majority of traffic around Stoke Ferry, and Lynn Road has 
become a quiet approach to the village centre. 
 
Existing buildings along Lynn Road and Furlong Road are mostly of 18th/19th century 
houses and cottages. Storey heights vary, but are mostly of two storeys with some 20th 
century infill bungalows.  Materials comprise a mixture of chalk, cobble, flint and some 
render, with buff and red-brown brick, with red-orange pantiles and some slated roofs. 
 
Brief 
 
The brief is to deliver a mix of dwellings of a design which is sympathetic to the Conservation 
Area of Stoke Ferry, and to provide car-parking access to the Village Hall. 
 
Planning history 
 
Records indicate no previous planning applications for developing this site. 
 
Evaluation 
 
The site comprises vacant land between Lynn Road (the site of two petrol pumps) and a 
recent social housing development to the North.  
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An historic wall attached to the Village Hall comprises part of the site and is to be retained 
and incorporated into the proposal. 
 
Across Lynn Road from the site is the Grampian Foods production facility (formerly Favor-
Parker). 
 
The existing Village Hall is in need of permanent off-road parking and access, and 
agreement has been made for the provision of a new car-park and vehicular entrance off the 
access road to be incorporated into the scheme.  
 
Photographs show that the site was cleared of buildings in the early 2000’s and has 
remained vacant since. The site contains spoil heaps from various clearances and 
excavations and which are understood to contain asbestos and potential hydrocarbon 
contamination associated with the former use as a filling station. The treatment and removal 
of these is considered in an accompanying soil contamination and remedial works report. 
 
The contaminated site is in need of significant remediation costs in bringing forward this 
proposal, such that the applicant considers that the requirement for provision of a proportion 
of affordable homes would make the commercial viability of the development unreasonable. 
A viability statement which contains confidential financial information is submitted in support 
of this application and the applicant requests that the policy requirement is withdrawn on this 
occasion. 
 
The previous scheme on adjoining land to the North is a wholly affordable scheme, and this 
scheme proposes to provide a pedestrian/cycle link from that site to the village as a shorter, 
safer, route to village facilities. 
 
Design 
 
The intention of the design is to produce a variety of houses which deliver much-needed 
family homes whilst respecting the appearance, massing, and scale of the assortment of 
houses along Lynn Road in materials which ‘fit in’ to the locality and which are designed to 
modern standards of energy efficiency. 
 
Access 
The site lies partially within the Conservation Area of Stoke Ferry, and is a short walk to bus 
stops for bus services to Kings Lynn, Brandon, and Thetford, which have regional rail and 
bus links. Dedicated parking spaces are provided within the curtilage of the properties to 
Norfolk County Council standards. 
 
Access to and within the building will be provided in accordance with Building Regulations 
standard requirements. 
 
 
PLANNING HISTORY 
 
08/02642/F:  Application Permitted:  03/03/09 - Variation of Condition 11 of Planning 
Permission 06/02248/F to permit a scheme for the provision and implementation of 
contamination investigation to be undertaken in a phased manner  
 
06/02248/F:  Application Permitted:  15/12/06 - Construction of mixed housing development 
comprising 4x3 bed, 2x4 bed and 2x5 bed dwellings of detached, terrace and semi-
detached, two and three storey construction together with associated new private road, 
landscaping, car ports and parking  
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06/02247/CA:  Application Permitted:  15/12/06 - Demolition of existing buildings on site  
 
 
RESPONSE TO CONSULTATION 
 
Parish Council: SUPPORT subject to: 
 
1. The Village Hall Car Park must be completed prior to building works commencing; 
 
2. Could the access road to the village hall car park be tarmacked to at least the corner of 
the building; 
 
3. The pedestrian gate onto the road should be fitted with a lock to ensure the safety of your 
children; 
 
4. Concern was raised that the additional places needed at the Academy were being 
understated.  The documents show only two available spaces and with 29 dwellings more 
space would be needed. Little Oaks Nursery is full and therefore additional accommodation 
may be needed there.  Also, could S106 money be allotted to both facilities; 
 
5. Could it be confirmed that there was an independent Environmental Assessment. 
 
Highways Authority: Amended plans – NO OBJECTION - Whilst we accept the planning 
authority needs to take a balanced view in determining the application we are disappointed 
that the current layout does not address our earlier concerns.  The proposed layout is likely 
to result in on-street parking in front of plots 21-24 close to a bend where forward visibility for 
vehicles travelling west is restricted.  Such on-street parking would result in eastbound 
vehicles having to move out into the opposing traffic lane to pass the parked vehicles and in 
doing so approach the westbound traffic in the same lane around a bend where visibility is 
restricted.  Whilst we accept some degree of on-street parking may already occur connected 
with the existing village hall, the likelihood is this parking will not extend so close to the bend 
and will not be a habitual.  On-street parking associated with the development will increase 
the potential for vehicle conflict where forward visibility is limited and increase the propensity 
for future personal injury accidents, to the detriment of highway safety. 
 
The layout also does not widen the footway as requested.  Given the existence of local 
services (pub, shop, bus stop and playing field) to the west of the site there is a realistic 
expectation that residents will use the existing footway.  Our recommendation remains that 
the footway should be widened across the whole of the site frontage and the length of 
narrow footway be minimised.  Even if the footway in front of the wall was widened to a 1.5m 
this would provide a significant improvement to pedestrian provision.   
 
Should the Planning Authority be minded to support the application in its current form we 
acknowledge that whilst it will not be highway an alternative pedestrian route from the 
development to the existing footway (west of the village hall) does exist through the village 
hall car park.  Whilst waiting restrictions should not be used as a get out clause for 
inappropriate design if the current layout is supported then in this instance it will be essential 
that the securing of waiting restrictions on Lynn Road be conditioned to prevent the potential 
for vehicle conflict as described above. 
 
Recommend conditions regarding road details, visibility splays, construction traffic 
management plan, traffic regulation order 
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NCC – Planning Obligations: NO OBJECTION subject to provision of education and library 
contributions and fire hydrant. 
 
Historic England: Originally OBJECTED to the Scheme however following the receipt of a 
Heritage Statement and amended plans consider that the location of the car park provides a 
buffer between the new units and the industrial buildings to the south and that the 
simplification in design of Plots 21 – 24 and their relocation further towards the road 
reinforces the sense of enclosure that characterises this part of the Conservation Area. NO 
OBJECTION. 
 
Historic Environment Service: NO OBJECTION subject to conditions regarding 
archaeological investigation and mitigation. 
 
Natural England: No Comment 
 
Internal Drainage Board: No Comment 
 
Anglian Water: NO OBJECTION 
 
NCC – LLFA: No Comment 
 
Environment Agency: NO OBJECTION subject to conditions regarding contamination 
investigation, surface water drainage and piling  
 
Environmental Health & Housing – Environmental Quality: Following receipt of revised 
information, NO OBJECTION subject to conditions regarding contamination investigation 
and remediation. 
 
CSNN: NO OBJECTION subject to conditions regarding Noise Protection (as a result of the 
nearby factory),air source heat pumps and construction management plan. 
 
Arboricultural Officer: NO OBJECTION subject to condition requiring the application to be 
development to be implemented in accordance with the Arboricultural Report. 
 
Commercial Services – Green Space Officer: Provides comments regarding the location 
of open space, maintenance, screening and planting. 
 
Housing Strategy Officer: At present a 20% affordable housing provision is required on 
sites capable of accommodating 5 or more dwellings and/or 0.165ha in Stoke Ferry. This is 
then further split into 70% being made available for rent and 30% for shared ownership or 
any other intermediate product that meets the intermediate definition within NPPF, meets an 
identified need in the Borough and is agreed by the Council.  This means that ordinarily a 
contribution of 6 affordable dwellings, 4 for rent and 2 for shared ownership would be 
required. 
 
However having assessed the information submitted by the applicant, I am satisfied that due 
to the abnormal decontamination costs, it is not viable to provide all the contributions 
required by policy. I am aware there are also contributions due towards education, play area 
equipment, the village hall and libraries.  However, it is worth noting that Policy G88.3 of the 
emerging Site Allocations and Development Management Policies only includes the 
requirement for affordable housing and a financial contribution towards the Village Hall. 
 
I have assessed the viability on 3 scenarios; 
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1. All S.106 obligations included – With all contributions included, it is not viable to provide 
any affordable housing and there is still a deficit of over £80k.  This suggests that it is not 
viable to develop the site with the required contributions towards education, libraries, and 
play area equipment. 
 
2. All obligations removed except Affordable Housing and contributions to the village hall - 
Based on this scenario, it would be viable for a reduced affordable housing contribution of 2 
shared ownership dwellings (a 2 bed house and a 3 bed house) to be provided in 
accordance with the policy 
 
3. Reduced S106 obligations towards Education, play area equipment, libraries -  This 
scenario shows that it would be viable to provide contributions equating to around a sixth of 
the original amount including 1 shared ownership dwelling (2 bed house) 
 
It is accepted that due to the abnormal contamination/remediation costs associated with the 
site that the proposed development cannot bear all of the S.106 obligations. Ultimately 
therefore  there is a planning balance to be struck between providing a reduced amount 
across all S.106 obligations/requirements (subject to NCC agreement) or if it is considered 
more important to achieve more Affordable Housing albeit still less than policy requires at 
20% and no other obligations apart from the village hall contributions (option 2 above).  
 
Norfolk Constabulary: Overall the layout is acceptable and provides an acceptable level of 
natural surveillance.  Provides SBD advice. 
 
 
REPRESENTATIONS 
 
THREE letters of OBJECTION regarding the following (to original and amended plans): 
 

• Overlooking and loss of privacy; 
• Loss of view; 
• Devaluation of property; 
• Increase in traffic; 
• Requires screening to provide security; 
• Site would be of more benefit to the village if it was turned into open space; 

 
Stoke Ferry Village Hall Committee –  
 
No particular objection provided that: 
 
a) the proposed car park and access road thereto are completed to our satisfaction prior to 
the erection of any dwellings on the development site and all requisite rights of way, 
easements and similar issues are properly secured; 
 
b) If any waste from the development site is buried beneath the proposed car park, the 
Village Hall and its Trustees and Committee Members must be absolved from all and any 
current and future liabilities attributable to such burial and/or its consequences; 
 
c) The developers must fully comply with the undertakings already proposed to us whereby 
the Village Hall will receive a financial donation related to the number of residential dwellings 
to be built on site, such compliance to be underwritten by legal agreement. 
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The developers have previously failed to comply with a contract, purportedly enshrined 
within a S106 agreement to acquire the existing Hall and provide us with a new building. 
 
In the light of such experience, we clearly have some reservations regarding the intentions of 
the developers to meet their obligations, although recent discussions between parties have 
been amicable and constructive.  Nevertheless, we hope, and expect, that the Borough 
Council will do all in its power to ensure that the interests of the Village Hall and those of the 
local population who make use of this facility, are adequately safeguarded during 
consideration of the application. 
 
Update – The Village Hall Committee have agreed a lease agreement with the developer.  
The Committee confirms that it has received the first tranche of the donation £10,000) in 
June 2016. 
 
 
NATIONAL GUIDANCE  
 
National Planning Policy Framework – sets out the Government’s planning policies for 
England and how these are expected to be applied. 
 
National Planning Practice Guidance - Provides National Planning Practice Guidance, in 
support of and in addition to the NPPF 
 
 
LDF CORE STRATEGY POLICIES 
 
CS01 - Spatial Strategy 
 
CS02 - The Settlement Hierarchy 
 
CS06 - Development in Rural Areas 
 
CS08 - Sustainable Development 
 
CS09 - Housing Distribution 
 
CS11 - Transport 
 
CS12 - Environmental Assets 
 
CS13 - Community and Culture 
 
CS14 - Infrastructure Provision 
 
 
SITE ALLOCATIONS AND DEVELOPMENT MANAGEMENT POLICIES PLAN  
 
DM1 – Presumption in Favour of Sustainable Development 
 
DM2 – Development Boundaries 
 
DM15 – Environment, Design and Amenity 
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DM16 – Provision of Recreational Open Space for Residential Developments 
 
DM17 - Parking Provision in New Development 
 
 
OTHER GUIDANCE 
 
Stoke Ferry Parish Plans  
 
 
PLANNING CONSIDERATIONS 
 
The main issues are: 
 

• Principle of development 
• Form and character and impact on Heritage Assets 
• Highways 
• Neighbour amenity 
• Affordable housing 
• Ecology 
• S106 matters 
• Another matters requiring consideration prior to the determination of the application. 

 
Principle of development 
 
Stoke Ferry is a Key Rural Service Centre (KRSC) as defined by Policy CS02 of the Core 
Strategy 2011 where residential development that is appropriate to the scale and nature of 
the settlement is acceptable in principle.  Part of the site lies within the village development 
boundary and the Conservation Area (fronting onto Lynn Road) and the remaining area of 
the site is an allocation of the Site Allocations and Development Management Policies Plan 
2016 – Policy G88.3 Stoke Ferry – Land at Indigo Road/Lynn Road. Policy G88.3 is 
allocated for at least 12 dwellings.  Development will be subject to compliance with the 
following: 
 
1. Submission of a detailed contamination assessment in accordance with the requirements 
of the NPPF and the Environment Agency’s ‘Guiding Principles for Land Contamination’ 
 
2. Safe access and visibility being achieved to the satisfaction of the local highways 
authority; 
 
3. Submission of details showing how sustainable drainage measures will integrate with the 
design of the development and how the drainage system will contribute to the amenity and 
biodiversity of the development. A suitable plan for the future management and maintenance 
of the SUDS should be included with the submission; 
 
4. Land to the west of the village hall will be allocated for a c.26 car space car park. 
Submission of a suitable plan for the future management and maintenance of the car park; 
 
5. Submission of an agreed schedule for financial contributions to the village hall community 
facility. 
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6. Provision of affordable housing in line with the current standards. 
 
7. Careful design ensuring that development conserves and enhances the conservation 
area. 
 
The proposal is for 29 dwellings which incorporates the allocation as well as land fronting 
Lynn Road.  The policy allows for an increase in numbers provided that all elements of the 
policy are satisfied. 
 
The proposal has been amended since originally submitted and it is considered that the 
proposed development complies with Policy G88.3 outlined above. 
 
Form and character and impact on Heritage Assets 
 
The site is located in Stoke Ferry Conservation Area and is located to the north east of 
Grade II Listed Buildings (fronting Lynn Road).  The site slopes from the north east to the 
south west with higher land being at the Indigo Road end of the site.   
 
In this location, the area is dominated by the Favor Parker Factory to the southwest of the 
site which does little to enhance the character and appearance of the Conservation Area.  
The application site is currently vacant land bar the village hall.  The proposal seeks to 
create a street scene emulating the existing close knit network of streets within the 
Conservation Area.  Access to the site would be at the southern tip with an estate road 
leading to the north of the site. The proposed Lynn Road frontage has been amended so 
that the terrace of dwellings become 2 1/2 storey which are consistent with the form and 
scale of the Grade II Listed Buildings to the south of the site.  Plot 24 adjacent to the Village 
Hall would be set back behind the existing historic wall (which will be repaired) with the 
reopening of an entrance in the existing wall.  To the north of the Village Hall, the existing 
brick/flint/chalk wall would be retained and repaired with the proposed village hall car park 
set behind it.   
 
The design of the units, incorporating detached and terraced units across the site, are simple 
in form utilising traditional proportions, porches and a pallete of materials (timber joinery, buff 
brick, flint detailing, clay pantile) that is consistent with character and appearance of the 
Conservation Area.  Flint would be used in key gable walls that are visible in the 
Conservation Area.  The positioning of dwellings follow the estate road with courtyard areas 
to the centre and top end of the site.  The number of dwellings is maximised without harming 
the form and character of the locality and the use of frontages and key walls adds interest.  
Play areas (compliant with Policy DM16) would be located adjacent to the village hall and to 
the north of the site between Indigo Road and the proposed development with an area of 
open space to Lynn Road which would enhance the development entrance.  Whilst the 
comments of the Greenspace Officer are note, the site is constrained and thus the locations 
of the open space subject to detail are acceptable. 
 
On receipt of amended plans, Heritage England and the Conservation Officer raise no 
objection and consider that the development would make a positive contribution to the street 
scene and overall Conservation Area.   
 
The proposal is considered acceptable and complies with the NPPF, Policies CS08 and 
CS12 of the Core Strategy 2011 and Policy DM15 and DM16 of the SADMP Plan 2016. 
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Highways 
 
The access and layout have been revised in accordance with highways comments 
throughout the application life and overall, NCC raises no objection.  However, there remain 
outstanding issues relating to the footpath to Lynn Road and the parking requirements of 
Plots 21 – 24 which require highways requirements to be balanced against the duty to 
preserve and enhance the Conservation Area. 
 
NCC Highways consider that the proposed layout is likely to result in on-street parking in 
front of plots 21-24 close to a bend where forward visibility for vehicles travelling west is 
restricted. 
 
Such on-street parking would result in eastbound vehicles having to move out into the 
opposing traffic lane to pass the parked vehicles and in doing so approach the westbound 
traffic in the same lane around a bend where visibility is restricted.  Whilst it is accepted that 
some degree of on-street parking may already occur connected with the existing village hall, 
it is considered that the likelihood is this parking will not extend so close to the bend and will 
not be a habitual occurrence.  On-street parking associated with the development will 
increase the potential for vehicle conflict where forward visibility is limited to the detriment of 
highway safety. 
 
Further, the layout also does not widen the footway as requested.  Given the existence of 
local services (pub, shop, bus stop and playing field) to the west of the site there is a realistic 
expectation that residents will use the existing footway.  Thus NCC’s recommendation 
remains that the footway should be widened across the whole of the site frontage and the 
length of narrow footway be minimised.  Even if the footway in front of the wall was widened 
to a 1.5m this would provide a significant improvement to pedestrian provision.   
 
Whilst it is appreciated that Lynn Road is narrow in this location, the nature of the 
Conservation Area is such that dwellings are positioned close to the road and not set back.  
If a layby is provided to the front of Plots 21-23 as suggested, it would result in an alien 
feature in the street scene.  Further, given that these units are serviced from the rear (off the 
proposed access drive) with adequate parking, it is not considered necessary for a layby to 
be provided.  Also this can be mitigated against by securing waiting restrictions on Lynn 
Road (via condition) as set down in the NCC response. 
 
With regard to the request for footpath widening, there is no land available within the 
highway that could accommodate footpath widening which means that it would have to be 
accommodated on site.  However, this would result in the loss of the historic walls bordering 
the proposed car park and Plot 24.  Given that there is an alternative footpath route 
proposed within the development i.e. via the access road and proposed car park, on this 
occasion, NCC’s request cannot be accommodated in the interests of the character and 
appearance of the Conservation Area. 
 
NCC accepts that a balanced approach has had to be taken and overall, raise no objection 
subject to conditions.  The proposal therefore accords with Policy CS11 of the Core Strategy 
2011 and Policy DM15 of the SADMP Plan 2016 
 
Neighbour amenity 
 
In terms of external relationships with neighbouring properties, the scheme has been 
amended to prevent loss of privacy and amenity to neighbours directly abutting the site, 
particularly Plot 20 to the south of the site where the south gable first floor windows have 
been removed in entirety to prevent overlooking. 
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The relationships between Plots 3, 4, 26, 28 and 29 to properties to the west are considered 
acceptable. Further distances between Plots 1 – 3 to the properties to the north/north-west 
are also considered acceptable. 
 
Given the separation distances and existing planting between existing and proposed 
properties, the proposed development give rise to limited overshadowing and would not be 
overbearing.  Finished floor levels are consistent with existing levels given that it is a sloping 
site. 
 
The proposal would comply with Policy CS08 of the Core Strategy 2011 and Policy DM15 of 
the SADMP Plan 2016. 
 
Affordable Housing 
 
The site exceeds the threshold for affordable housing and thus 20% provision is required in 
accordance with Policy CS09 of the Core Strategy 2011 which equates to 6 affordable 
dwellings (4 for rent and 2 shared ownership). 
 
However, the Applicant has submitted a viability report which demonstrates that due to 
abnormal decontamination costs, it is not viable to provide all contributions required by the 
policy.  The viability assessment submitted was on the basis that no education contributions 
were required (an NCC letter submitted with the application demonstrated as such), financial 
contribution to the village hall and library contribution.  
 
The Housing Strategy Officer accepts that not all policy requirements can be provided (on 
the basis of the viability assessment and additional education contributions (£81, 508) but 
sets out three options: 
 
1. All S.106 obligations included – With all contributions included, it is not viable to provide 
any affordable housing and there is still a deficit of over £80k.  This suggests that it is not 
viable to develop the site with the required contributions towards education, libraries, and 
play area equipment. 
 
2. All obligations removed except Affordable Housing and contributions to the village hall - 
Based on this scenario, it would be viable for a reduced affordable housing contribution of 2 
shared ownership dwellings (a 2 bed house and a 3 bed house) to be provided in 
accordance with the policy 
 
3. Reduced S106 obligations towards Education, play area equipment, libraries -  This 
scenario shows that it would be viable to provide contributions equating to around a sixth of 
the original amount including 1 shared ownership dwelling (2 bed house) 
 
On this basis, with reduced contributions, affordable housing could be provided.  However, 
having spoken with the Environmental Quality Team, the site is a heavily contaminated 
brownfield site and the contamination costs advanced are conservative at best and are likely 
to significantly increase.  With this in mind, Officer’s consider that the provision of affordable 
housing, on this occasion, should not be required.   The Agent is revisiting costs and will be 
submitting a revised Viability Assessment which will be reported as Late Correspondence.  
The Housing Strategy Officer will provide comments accordingly. 
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Ecology 
 
An Extended Phase 1 Ecology survey has been undertaken which identifies that there are 
bat roosts within the off-site village hall and potential for bats in trees within the site.  It has 
been identified that additional surveys are required in the form of three static nocturnal 
emergence/return to roost bat surveys and three nocturnal transect surveys. Additional 
recommendations relate to working method statements (precautionary approaches) for bats 
– tree roosts, nesting birds, reptiles, badger and hedgehog.   
 
Natural England makes no comments but advises that where protected species may be 
affected Standing Advice is used. In this case, the Phase 1 survey concludes that further 
surveys are required to determine the impact on bats present offsite in the Village Hall. 
 
The European Habitats Directive (the Directive) prohibits activities such as the deliberate 
capturing, killing or disturbance of protected species, subject to derogation in specific and 
limited circumstances. 
These requirements are enforced in England and Wales by the Conservation of Habitats and 
Species Amendment Regulations 2012 (the Regulations) and any derogation is regulated 
and overseen by a system of licensing administered by Natural England (NE). 
 
In exercising its functions, including determining planning applications, a Local Planning 
Authority (LPA) is required to have regard to the requirements of the Habitats Directive in so 
far as they may be affected by the exercise of those functions. It is not the role or 
responsibility of the LPA to monitor or enforce NE’s obligations under the Regulations. 
However, if a development proposal could potentially result in a breach of the Directive, the 
LPA is required to form a view on the likelihood of a licence being granted under the 
Regulations by NE in order to fulfil its own obligation to have regard to the Directive 
requirements. 
 
NE will only grant a licence if satisfied that the three statutory tests prescribed under the 
Directive and the Regulations have all been met. 
 
The tests are: 
 
1. There are imperative reasons of overriding public interest (IROPI); 
 
2. There are no satisfactory alternatives; and  
 
3. It would not be detrimental to the maintenance of the population of the species at 
favourable conservation status. 
 
The obligation on the LPA is to consider the likelihood of a licence being granted by NE, not 
to determine definitively whether or not the licence will, in fact, be granted. It therefore has to 
review the three tests, in the context of a planning application, to then form a view on the 
likelihood of NE granting a derogation licence under the Regulations. 
 
In this case, an Extended Phase 1 habitat survey concluded that there was potential for 
impacts to bats requiring further emergence/return and transect surveys. 
 
The LPA can therefore conclude that there is the possibility of protected species present on 
the site and that if development were to proceed there is the possibility of a breach of the 
Directive. 
 
LPA consideration of the tests: 
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1. IROPI - NE’s guidance advises that IROPI can potentially include developments that are 
required to meet or provide a contribution to meeting a specific need such as complying with 
planning policies and guidance at a national, regional and local level.  In this case, the site is 
allocated for development by Policy G88.3 of the Site Allocations and Development 
Management Policies Plan 2016 and thus contributes to the Council’s deliverable supply of 
housing. 
 
2. No satisfactory alternatives – this is an allocated site of the Site Allocations and 
Development Management Policies Plan 2016. 
 
3. Population maintenance - it appears to be unlikely that development of this land, subject 
to mitigation measures specified will affect the conservation status of the protected species. 
In addition, the offsite village hall is to be retained. 
 
The LPA can therefore reasonably form the view, from the information submitted to it for this 
planning application, that NE would not be unlikely to grant a derogation licence under the 
Regulations in relation to this development. 
 
The proposal therefore complies with the NPPF and Policy CS12 of the Core Strategy 2011. 
 
S106 matters 
 
In accordance with Policy CS14 of the Core Strategy 2011, the County Council seeks 
contributions towards self-contained class space provision at All Saints Academy (£81, 508) 
as well as £2175 towards the mobile library service for Stoke Ferry.  A fire hydrant is 
required which can be secured by condition. 
 
Open space is required in accordance with Policy DM16 of the SADMP Plan 2016 which 
shall include play equipment as well as maintenance.  Similarly, SuDS design can be 
conditioned but maintenance is required to be included in the S106. 
 
The Village Hall Car Park needs to be secured in perpetuity and the surety that the 
community facility will be delivered early. Therefore clauses will be required within the S106. 
 
The Applicant has made a voluntary contribution of £20,000 to the Village Hall for 
improvements.  The Village Hall Committee has confirmed that £10,000 has already been 
paid with a remaining payment outstanding.  These matters are separate to the S106 
process and would not be included within the legal agreement.  
 
Another matters requiring consideration prior to the determination of the application 
 
The site is a brownfield site (former petrol station) and the submission of the Desk Study 
clearly identifies that several sources of contamination are present on site which have the 
potential to adversely affect human health.  Environmental Quality raise no objection but In 
accordance with the NPPF, conditions regarding contamination investigation/remediation 
and unexpected contamination are proposed. 
 
The site is located above a Principal/Secondary Aquifer and a protected groundwater and 
drinking water area.  The EA raise no objection however because of the potential level of 
contamination on site which could impact on groundwaters, conditions are required  
regarding contamination investigation (similar to those outlined above) as well as surface 
water drainage, piling and foundation design. 
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The site is located in Flood Zone 1, the lowest risk flood zone.  A drainage strategy has been 
submitted which incorporates SuDS in various locations across the site including permeable 
paving to private and shared driveways, soakaways, highway soakaways and rainwater 
harvesting.  Foul water would be to the existing sewer network. The exact details foul and 
surface water drainage/SuDS shall be secured via condition in accordance with Policy CS08 
of the Core Strategy 2011.  The LLFA (statutory consultee) and IDB raise no objection. 
 
With regard to archaeology, the proposed development sits adjacent to the site of an 
inhumation of unknown date. The burial was uncovered during the construction of the factory 
to the south in 1963, and was provisionally dated to the Neolithic, based on initial analysis by 
staff at King’s Lynn Museum. However, the exact status of this burial (and, indeed, its exact 
position) is unknown, and hence the potential for further human remains and associated 
deposits is extremely high. A programme of trial trenching was initially required by the 
Historic Environment Service (HES) prior to the determination of the application. 
 
However, the level of contamination on the site and potential risk to human health means 
that it could not be safely achieved prior to contamination works.  Therefore HES consider 
that a programme of works can run concurrently with contamination remediation and thus 
can be adequately dealt via a suite of Archaeological investigation/mitigation conditions in 
accordance with Policy CS12 of the Core Strategy 2011. 
 
The site is in close proximity to the Favor Parker factory which could give rise to noise and 
disturbance to occupants of proposed dwellings fronting Lynn Road as well as others within 
the site. As such, CSNN recommend a condition regarding noise protection.  Further, 
conditions are recommended relating to a construction management plan and air source 
heat pump details in accordance with DM15 of the SADMP Plan 2016. 
 
An Arboricultural Impact Assessment, Tree Protection Plan and Method Statement has been 
submitted in support of the application given the mature trees to the boundaries of the site.  
Such trees have potential for bat roosts as described above.  All trees are to be retained by 
bar one goat willow near the village hall.   The Arboricultural Officers raises no objection 
subject to the development being implemented in strict accordance with the Arboricultural 
report in accordance with Policy CS12 of the Core Strategy 2011. 
 
Crime and Disorder 
 
Norfolk Constabulary raise no objection but offer Secure by Design Advice. 
 
 
CONCLUSION 
 
The site is an allocation of the Development Plan and therefore is acceptable in principle.  
The design of the scheme has been amended to reflect the existing form and character of 
the locality which will enhance the character and appearance of the Conservation Area.  The 
applicant proposes a car park to serve the village hall as well as providing contributions 
towards the hall maintenance. The site is heavily contaminated and whilst the Applicant has 
indicated willingness to provide planning obligations outlined above, due to underestimated 
decontamination costs, on this occasion, it is considered that affordable housing is not 
required. 
 
Notwithstanding the above, the proposal is fully acceptable and complies with the NPPF, 
Policies CS01, CS02, CS06, CS08, Cs09, CS11, CS12, CS13 and CS14 of the Core 
Strategy 2011 and Policies DM1, DM2, DM15, DM16, DM17 and G88.3 of the SADMP Plan 
2016. 
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RECOMMENDATION: 
 
A) APPROVE subject to conditions and the completion of a S106 Agreement within 4 
months of the date of the Committee resolution and subject to the imposition of the following 
condition(s): 
 
 1 Condition The development hereby permitted shall be begun before the expiration of 

three years from the date of this permission. 
 
 1 Reason To comply with Section 91 of the Town and Country Planning Act, 1990, as 

amended by Section 51 of the Planning and Compulsory Purchase Act, 2004. 
 
 2 Condition The development hereby permitted shall be carried out in accordance with 

the following approved plans: 
 

• Dwg 3237.04 Rev I. 
• Dwg 3237.06 Rev D 
• Dwg 3237.07 Rev B 
• Dwg 3237.08 
• Dwg 3237.09 Rev E 
• Dwg 3237.10 Rev E 
• Dwg 3237.11 

 
 2 Reason For the avoidance of doubt and in the interests of proper planning. 
 
 3 Condition No development shall take place on any external surface of the development 

hereby permitted until details of the type, colour and texture of all materials to be used 
for the external surfaces of the building(s) have been submitted to and approved in 
writing by the Local Planning Authority.  The development shall be carried out in 
accordance with the approved details. 

 
 3 Reason To ensure a satisfactory external appearance and grouping of materials in 

accordance with the principles of the NPPF. 
 
 4 Condition No development shall commence on any external surface of the 

development until a sample panel of the materials to be used for the external surfaces 
of the building(s) and/or extension(s) hereby permitted has been erected on the site for 
the inspection and written approval of the Local Planning Authority.  The sample panel 
shall measure at least 1 metre x 1 metre using the proposed materials, mortar type, 
bond and pointing technique.  The development shall be constructed in accordance 
with the approved details. 

 
 4 Reason To ensure a satisfactory external appearance and grouping of materials in 

accordance with the principles of the NPPF. 
 
 5 Condition All windows and doors shall be set back from the face of the building within 

the window reveals by a minimum of 60mm unless otherwise approved in writing by 
the Local Planning Authority. 

 
 5 Reason To ensure that the design and appearance of the development is appropriate 

in accordance with the principles of the NPPF. 
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 6 Condition Prior to first occupation/use of the development hereby permitted, a plan 

shall be submitted to and approved in writing by the Local Planning Authority indicating 
the positions, heights, design, materials and type of boundary treatment to be erected.  
The boundary treatment shall be completed before the occupation/use hereby 
permitted is commenced or before the building(s) are occupied or in accordance with a 
timetable to be approved in writing by the Local Planning Authority.  The development 
shall be carried out in accordance with the approved details. 

 
 6 Reason To ensure that the development is compatible with the amenities of the locality 

in accordance with the NPPF. 
 
 7 Condition The screen walls and fences shown on the approved plans shall be erected 

prior to the occupation of the dwelling to which they relate. 
 
 7 Reason In the interests of the residential amenities of the future occupants of the 

development in accordance with the NPPF. 
 
 8 Condition Prior to the first use or occupation of the development hereby approved, full 

details of both hard and soft landscape works shall have been submitted to and 
approved in writing by the Local Planning Authority.  These details shall include 
finished levels or contours, hard surface materials, refuse or other storage units, street 
furniture, structures and other minor artefacts.  Soft landscape works shall include 
planting plans, written specifications (including cultivation and other operations 
associated with plant and grass establishment) schedules of plants noting species, 
plant sizes and proposed numbers and densities where appropriate. 

 
 8 Reason To ensure that the development is properly landscaped in the interests of the 

visual amenities of the locality in accordance with the NPPF. 
 
 9 Condition All hard and soft landscape works shall be carried out in accordance with the 

approved details.  The works shall be carried out prior to the occupation or use of any 
part of the development or in accordance with a programme to be agreed in writing 
with the Local Planning Authority.  Any trees or plants that within a period of 5 years 
from the completion of the development die, are removed or become seriously 
damaged or diseased, shall be replaced in the next planting season with others of 
similar size and species as those originally planted, unless the Local Planning 
Authority gives written approval to any variation. 

 
 9 Reason To ensure that the work is carried out within a reasonable period in 

accordance with the NPPF. 
 
10 Condition The development shall be implemented in complete accordance with the Tre 

Survey, Arboricultural Impact Assessment, Tree Protection Plan and Arboricultural 
Method Statement (December 2015 – finalised 05-02-2016) prepared by Rick Morrish 
Associates Ltd 

 
10 Reason In order to protect trees on and adjacent to the site in accordance with Policy 

CS12 of the Core Strategy 2011. 
 
11 Condition The development shall be implemented in complete accordance with the 

Torc Ecology Preliminary Ecological Appraisal dated March 2016. 
 
11 Reason In the interests of protected species in accordance with the NPPF and Policy 

CS12 of the Core Strategy 2011 
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12 Condition Notwithstanding Condition 11, prior to the commencement of the 

development hereby permitted, including site clearance works, further surveys to 
identify the extent of bat populations on or adjacent to the development site shall be 
undertaken in accordance with a written survey proposal, which shall have been 
submitted to, and approved in writing by, the Local Planning Authority prior to the 
survey taking place. 

 
12 Reason To identify the extent of any bat populations in accordance with central 

government policy as expressed in the NPPF and Core Strategy Policy CS12 of the 
LDF. 

 
13 Condition The results of the survey required under Condition 12 above shall be 

submitted to and agreed in writing by the Local Planning Authority prior to the 
commencement of the development hereby permitted, including site clearance works.  
The results shall also provide for any mitigation/enhancement measures appropriate to 
the extent of any bat populations recorded in order to minimise the impact of the 
development upon the newts both during construction and upon completion. A 
timetable for the implementation/completion/maintenance of the 
mitigation/enhancement works shall also be submitted with the results. The 
mitigation/enhancement works shall be completed and maintained in accordance with 
the agreed details and timetable, other than with the prior written approval of the Local 
Planning Authority. 

 
13 Reason To identify the extent of any bat populations in accordance with central 

government policy as expressed in the NPPF and Core Strategy policy CS12 of the 
LDF. 

 
14 Condition No works shall commence on the site until such time as detailed plans of the 

roads, footways, cycleways, foul and surface water drainage have been submitted to 
and approved in writing by the Local Planning Authority.  All construction works shall 
be carried out in accordance with the approved plans. 

 
14 Reason To ensure satisfactory development of the site and a satisfactory standard of 

highway design and construction in accordance with the NPPF and Policy CS11 of the 
Core Strategy 2011. 

 
15 Condition No works shall be carried out on roads, footways, cycleways, foul and 

surface water sewers otherwise than in accordance with the specifications of the Local 
Planning Authority. 

 
15 Reason To ensure satisfactory development of the site and to ensure estate roads are 

constructed to a standard suitable for adoption as public highway in accordance with 
the NPPF and Policy CS11 of the Core Strategy 2011. 

 
16 Condition Before any dwelling is first occupied the road(s), footway(s) and cycleway(s) 

shall be constructed to binder course surfacing level from the dwelling to the adjoining 
County road in accordance with the details to be approved in writing by the Local 
Planning Authority. 

 
16 Reason To ensure satisfactory development of the site. 
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17 Condition Prior to the first occupation of the development hereby permitted visibility 

splays measuring 2.4m x 63m and 2.4m x 42m shall be provided to the north-west and 
south-east of the access respectively where it meets the highway and such splays 
shall thereafter be maintained at all times free from any obstruction exceeding 0.225 
metres above the level of the adjacent highway carriageway. 

 
17 Reason In the interests of highway safety in accordance with the NPPF and Policy 

CS11 of the Core Strategy 2011. 
 
18 Condition Prior to the first occupation of the development hereby permitted the 

proposed access / on-site car and cycle parking / turning for the village hall shall be 
laid out, demarcated and surfaced in accordance with the approved plan and retained 
thereafter available for that specific use. 

 
18 Reason To ensure the permanent availability of the parking / manoeuvring area, in the 

interests of highway safety in accordance with the NPPF and Policy CS11 of the Core 
Strategy 2011. 

 
19 Condition Prior to the commencement of any works on site a Construction Traffic 

Management Plan, to incorporate details of on-site parking for construction workers, 
access arrangements for delivery vehicles and temporary wheel washing facilities for 
the duration of the construction period shall be submitted to and approved in writing 
with the Local Planning Authority. 

 
19 Reason In the interests of maintaining highway efficiency and safety in accordance 

with the NPPF and Policy CS11 of the Core Strategy 2011. 
 
20 Condition For the duration of the construction period all traffic associated with the 

construction of the development will comply with the Construction Traffic Management 
Plan and unless otherwise approved in writing with the Local Planning Authority. 

 
20 Reason In the interests of maintaining highway efficiency and safety in accordance 

with the NPPF and Policy CS11 of the Core Strategy 2011. 
 
21 Condition No works shall commence on the site until the Traffic Regulation Order for 

waiting restrictions on Lynn Road has been secured by the Highway Authority. 
 
21 Reason In the interests of highway safety in accordance with NPPF and Policy CS11 

of the Core Strategy 2011. 
 
22 Condition Prior to the commencement of groundworks, an investigation and risk 

assessment, in addition to any assessment provided with the planning application, 
must be completed in accordance with a scheme to assess the nature and extent of 
any contamination on the site, whether or not it originates on the site. The contents of 
the scheme are subject to the approval in writing of the Local Planning Authority. The 
investigation and risk assessment must be undertaken by competent persons and a 
written report of the findings must be produced. The written report is subject to the 
approval in writing of the Local Planning Authority. The report of the findings must 
include:  

 
(i) a survey of the extent, scale and nature of contamination;  
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(ii)  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;  
 

(iii) an appraisal of remedial options, and proposal of the preferred option(s).  
 

This must be conducted in accordance with DEFRA and the Environment Agency’s 
‘Model Procedures for the Management of Land Contamination, CLR 11’. 

 
22 Reason 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 needs to be a pre-commencement condition given the need to ensure 
that contamination is fully dealt with at the outset of development. 

 
23 Condition Prior to the commencement of groundworks, 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 must be prepared, and is subject to the approval in writing of the Local 
Planning Authority. The scheme must include all works to be undertaken, proposed 
remediation objectives and remediation criteria, timetable of works and site 
management procedures. The scheme must ensure that the site will not qualify as 
contaminated land under Part 2A of the Environmental Protection Act 1990 in relation 
to the intended use of the land after remediation. 

 
23 Reason 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 needs to be a pre-commencement condition given the need to ensure 
that contamination is fully dealt with at the outset of development. 

 
24 Condition The approved remediation scheme must be carried out in accordance with 

its terms prior to the commencement of groundworks, other than that required to carry 
out remediation, unless otherwise agreed in writing by the Local Planning Authority. 
The Local Planning Authority must be given two weeks written notification of 
commencement of the remediation scheme works.  

 
Following completion of measures identified in the approved remediation scheme, a 
verification report that demonstrates the effectiveness of the remediation carried out 
must be produced, and is subject to the approval in writing of the Local Planning 
Authority. 

 
24 Reason 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. 
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25 Condition 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 the requirements of condition 22, and where 
remediation is necessary a remediation scheme must be prepared in accordance with 
the requirements of condition 23, which is subject to the approval in writing of the Local 
Planning Authority.  

 
Following completion of measures identified in the approved remediation scheme a 
verification report must be prepared, which is subject to the approval in writing of the 
Local Planning Authority in accordance with condition 24. 

 
25 Reason 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. 

 
26 Condition No development above foundation level shall take place on site until a 

scheme to protect the new dwellings from noise has been submitted to and approved 
in writing by the Local Planning Authority.  The scheme shall be implemented as 
approved before the development is brought into use. 

 
26 Reason To ensure that the amenities of future occupants are safeguarded in 

accordance with the NPPF. 
 
27 Condition Prior to the installation of any air source heat pump(s) a detailed scheme 

shall be submitted to and approved in writing by the Local Planning Authority.  The 
scheme shall specify the noise/power levels of the proposed air source heat pump(s) 
and provide details of anti-vibration mounts, or noise attenuation measures.  The 
scheme shall be implemented as approved and thereafter maintained as such. 

 
27 Reason In the interests of the amenities of the locality in accordance with the principles 

of the NPPF. 
 
28 Condition Prior to commencement of development a detailed construction 

management plan must be submitted to and approved by the Local Planning Authority; 
this must include proposed timescales and hours of construction phase. The scheme 
shall also provide the location of any fixed machinery, and proposed mitigation 
methods to protect residents from noise and dust. The scheme shall be implemented 
as approved. 

 
28 Reason To ensure that the amenities of future occupants are safeguarded in 

accordance with the NPPF. 
 
29 Condition No development shall commence until full details of the foul and surface 

water drainage arrangements (including SuDS) for the site have been submitted to and 
approved in writing by the Local Planning Authority.  The drainage details shall be 
constructed as approved before any part of the development hereby permitted is 
brought into use. 
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29 Reason To ensure that there is a satisfactory means of drainage in accordance with 

the NPPF.  
 

This needs to be a pre-commencement condition as drainage is a fundamental issue 
that needs to be planned for and agreed at the start of the development. 

 
30 Condition Piling or any other foundation designs and investigation boreholes using 

penetrative methods shall not be permitted other than with the express written consent 
of the Local Planning Authority.  The development shall be carried out in accordance 
with the approved details. 

 
30 Reason To protect and prevent the pollution of controlled waters from potential 

pollutants associated with the current and previous land uses in line with paragraphs 
109, 120 & 121 the NPPF and the EA Groundwater Protection; Principles and Practice 
(GP3). 

 
31 Condition No development shall take place until a Written Scheme of Investigation for 

a programme of archaeological works has been submitted to and approved by the local 
planning authority in writing. The scheme shall include: 

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

 
31 Reason To safeguard archaeological interests in accordance with the principles of the 

NPPF. This needs to be a pre-commencement condition given the potential impact 
upon archaeological assets during groundworks/construction. 

 
32 Condition No demolition/development shall take place other than in accordance with 

the Written Scheme of Investigation approved under condition ****. 
 
32 Reason To safeguard archaeological interests in accordance with the principles of the 

NPPF. 
 
33 Condition 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 Written Scheme of Investigation approved under condition 31and the 
provision to be made for analysis, publication and dissemination of results and archive 
deposition has been secured. 

 
33 Reason To safeguard archaeological interests in accordance with the principles of the 

NPPF. 
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34 Condition Prior to the first occupation of the development hereby approved, details of 

the method of lighting and extent of illumination to the access roads, footpaths, 
parking, and circulation areas shall be submitted to and approved in writing by the 
Local Planning Authority. The lighting scheme shall be implemented as approved prior 
to the occupation of the development or any phase of the development to which it 
relates and thereafter maintained and retained as agreed. 

 
34 Reason In the interests of minimising light pollution and to safeguard the amenities of 

the locality in accordance with the NPPF. 
 
35 Condition The development shall not be brought into use until a scheme for the 

provision of 1 fire hydrant has been implemented in accordance with a scheme that 
has previously been submitted to and approved in writing by the Local Planning 
Authority. 

 
35 Reason In order to ensure that water supplies are available in the event of an 

emergency in accordance with the NPPF. 
 
B) In the event that the S106 is not completed within 4 months of the date of the Committee 
resolution, REFUSE on the failure to secure county contributions, open space provision and 
maintenance, SuDS maintenance and the village hall car park. 
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