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	Parish
	Norwich

	
	

	Reference
	04/07/0084 (BA/2007/0051/HISTAPP)
	Target date
	25 April 2007

	
	

	Location
	Land at Cremorne Lane

	
	

	Proposal
	Erection of 44 residential units (amended proposal)

	
	

	Applicant
	National Grid Properties and John Investments Ltd

	
	

	Recommendation
	Delegate approval to officers subject to agreement on outstanding matters as outlined.


1
Description of Site and Proposals

1.1 The application site comprises a 0.74 hectare plot of land to the south of Cremorne Lane on the eastern side of Norwich.  The southern edge of Cremorne Lane is the boundary between the Broads Executive Area and the area of Norwich City Council and Cremorne Lane itself falls within the City’s jurisdiction.

1.2 The site is bounded to the south by the railway line, beyond which is the ‘Utilities Site’ which is identified for significant redevelopment by the Greater Norwich Development Partnership (GNDP), to the west by largely terraced housing on and beyond Cremorne Lane and by more limited housing to the north and to the east, beyond which lies Cary’s Meadow.

1.3 The site has historically been used for vehicle parking and storage associated with the ‘Utilities Site’, which is accessed via a bridge over the railway line and has been a depot for British Gas and later Transco for many years; such uses are now largely located there.  It comprises an open area with hard surfacing of variable condition, with perimeter fencing and self-sown scrub and vegetation on the boundaries.  The site is accessed from Thorpe Road by Cremorne Lane or Salisbury Road.

1.4 It is within the development boundary and is classed as a brownfield site.  It is within Flood Risk Zone 2.
1.5
The proposal is for the erection of 44 residential units comprising:

· 4 x 3 storey 3 bedroom houses + garage

· 8 x 2 storey 2 bedroom houses + study

· 16 x 2 storey 2 bedroom houses

· x 4 storey block of 8 x 2 bedroom flats


Of these units, 13 are proposed for affordable housing, comprising 
· 1 x 3 storey 3 bedroom houses + garage

· x 2 storey 2 bedroom houses + study

· x 2 storey 2 bedroom houses

· 1 x 4 storey block of 8 x 2 bedroom flats
The affordable housing would be managed by a Registered Social Landlord (RSL).
1.6
Indicative details of materials have been provided, outlining the use of timber and other renewables, air source heat pumps and rain water collectors and citing the intention to achieve the Code for Sustainable Homes Level 3.
1.7
The site would be accessed via a spur off Cremorne Lane, leading to a central paved square and with housing on three sides and a further access leading off to reach the two x four storey blocks, which punctuate the corners of the development adjacent to the railway line, and the 2 storey terraces.  Parking is provided for 43 vehicles, most of which is associated with individual properties, and the houses all have private gardens, albeit that some of them are very small.

1.8
Much of the existing boundary vegetation is to be retained, as are some of the existing trees and further planting on the boundary and within the scheme is proposed.

2
Site History

2.1
The site has long been identified as having development potential.  However, its proximity to the ‘Utilities Site’ has meant that it has always been considered as a part of that larger, strategic scheme. Adopted Broads Local Plan Policy NOR1 (see 4.2 below) recognises this. 

2.2 In 2003 planning permission was granted by Norwich City Council for 19 houses on land to the north-east of the application site, and for works to Cremorne Lane to access that site (4/2003/0619/F).  This development has been constructed and is occupied.

2.3 In 2006 a planning application was submitted to the Broads Authority for 52 houses on the current application site, but was withdrawn on grounds of prematurity.

2.4 In 2007 the current application was submitted to the Broads Authority (04/07/00084/BA).   The application was originally for 52 dwellings but has since been amended and is now for 44 dwellings.

2.5 In 2007 planning permission was granted by Norwich City Council for a highways scheme to access both the previously permitted 2003 scheme for 19 houses, and the outstanding scheme for 52 houses (now amended) submitted to the Broads Authority (07/00002/F).  

2.6 This highways scheme was also submitted to the Broads Authority as part of the site lay within the Broads Executive Area and was approved in April 2007 (07/00098/BA).

2.7 Subsequently, a further application was submitted to Norwich City Council to amend the access and this has not been determined (04/07/00085).

2.8 In the meantime, the ‘Utilities Site’ to the south has been the subject of master planning work to investigate the issues and constraints associated with bringing it forward for redevelopment.  The master-planning process has looked at the issues pertaining to this site both in conjunction with the Deal Ground site to the south and as a stand-alone scheme. The master-planning work has identified various constraints associated with the Utilities Site, including access, major contamination and flood risk.  No firm plans have come forward but there remains an aspiration for regeneration here.

2.9
Determination of the current application has been held in abeyance pending 
resolution of the issues pertaining to the Utilities Site.

3
Consultation

3.1 The application as originally submitted was for 52 dwellings, with no affordable housing provision.  Following extensive discussion and revision, the final amended scheme was the subject of consultation from February 2009 and the consultation responses are set out below.

Norwich City Council (Planning policy) – No objection on grounds of the principle.  Need to ensure that public open space provision is adequate, play equipment should be provided or a contribution to its provision elsewhere and landscaping should be covered by planning condition.

Norwich City Council (Highways Authority) – No objection in principle, but
expresses concerns over details of access and roadway, cycle parking and storage provision and bin storage.

Norwich City Council (Environmental Health) – No objection in principle but requires a contamination survey and remediation measures to be agreed, and conditions covering noise and lighting. 

Norfolk County Council – Planning Obligation will be required to contribute to the cost of providing services to the occupiers of the dwellings.  

Environment Agency – Objection to application on grounds of inadequate flood risk assessment.  A further flood risk assessment has been submitted and the consultation response is awaited.

Thorpe St Andrews Town Council – Wish to make no comments 

Cotman Housing Association – Scheme offers an appropriate range of accommodation in a good location close to the city centre.  Recommends the application for approval ‘so much needed affordable homes can be provided’.

Network Rail – No objections. Recommends conditions covering construction, drainage, site layout, fencing and lighting and raises issues of noise and vibration given the proximity to the railway line.

Thorpe Conservation Group – Expresses concern that application need

to be considered in wider context of impact on Thorpe Conservation Area (which includes Cary’s Meadow) of proposals for Deal Ground and Utilities Site and/or cycle bridge linking to Whitlingham Country Park.

Frogs Hall Residents Group – No specific objections to application, but note that area identified on plan as ‘Public Open Space’ is not within the site area, but in the ownership of local residents and not, therefore, available as open space.

Local residents – One letter concerned that application not accompanied by an Environmental Impact Assessment, and expressing concern about development changing the character of the area from partial isolation and limited residents.  One letter commenting that the original scheme of 52 dwellings was too intensive, seeking special care to be given to materials and assessment of flood risk and seeking adequate levels of planting to ‘green’ the space. Considers that the revision to 44 is still too many units.

4
Policies

4.1
National Planning Policy

PPS1
Delivering Sustainable Development

PPS3
Housing

PPS23 Planning and Pollution Control

PPS25  Development and Flood Risk
http://www.communities.gov.uk/planningandbuilding/planning/planningpolicyguidance/planningpolicystatements/planningpolicystatements/
PPG13  Transport

PPG24  Planning and Noise
http://www.communities.gov.uk/planningandbuilding/planning/planningpolicyguidance/planningpolicystatements/planningpolicyguidance/
4.2
Regional Spatial Strategy
Policy ENG1 of the East of England Plan

4.3
Broads Local Plan (Saved Policies)

Policy NOR 1 Land at Cremorne Lane

Redevelopment proposals for uses other than the current operational uses on the whole or part of the land identified on Proposals Map Insets 5a and 24 will be permitted provided that:

a) 
there would be no significant adverse effect on the character and appearance of the surrounding area; and

b) 
particular attention is given to measures for enhancing the river frontage, including the maximum appropriate extent of public access to the riverside; and

c) 
the proposal would be compatible with other surrounding uses and would not have a detrimental effect on the amenities of adjoining occupiers; and

d) 
any proposal for partial redevelopment would not prejudice the satisfactory implementation of a comprehensive scheme for the site as a whole.


Policy H 1 New dwellings within the development boundaries

Within the development boundaries as defined on the Proposals Map Insets residential development will be permitted provided it:

a) 
is on an infill site or a small site;
b) 
would not be detrimental to the form and character of the settlement and would be of an appropriate scale and design for its setting in accordance with Policy B11; 
c) 
protects open space of amenity value in accordance with Policy C12 and would not detract from frontages which contribute to the character of the settlement; and

d)
would provide an adequate standard of residential amenity for future occupiers and would not have a significant adverse effect on the residential amenities of adjoining occupiers.

4.4
Broads Core Strategy adopted September 2007

CS 1  Development and changes in land use / management must ensure that all aspects of the environmental and cultural assets of the Broads distinctive landscape are protected, enhanced and restored.  

Proposals should ensure opportunities for positive impacts on the following core assets have been addressed and adverse impacts avoided:

(i) the defining and distinctive qualities of the varied landscape character areas formed by the built and natural environment

(ii) tranquillity and wildness as part of the Broads experience

(iii) the value and integrity of nature conservation interest and

(iv) the character, appearance and integrity of the historic and cultural environment

Opportunities to mitigate the visual impact of currently intrusive features should be sought.

CS7  The environment will be protected and enhanced by ensuring all development addresses impacts on air quality, water quality, water resources and waste.  Opportunities should be sought for incorporating measures to achieve resource efficiency, for re-use and recycling.

The Authority will seek their sustainable management and use by working with local authorities, Natural England, the Environment Agency, water companies
CS21 Developer contributions and management agreements will be sought if deemed necessary to deliver the policies / objectives in the Core Strategy and for the provision of infrastructure via planning obligations and/or conditions.

CS24  In order to promote sustainable patterns of development and protect the rural nature of the Broads, new permanent open market residential development will only be acceptable within settlements, compatible with rural sustainability. 

Housing will only be permitted outside settlements where it is necessary, and subsequently retained, in connection with agricultural, forestry, tourism or leisure operations or to provide affordable housing where local need has been demonstrated in District Councils’ or local housing needs surveys. 

A contribution from housing development – both new and conversions, permanent and holiday (Second homes) – towards the provision of affordable housing will be sought.  

4.5
City of Norwich Replacement Local Plan (2004)

The following policies are set out in the City of Norwich Replacement Local Plan (2004).  Whilst they do not form part of the development plan for the area, being the policies of an adjoining Local Planning Authority, given that the application site is on the boundary between the two LPAs, is on the edge of the built-up area and has a comparable character to the adjoining area, these policies are a material consideration.  In addition they provide local guidance to the application of national policies where there are no directly relevant policies in the development plan for the Broads. 

Policy HOU4

An element of affordable housing will be sought by negotiation on all housing development sites of 25 dwellings or more or, if the number of dwellings is not specified, where the site is at least 1 hectare in size (including those sites where a mix of uses is proposed).

In negotiating for this element, the Council will take account of the site size, suitability and economics of provision.

The affordable dwellings will be made available by means which ensure that they meet the needs of households lacking their own housing or living in housing which is inadequate or unsuitable and who are unlikely to be able to meet their needs in the housing market without substantial assistance to be able to afford the minimum market priced housing. The Council will seek to be satisfied that the benefit of affordability will enable successive occupiers to enjoy secure low cost accommodation in perpetuity, or for that benefit to be transferred to another property (or household) within the City, in the event of the sale of the dwelling.

The affordable housing element will include a range of size and type of dwelling. Distribution of affordable units within the site will depend upon the layout of the development and the scale of affordable housing to be included. The overall target for the City is 1,580 affordable dwellings to be provided in the period 2001-2008 (or such extended period as is necessary). Targets for individual sites for the amount of affordable housing are included in Appendix 5 and will provide the basis for negotiations.
Policy HOU13

Proposals for new housing on other sites will be assessed against the following criteria:

(i) appropriate arrangements must be made for suitable vehicular access, layout and design;
(ii) density equivalent to or higher than the density of bedspaces in the surrounding area should be achieved and normally at least 40 dwellings (net density) per hectare;
(iii) provision of private garden or public amenity space around the dwellings;

(iv) good accessibility for pedestrians and for people with disabilities to local shops, employment areas, a District Centre or convenience store, a bus route serving the City Centre, or a contribution to an appropriate enhancement of these facilities;

(v) no detrimental impact on the character and amenity of the surrounding area, including particularly retaining the amenity benefits of any urban greenspace or publicly accessible open space (under policy SR3);

(vi) providing a range of types and sizes of housing including affordable housing (where policy HOU4 applies) with a mix of types throughout the site;

(vii) any benefits associated with the development in enabling regeneration of historic or other buildings in the vicinity


Policy SR4
Provision for open space to serve residential developments in excess of 40 dwellings or 1 hectare (or 25 dwellings or 0.5 hectare within the City centre), will be sought in order to provide either:
· landscaped and publicly accessible recreational open space to an agreed design and at least to the Council’s minimum standards of 24 sq. m. per dwelling, up to a maximum of 20% net site coverage and the payment of an agreed sum to the City Council to cover future maintenance of this space;
Or, (if the Council does not require provision on site):
· equivalent provision or associated facilities and maintenance within that sector to be secured by a legal agreement.
5
Assessment

5.1
This is an unusual application for the Broads, being a substantial housing scheme on the edge of the built-up area. It is also noted that the location, on the edge of the built-up area and with good access to transport links and local services, is also atypical for the Broads in terms of ability to meet sustainable development criteria for a scheme of such a size.  The principles of determination, however, remain the same, in that the application must be determined in accordance with development plan policies unless material considerations indicate otherwise (para 38 Planning and Compulsory Purchase Act 2004). The development plan policies are set out above and the policies of the City of Norwich Replacement Local Plan are a relevant material consideration.
5.2
The key issues to consider in the determination of this application are: 
(i) 
the principle of the development; 
(ii) 
the layout, mix and design of the units; 
(iii) 
access; 
(iv) 
landscaping, open space and play provision; and 
(v) 
impact on local amenity.
The principle of the development 

5.3
There has long been an aspiration for the redevelopment of the Utilities Site, which lies to the south of the application site beyond the railway line, and the Deal Ground, which lies yet further south beyond the River Wensum and which between them amount to a substantial area of brownfield land.  The issues which constrain the ready redevelopment on both or either site are significant and complex, and include physical issues of flood risk and contamination and more practical issues of land ownership and viability.

5.4
In order to facilitate an understanding of these issues, the GNDP has previously commissioned studies to identify and quantify these constraints to help to define the development potential, with funding for this provided by EEDA, amongst others.  The most recent full studies were undertaken by Buro Happold in 2006/7 and sought to develop a full ‘masterplan’ for the area, however funding was insufficient and agreement could not be reached on the direction of the ‘masterplan’, amongst other things, so the outcome was inconclusive.

5.5
One of the few areas of agreement, however, is that it will be difficult to achieve access to either site, with each being constrained by existing development, infrastructure and the rivers Yare and Wensum.  A study by Mott Macdonald identified a southern access solution through Trowse to the Deal Ground; no appropriate access has been identified to the Utilities Site, although various options have been (and continue to be) mooted informally, including a route across Cary’s Meadow which the Broads Authority has and would continue to oppose.

5.6
Access to the Utilities Site is currently along Cremorne Lane and then over the single carriageway, signal controlled bridge which crosses the railway.  Clearly this route would not be suitable for a high level of vehicular traffic, either domestic or commercial.  Consequently, it has been considered that the undeveloped land to the north of this railway bridge and to the south of Cremorne Lane, which includes the application site, might be required to facilitate access, perhaps to provide the landfall for a new bridge or as part of a larger, strategic road access.  Criteria (d) of adopted Broads Local Plan Policy NOR1 recognises this potential need and effectively ‘safeguards’ this land when it states that development on any part of the larger site will only be permitted where: 

“any proposal for partial redevelopment would not prejudice the satisfactory implementation of a comprehensive scheme for the site as a whole”.

5.7
The issue of the redevelopment of the Utilities Site and the Deal Ground is on-going, and has a long history.  The constraints are multiple and expensive and there is an argument which says that if redevelopment was not viable in a buoyant market it will not be achieved in the current economic climate.  Whilst previously this scheme has been resisted on grounds of prematurity, it is not reasonable for this position to be maintained indefinitely, particularly given that the wider ‘masterplan’ exercise appears to have stalled pending further funding.  Furthermore, advice in Planning Policy Statement 3 (Housing) (PPS3) is that Local Planning Authorities should not refuse planning applications solely on the grounds of prematurity, but should have regard to:

· achieving high quality housing;

· ensuring development achieve a good mix of housing reflecting the accommodation requirements of specific groups, in particular, families and older people; 

· the suitability of a site for housing, including its environmental sustainability; 

· using land effectively and efficiently;

· ensuring the proposed development is in line with planning for housing objectives,  reflecting the needs and demands for housing in, and the spatial vision for, the area and does not undermine wider policy objectives, eg addressing housing market renewal issues (para 72).

5.8
The Buro Happold study was useful in that it promoted an understanding of the constraints, however there are still significant uncertainties which will need to be addressed before a scheme is likely to come forward; the earliest that a planning application would be submitted is likely to be September 2010.  Furthermore, the work which has been undertaken so far does not offer a definitive case for precluding development at the application site on the grounds of prejudicing the regeneration potential for the wider site(s).  On the basis that there is no agreed masterplan for the site, that no planning application has been submitted and that studies into the viability of the site are still on-going, it is concluded that there is no justification for maintaining an objection on grounds of prematurity. 

5.9
It is considered that the development of the site for housing meets the requirements of PPS3 as set out above and the development is therefore acceptable in principle.

5.10
Whilst the above satisfies criteria (d) of Broads Local Plan Policy NOR1, it is noted that criteria (a) of Policy H1 of the same document permits only small scale or infill housing and there is therefore, potentially, a policy conflict.  The reference in criteria (b) of H1, however, to a scheme needing to be of an appropriate scale for its setting reinforces the principle of development here which is set out in NOR1, subject to the given caveats, and ensures that agreeing the principle does not prejudice the objective of H1 which is to protect the wider Broads environment from inappropriate densities.
The layout, mix and design of the units

5.11
The application shows a 44 unit development comprising a mix of housing types as set out at 1.5 above, of which 13 units – or 30% - would be affordable.  Located around a central access road with an urban square and a further spur leading to the southern part of the development, the layout sees the 2 x 4 storey blocks of flats located on the corners of the site, adjacent to the railway, whilst the terraces flank the road.  The density is 55 dwellings per hectare.

5.12
Residential development on this scale is unusual in the Broads, so it is necessary to refer to national policy for guidance on density, and take into account the local interpretation set out in the Norwich City Replacement Local Plan 2004.  PPS3 sets a national target of 30 dwellings per hectare as a minimum (para 47), whilst criteria (ii) of the Norwich Local Plan policy HOU13 seeks to apply this to the Norwich situation and requires that in new housing “… a density equivalent to or higher than the density of bedspaces in the surrounding area should be achieved and normally at least 40 dwellings (net density) per hectare ….”.  The justification notes that “ … In general housing development in the City Centre has achieved very high densities in recent years, whilst in some other parts of the City, development has been permitted which maintained much lower density. Generally, however, the policy will seek to increase densities in a manner consistent with the character of the neighbourhood and with a high quality design for the site …  Poor design that would lead to development which would appear cramped or conflict with neighbourhood amenity and character will not be acceptable”.

5.13
The application site is located immediately south of an area of traditional terraced properties on Cremorne Lane and Salisbury Road, which achieve a density well in excess of 100 units per hectare, and an area of new housing to the north at a lower density of 20 units per hectare (4/2003.0619).  Given these layouts, the proposed 55 units per hectare is not inappropriate in this location, particularly when affordable housing provision is taken into accounts as this would impact on the viability of the scheme at a lower density.
5.14
In terms of the mix of housing types, the scheme proposes 

· 4 x 3 storey 3 bedroom houses + garage

· 8 x 2 storey 2 bedroom houses + study

· 16 x 2 storey 2 bedroom houses

· 2 x 4 storey block of 8 x 2 bedroom flats

and it is considered that this is an appropriate mix for a location close to the city centre, providing family houses and accommodation for smaller households.

5.15
The layout of the scheme itself is appropriate, with the unit types mixed across the site to create variation and to maximise integration of the occupants.  Cycle and bin storage is important and previous concerns regarding inadequate provision has been addressed in the final layout with communal bin provision and designated cycle storage for all but 1 of the dwellings.  Details would be required by planning condition.
5.16
In terms of provision of affordable housing, PPS3 sets a national indicative minimum site threshold and states that this should be provided on sites of over 15 dwellings, although it confirms that a Local Planning Authority may set its own threshold where appropriate and justified  Policy HOU.4  of the Norwich City Replacement Local Plan requires such provision on sites of over 25 dwellings or of 1 hectare where the number of dwellings is not specified, though typically it is the former criteria which is applied.  In the current proposal, of the 44 units, 13 are proposed for affordable housing, comprising 

· 1 x 3 storey 3 bedroom houses + garage

· 2 x 2 storey 2 bedroom houses + study

· 2x 2 storey 2 bedroom houses

· 1 x 4 storey block of 8 x 2 bedroom flats

This amounts to 30% which is acceptable and comprises a mix of dwelling types with the units spread across the development, in accordance with good practice.  The policies in the Norwich City Replacement Local Plan require 5 out of 6 of properties in affordable schemes to be available for rent, with the remaining 1 out of 6 for shared equity, and the developer has indicated his agreement to this.  He does note that in finalising the tenure mix, the advice of the Registered Social Landlord (RSL) who would administer the scheme regarding the most practicable approach in current market conditions should be taken into account and this is reasonable.  Were planning permission to be granted a S106 Agreement would be required identifying the RSL – expected to be Cotman Housing - and setting out the terms of management and the applicant has confirmed agreement to this.

5.17
Only indicative details of design have been provided, but these show a modern urban scheme which references the adjacent railway as a design theme; it is not a characteristic Broads scheme, but is not inappropriate here particularly given the recent developments in the area.  The sketches such as have been provided show a continuity of design, with a variation in block sizes and ridge heights to give visual interest and this is acceptable.  Details of material and treatment will be required by planning condition.

5.18
The site is located adjacent to a main railway line which has implications for the standards of amenity for occupiers.  The application was accompanied by an acoustic and vibration report, in accordance with best practice in Planning Policy Statement 24 (Noise), and this concludes that appropriate mitigation, including block cavity construction and double glazing, can be reasonably provided to ensure that appropriate noise levels can be achieved.  Accordance with the recommendations of the report would be the subject of a planning condition.

5.19
The application makes reference to the aspiration to achieve high standards in terms of sustainability and energy efficiency and this is to be welcomed. The Regional Spatial Strategy Policy ENG1 requires schemes of over 10 dwellings to demonstrate that 10% of the energy needs of the development can be achieved by decentralised, renewable and low carbon energy source and details have been provided indicating that this can be achieved through the use of an air source heat pump and other measures.  It is recommended that planning conditions be appended requiring such standards and with details to be submitted.

Access

5.20
Access to the development is provided from Thorpe Road along Cremorne Lane and there is no objection to this in principle.  There have been concerns expressed during the negotiations on the application regarding the provision of the access within the site, however these have now been largely addressed by the provision of a separate surface for pedestrians through the site although, of course, the success of this will be determined by its management to prevent on-street parking.  The provision of a parking space for each dwelling will help to reduce this, and the proximity to the city centre and bus and train routes will help to reduce the need for reliance on private vehicles.

5.21
The access is of sufficient width and with an appropriate turning head to allow use by refuse and other large vehicles and this is appropriate.

5.22
There are no objections to the development from Norwich City Council as Highway Authority and they advise that the design and configuration of the road as proposed is of an adoptable standard.  They have indicated that the road would be adopted on completion.  The developer will discuss this directly with the Highway Authority.  There will be a transportation contribution payable to Norwich City Council as Highway Authority and this will be included in the S106 Legal Agreement.

Landscaping, open space and play provision

5.23
The landscaping scheme which has been submitted shows hard landscaping, in the form of paving and other surfacing, and soft landscaping in the form of planting.  There is a mixed palette of hard landscaping shown, of which both the road surface and much of the paving (but not the pavements) is permeable.  Concerns have been expressed regarding the mixture of materials, and suggesting a simplified palette and these discussions are on-going. However, this would in any case be the subject of a planning condition.  Similarly, a full landscaping scheme would be required and this will be prepared following completion of the ecological survey in order that bio-diversity advantages can be incorporated. 

5.24
The open space proposed as part of the scheme amounts to a central urban square or landscape island measuring approximately 16m x 8.5m (green area around 65m2) and land adjacent to the northern boundary of the site measuring 45m  x 18m (green area around 740 m2).  There is also some existing planting on the perimeter of the development by the 4 storey blocks, with the remainder of the green spaces being the private gardens to the houses.  The plans show open space beyond the northern boundary of the site, to the south of Cremorne Lane itself, but this land is not public open space and is owned and managed by the Cremorne Lane residents for their community use.  It is understood that it is likely to become delineated as private by hedging in due course.

5.25
Residential development on this scale is unusual in the Broads, so when considering the adequacy of open space provision it is necessary to refer to local policy guidance.  The Norwich City Replacement Local Plan 2004 advises that the provision of open space within the City is not well distributed, with the older Victorian areas, such as in the vicinity of the site, being  developed to high densities and being particularly deficient in provision. Policy SR4 therefore requires that for sites over 25 dwellings in the City Centre area, as here, a landscaped and publicly accessible space of a minimum of 24 sq m per dwelling be provided; in this case this would amount to around 1000 m2.  Where such provision cannot be achieved the policy requires equivalent provision or associated facilities and maintenance within the immediate area to be secured by S106 Legal Agreement.  The supporting text to the policy does state, however, that:

“ In exceptional circumstances the City Council may propose that on site provision is not appropriate because of proximity to other facilities or possibilities to amalgamate land elsewhere into a bigger site, providing a fuller range of facilities for example. A commuted sum may then be appropriate as an alternative”.

5.26
The open space provided within the development does not meet the standards of the Policy in the Norwich Local Plan, but it does represent 80% of the requirement.  In terms of alternative, local provision, however, it should be noted that Cary’s Meadow offers a sizeable facility within close proximity (of approximately 50m), although the lack of a direct link between the two is a disadvantage and one which cannot be easily overcome due to ownership constraints.  In addition it is noted that there will be opportunities to create significant public access in the Utilities Site development if this were to come to fruition.

5.27
Given that there is extensive good quality open space provision elsewhere locally and that there may be opportunities to create further good quality facilities as part of a wider scheme it is not considered that the application could be reasonably refused permission on grounds of lack of public open space.  There are, however, discussions on-going regarding a commuted sum as a contribution towards the management of other public open space in the area and Members will be updated on this.
5.28
In terms of management of the open space, there are discussions on-going as to whether this would be adopted and managed by Norwich City Council or whether a management company would be formed.  The management arrangements will, in either case, be incorporated into the S106 Legal Agreement and Members will be updated.
5.29
Play provision is required where family homes are to be constructed and this is appropriate here.  The developers have indicated their agreement to this provision and details of the extent and location of the provision should be the subject of a planning condition, with the arrangements for management incorporated into the S106 Legal Agreement.
Impact on local amenity

5.30
The proposal is for a modern housing scheme at a high density, with a range of house types and tenures and issues have been raised regarding the potential for noise and/or light pollution from the site, both of which could impact adversely on local residents.  The noise from the railway could also have an impact on the quality of life for residents of the new properties, particularly those at the perimeter, and this has been raised.

5.31
In terms of noise to adjacent residents, this is an urban area and it is not considered that the additional dwellings are likely to increase noise significantly in the local area.  In respect of noise from the railway, a planning condition requiring high standards for insulation and glazing would protect the occupants of the new properties from noise from the railway to the south.

5.32
It is recognised that the site is adjacent to a railway, which is lit for reasons of safety.  However, it is also on the edge of the built development and within the Broads therefore a planning condition to control external lighting is appropriate in order to minimise impact on nocturnal and crepuscular species.

Other issues raised in consultation

5.33
This is a brownfield site and is subject to contamination associated with previous operations.  A number of the consultees have raised the issue of the need for a contamination survey to be undertaken, however this has been submitted and indicates that contamination levels are low and that mitigation can be readily achieved.  The recommendations of this report will be the subject of a planning condition. 

5.34
The site is located in Flood Risk Zone 2 where Planning Policy Statement 25 permits residential development.  An objection has been raised by the Environment Agency on grounds of an inadequate Flood Risk Assessment FRA).  However, this relates primarily to the discrepancy between the original scheme for 52 units as shown in the FRA and the amended scheme for 44 units and a revised assessment has been provided.  It is not anticipated that there will be an objection to the revised FRA and Members will be updated verbally.

5.35
A contribution will be required from the developer in respect of services provided by the County Council and this has been the subject of separate negotiation on the basis of a standard obligation.  This would be the subject of the S106 Legal Agreement.

6
Conclusion

6.1
This planning application is unusual for the Broads, in that it is a major housing development and is within a built-up area; furthermore, it is neither on nor visible from the water.  It is, however, on a brownfield site within the development boundary where there is effectively a presumption in favour of development.  Whilst specific Broads policies are relevant, it is also necessary to be mindful of national and regional guidance and the policies for the adjacent area as there are clear similarities of issues and policy objectives.

6.2
Following protracted discussions involving the Authority, Norwich City Council and the applicant, a scheme has been reached which is broadly acceptable, subject to conditions as listed below and a S106 Legal Agreement covering developer contributions.  The proposal would offer family and affordable housing of a high environmental standard, whilst the site itself is well located relative to local services and transport links which contributes positively to its sustainability quotient.

6.3
The key issue in discussions on this application has been that of ‘prematurity’ and the implications of the proposal for the redevelopment of the wider Deal Ground and Utilities Site.  Some two years after first being discussed, it has finally been concluded that there is insufficient evidence to suggest that development here would prejudice the wider scheme and that there is no longer justification for holding this application in abeyance.  On this basis the principle is now acceptable and the application can be recommended for approval.

6.4
There are a number of outstanding matters of detail to be resolved, including contributions and the S106 Legal Agreement, so it is recommended that authority be delegated to officers to resolve these with the developer.

7
Recommendation 

Delegated authority to officers to approve subject to conditions to include:
· standard time limit;
· in accordance with amended plans;
· finished floor levels to be provided;
· details of construction and layout to be provided;
· details of environmental specification to be submitted, including insulation and glazing;
· details of materials to be submitted;
· landscaping plan to be submitted, including fencing; 

· details of cycle storage to be provided;
· details of bin storage to be provided;
· details of lighting to be submitted;
· details of drainage and flood mitigation measures to be provided;
· roads, footpaths and sewers to be constructed to an agreed specification prior to first occupation;
· parking to be constructed to agreed specification prior to first occupation;
· in accordance with recommendations of contamination survey and remediation plan; and
· in accordance with recommendations of noise and vibration report;
and a Section 106 legal Agreement to cover:

· developer contributions to services provided by Norfolk County Council; 

· developer contribution towards transportation obligations;
· developer contributions to management and maintenance of local open space;
· provision, maintenance and management of open space and play equipment; and

· provision and management of affordable housing.
8
Reason for Recommendation
Subject to the above, the application is considered to be in accordance with Regional Spatial Strategy Policy (particularly ENG1), Adopted Broads Core Strategy Policies, (particularly CS1, CS7, CS21 and CS24), saved Broads Local Plan Policies (particularly NOR1, H1) and City of Norwich Local Plan 2004 Policies. 
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[image: image1.jpg]BA/2007/0051/HISTAP — Transco Land, North Of Railway Line, Cremone Lane, Norwich
Erection of 44 units consisting of terraced housing and flats, incorporating both private and affordable housing and associated
access and open space (amen ded proposal).
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