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PLANNING CONTEXT
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The NPPF is clear that planning should “support
strong, vibrant and healthy communities” (Para
8b). This requires development to ensure access
to local services that reflect the community’s
needs and support its health, social and cultural
wellbeing. The site could deliver up to 147
market and affordable dwellings in Eccles, a
settlement with access to a railway station,
village hall and employment opportunities.

The proposed development would deliver plentiful
public open space, with provision made for
children’s play facilities. A convenience store would
be provided onsite, boosting the sustainability of
Eccles through the provision of increased services,
and benefiting existing and future residents.
Appropriate financial contributions will be agreed
to improve and enhance existing local services.
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The NPPF, at paragraph 8, recognises the ability of
sustainable development to perform an environmental
role in contributing to protecting and enhancing the
built environment. The Environment Agency’s Flood
Map for planning identifies the site as being located
within Flood Zone 1 and being at low risk of flooding.

The site is not subject to any statutory or non-statutory
environmental designations, nor located within the
Green Belt or an Area of Outstanding Natural Beauty,
and there are no heritage assets on the sites. The site
would deliver a sustainable residential development,
with green infrastructure, strong connectivity, public
transport and a minimum 10% biodiversity net gain.
The site is directly adjacent to the Snetterton Heath
employment area, with a wide range of employment
opportunities, therefore limiting the need to

travel to the main urban areas of the District.
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4. DEVELOPMENT PRINCIPLES

Character & Identity

A unique new community with housing with
a strong and distinctive character relevant to
the local context and heritage, at a scale and
type sympathetic to the landscape character.
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Sustainability

A sustainable community with a strong
green infrastructure, strong walking and
cycling connectivity, public transport and
renewable energy and high environmental
standards to minimise carbon emissions,
resource consumption and pollution.

Quality

A development whose design and
construction will be of high quality and
ensure high social and economic value.

Built Environment

A development with a clear hierarchy of
streets and spaces that create a dynamic
and varied built environment integrated
with strong green infrastructure.
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Landscape & Biodiversity

A development that will respect landscape
and habitats, create new wildlife areas and
enhance biodiversity.

’
,

) QII [
\\
A

I ;
ﬁg_ﬁ%_ v iy,

Health & Well-being

A design to encourage healthy lifestyles and
which offer better living environments to
allow good health and well-being for those
living in the community.

Inclusive & Accessible

A wide range of houses and amenities that
are accessible to a diverse range of people
with homes that allow adaptation and
flexibility throughout their lifetime.

Lifetime Planning

High quality design and construction that
will ensure the longevity of buildings and
the external environment.
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5. SITE CONSTRAINTS +
OPPORTUNITIES

LOCAL AMENITIES
KEY

B site

¢ 1 mileradius

9 Convenience store

9 Pharmacy

9 Restaurants / Cafes

9 Public House

o Doctors surgery
ﬁ Religious buildings
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ARCHEOLOGICAL

The archaeological report by Cambridge Archaeological
Unit (July 2021) concludes that modern heritage
features within the wider site boundary include

WWII airfields, runways and buildings.

Pre C.1600 AD archaeological features are
more likely towards the River Thet and
around the now-drained Ashby Mere.

There are a number of local scheduled monuments
and features whose settings may be impacted

by development and will need to be considered
further as part of the detailed design stage.

@ Local Heritage Features- identified on page 9
& River Thet and fishing lakes
. Area of land for consideration

CONTAMINATION RISK

A contamination report produced by PDC (Oct 2021)
concludes that it is unlikely there are significant
sources of contamination present across the site.

Historic surface mineral workings are identified
on the southern boundary of Parcel R1 and R2
- a geotechnical investigation is required to
establish if remediation is necessary.

. Low contamination risk

.

Further investigation
required to assure the
Gallows Hill Tumulus site
and its setting will not be
disturbed by development.
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SITE CONSTRAINTS +
OPPORTUNITIES

ECOLOGY

A Preliminary Ecological Appraisal (PEA) has been
prepared in relation to the proposed development
at the site. The PEA sets out a number of mitigation
measures and recommends further species surveys.

No designated sites were present within 2km of the
site. The site is dominated by developing grassland.
The PEA notes that the site should deliver a minimum
of 10% biodiversity net gain and recommends the
retention of trees and hedgerows wherever possible.

LANDSCAPE

The landscape of the site is relatively flat, relatively
elevated clay plateau underlain by chalk bedrock.

There are no public rights of way through the site
currently.

Existing hedgerows to be retained and additional
hedgerows and green corridors are encouraged to
ensure potential landscape and visual impacts are
contained and the overall landscape is enhanced.

NOISE

A Noise Impact Assessment has been prepared in
relation to the site. The report concludes that the
future noise climate at the proposed development
can be controlled through appropriate noise
mitigation measures to meet acceptable noise levels
in both internal and external amenity areas.

The added constraints of the private railhead would
need to be considered as part of a detailed planning
application.

Therefore noise and vibration should not be
deemed to be a determining factor in the
granting of planning permission for this site.

Area of land on site where noise
mitigation measures would be
required (due to railway line)
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FLOOD RISK

The site sits within Flood Zone 1
- preferential for all development.

The site is at moderate risk of pluvial flooding.

Principles for Surface water:

By following the SUDS hierarchy, it is assumed the
site would be drained by soakaways, either individual
to each property or larger soakaways in groups, with
swales to meet the NCC LLFA Guidance Document. A
search of the local asset maps indicates that there
are no Anglian Water assets in close proximity.

The local geology is predominantly sandy and chalky
soils with isolated clay bands, its highly likey this
approach would be sufficient and work on the site.

Percolation testing would be undertaken as part of any
site investigation prior to detailed planning submission.

Principles for Foul Water:

Foul water asset maps from Anglian Water confirms there
are no sewers in the immediate vicinity. This leads to two
potential approaches, one would be to design a pumping

system and raising main into the nearest treatment works.

Option two is on site treatment, this would depend upon
the final size and scale of the dwellings and numbers
built. Further testing and investigation would be required,
however housing developments within Eccles have
proceeded using similar approaches and the known
geology means there is a high likelihood a system can

be designed and drained on the site or adjacent land

to allow for a potential on site treatment works.

As a result, flood risk is not considered to
be a determining factor to the vision.
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TRANSPORT

The site and village of Eccles can be accessed from
the north via the A11, taking Station Road and

Hargham Road, and from the south via Heath Road.

Also accessed via Heath Road is the service station,
Richard Johnston Limited and other sites within
Snetterton Heath Employment Area, as well as the
quarry and Recycling Centre.

There is limited public transport (no buses).

Eccles Road Train Station provides connections to
Thetford, Harling Road, Attleborough, Norwich and
other destinations on the Greater Anglia line and
East Midlands Railway. However connections are
only available at limited times of day.
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POTENTIAL FUTURE TRANSPORT
IMPROVEMENTS

It is proposed that access is achieved via Station
Road and Heath road; this would require the removal
of one house, owned by Richard Johnston Ltd.

A transport report was produced by PDC in July 2025. The
report concludes that several potential enhancements
are required to facilitate additional traffic created

by a residential development on sites R1 and R2.

The potential enhancements are detailed
on the following pages.

Indicative site entrance
to show widening to
Heath Road and footway

<

Fig.1 Diagram indicating Heath Road widnening at site entrance (PDC)
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Parcel R1 Transport
Improvements

e Heath Road shall need to be widened to
accommodate two-way passing of vehicles with a
minimum width of 5.5m. (fig.1)

e A footway between 1.5m — 1.8m along the eastern
field side of Heath Road to form a pedestrian route
to the junction of Eccles Road and Heath Road.

e Land purchase along the eastern field side of the
road will be required to attain the minimum road
width and associated footway.

¢ A new footway leading north of the Heath Road
junction to link existing commercial developments
with Parcel R1

e Junction improvement works to formally
demarcate and align the junction with kerbing and
appropriate road markings to current DMRB and the
DfT Traffic Signs Manual.

e A formal site entrance junction will be required
with the appropriate visibility splay and

corner radius to Norfolk County Council Highways
details and specifications.

Fig.2 Proposed visibility splay & 30mph speed limit

Parcel R2 Transport
Improvements

¢ A standard visibility splay of 2.4m x 43m subject to
NCC Highways approval. (fig.2)

¢ Relocation of existing overhead utility poles within
the visibility splay in both directions.

¢ Relocation of existing road signs within the visibility
splay both directions.

e Trimming of existing hedges back to the edge of
the adoptable highway were encroachment
has occurred.

e Provide a footpath link to the village hall car park,
either on highway land or within the hall grounds.

¢ Provide a footway on the western side of Station
Road leading up to the level crossing.

e Drop kerb crossing at either end of footway on
the eastern side of Station Road, one to cross to the
village hall and one at the opposite end to connect
with possible footway to the level

crossing.

e New pedestrian crossing over the railhead linking
Parcel R1 and R2.

¢ New footbridge when railhead is in use.
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6. SITE CONSTRAINTS OVERVIEW

The adjacent diagram outlines the primary constraints
affecting the suitability of Parcel R1 and R2 for residential
development. The main constraints are as follows:

¢ Noise levels of railway line and private railhead

e Access improvements required

e Historic surface mineral workings around railway cutting
e Historic site - Gallows Hill

e Grasslands and high-quality habitats to be retained

e existing hedgerow bisecting Parcel R1

KEY

== Boundary of land parcel for consideration

#? Vehicular access to wider area.
o *Railway Line
Johnston Quater
.Historic residential
.New residential
.Current residential construction

.Wood and operational timber yard

. Recycling centre 0 Existing hedgrow + bunding
.Quarry ((( Railway noise

' Veteran Trees O Old railway cutting

% Prevailing wind @ Gallows Hill Tumulus site

Residential Land at Snetterton ¢ Vision Document 23



7. OPPORTUNITES

In conclusion there are demonstrably no
environmental or technical constraints that would
preclude the delivery of a residential development
on the land at Snetterton.

The existing private railhead naturally splits
the site into 2 areas (North R2 and South

R1). A pedestrian rail crossing and footbridge
across the tracks will add to the permeability
between the two residential sites and to the
wider area as it will create a direct pedestrain
route to Eccles on the west of the railway line.

OPPORTUNITIES

e Richard Johnston Limited own e  Existing Landscape Buffer and
Wychwood House on Station Road which opportunity for future buffering
could be removed to create access

e Introduction of a convenience store
e Proposed houses to back onto existing
houses and overlook railway siding KEY

e appropriate distance from railway line — Site boundary

<> Entry/Exit

e Good opportunity for public open . Residential parcels
space and BNG improvement
. Public open space

e  QOpportunity to connect sites via . Buffer landscaping
pedestrian crossing on railhead,
increasing permeability between
residential sites and wider area /. Wychwood House

S Pedestrial rail crossing
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8. DEVELOPMENT PROPOSAL | 3 R ED Ve

It is envisaged that the site will deliver a
scheme of around 147 dwellings, with a policy
compliant level of affordable housing being
provided onsite. A mix of sizes and tenures will
be delivered to meet local housing needs.

The dwellings would be set within attractive public
open space, with provision made for children’s

play facilities (i.e. a LAP). A sustainable water

and drainage strategy (utilising SuDs) to mitigate
potential flood risk will be implemented and
integrated into the landscaping of the development.

A small to medium sized convenience store KEY

will be delivered within Parcel R2, located

in close proximity to existing residential . AP

properties within Eccles. This new retail unit

would boost the sustainability of Eccles and . POs

benefit existing and future residents. . Existing hedges
. Open space

Access will be achieved via Station Road and

Heath Road. This will involve the removal of ' Vehicle entrance

one existing house, which is owned by Richard Development parcels

Johnston Ltd. New cycle and pedestrian
links will be provided throughout the site,

J Key elevations

connecting directly to the wider villages. . primary roads
. . Pedestrian movement
A landscaped bund is proposed to the
edge of the railway to provide visual . Rain gardens
amenity and enhance ecological value. - Bund
un
. . " . SuDS ponds
Series of public open spaces (POS) to create a “green
heart” to the proposal. Convenience store
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