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 1 Introduction

 1.1 This Design and Access Statement has been prepared on behalf of Norfolk Land Limited & 
Norfolk Homes Limited in support of a planning application for the erection of 74 dwellings on
land off Drayton High Road, Drayton.

 1.2 The description of the development included on the application form is:

Proposed development of 74 dwellings, garages, open space, vehicular access and 
ancillary works

 1.3 The Design and Access aspect of this statement has been prepared in accordance with the 
Town and Country Planning (Management Procedure (England)) Order 2015 and the advice 
contained in the online resource National Planning Practice Guidance which requires an 
application of this type to be accompanied by a Design and Access Statement.

 1.4 The purpose of this statement is to explain the design principles and concepts that have been
applied to the proposed development and how issues relating to the access to the 
development have been dealt with. The Statement therefore should be read in conjunction 
with the planning application, supporting drawings and the accompanying documents listed 
below in Table 1.

Table 1 Application Documents

Drawings: NHDN/10-01 Proposed Layout

NHDN1/EF-01 External Finishes

NHDN1/GEN/011 Affordable Housing Plan

NHDN1/GEN/013 Site Location Plan

1304/SEC/001 Indicative Proposed Cross-Sections

1304/SUR/01 Rev B Site Survey Drawing

1304/HWY/043 Rev B Access with realigned Drayton High Road

16.12.01-PL01 Chesterton ‘A’ House Type

16.12.01-PL02 Orwell House Type

16.12.01-PL03 Lister ‘E’ House Type

16.12.01-PL04 Drake ‘D’ House Type

16.12.01-PL05 Chambers House Type

16.12.01-PL06 Lawrence House Type

16.12.01-PL07 Keats & Shelly ‘D’ Combination 

16.12.01-PL08 Shelly ‘D’, Keats & Minton Combination

16.12.01-PL09 Keats & Minton Combination

16.12.01-PL10 Defoe ‘A’ House Type

16.12.01-PL11 Defoe ‘E’ House Type

16.12.01-PL12 Fleming (Handed) & Wilkins ‘C’ Combination

16.12.01-PL13 Fleming & Wilkins ‘C’ (Handed) Combination

16.12.01-PL14 Elliot ‘B’ House Type x4

16.12.01-PL15 Elliot ‘B’ x 3

16.12.01-PL16 Chambers ‘A’ House Type

16.12.01-PL17 Shelley, Fleming ‘A’ & Minton Combination

16.12.01-PL18 Gladstone House Type
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16.12.01-PL19 Chaucer House Type

16.12.01-PL20 Mallory House Type

16.12.01-PL21 Byron ‘A’  House Type

16.12.01-PL22 Hogarth ‘A’ House Type

16.12.01-PL23 Bentham House Type

16.12.01-PL24 Swinburne House Type

16.12.01-PL25 Elliot ‘C’ x 2

16.12.01-PL26 Minton (x 2) & Keats Combination

16.12.01-PL27 Blake House Type

16.12.01-PL28 Wilkins ‘B’, Fleming ‘A’ (Handed) & Fleming ‘A’ 
Combination 

16.12.01-PL29 Scott ‘B’ House Type

16.12.01-PL30 Babington ‘A’ House Type

16.12.01-PL31 Garages

16.12.01-PL32 Garages

16.12.01-PL33 Garages

16.12.01-PL34 Chambers & Chambers ‘A’ (Handed) Combination

Reports: Transport Statement ASD Engineering

Flood Risk Assessment & Drainage Strategy ASD Engineering

Landscape & Visual Impact Assessment Allan Moss Associates

Arboricultural Implications Assessment & 
Preliminary Method Statement

Oakfield Arboricultural Services

Ecology Report – Phase 1 Habitat Survey James Blake Associates

Reptile Survey James Blake Associates

Archaeological Trenching Report Pre-Construct Archaeology Ltd

Design & Access Statement Wheatman Planning Ltd

Planning Statement Wheatman Planning Ltd

Statement of Community Involvement Wheatman Planning Ltd

Draft section 106 Heads of Terms Wheatman Planning Ltd

Desk Study, Quantitative Risk Assessment, 
Including Site Investigation

Norfolk Partnership Laboratories 
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Table 2 – Consultant Team

Highways, Drainage & Flood Risk ASD Engineering 

Architecture ASD Architecture

Ecology James Blake Associates

Archaeology Pre-Construction Archaeology Ltd

Landscape and Visual Impact Assessment Alan Moss Associates

Landscape Design James Blake Associates

Ground & Contamination Investigations Norfolk Partnership Laboratories

Planning Consultants Wheatman Planning Ltd

Arboricultural Oakfield Arboricultural Services
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 2 Site Description and Location

 2.1 The application site covers an area of approximately 3.0 ha (7.4acres) on land at Low Farm, 
Drayton. It is found to the south of the A1067 Drayton High Road and to the south east of 
the centre of Drayton village. It lies just outside but immediately adjacent the limits to 
development identified for Drayton within the Broadland District Council (BDC) Site 
Allocations DPD(2015).

 2.2 The main area of the proposed for the housing scheme consists of one field roughly 
rectangular in shape, measuring approximately 303m from east to west and about 117m 
from north to south.  It has a frontage onto Drayton High Road of approximately 60m and a 
further northern boundary distance of 274m. The eastern boundary measures around 52m, 
western boundary 123m and southern boundary 187m; there is a further area of mature 
trees located to the south-east corner of the site which forms part of the open space.

 2.3 The main part of the site is an undulating field currently in agricultural use that slopes down 
from the south-east to the north-west at gradients ranging from 1 in 8 to 1 in 30; from the 
south-east corner of around 25.57mAOD towards the north-west corner at a level of 
12.83mAOD.

 2.4 The site's boundaries are generally well defined with a hedgerow extending along the western
part of the northern boundary. The central part of the northern boundary is more open while 
the eastern part is bounded by a group of trees. Beyond this perimeter vegetation there is 
existing residential development at Lodge Breck and along Drayton High Road.  To the east 
the site is bounded by mature broadleaf trees and a 3m to 4m high wall attached to the 
property known as Drayton Old Lodge hotel. The southern boundary is formed by a planted 
woodland approximately 15m deep; this is situated within the application site. While to the 
west the site is more open and abuts existing residential development known as Fairview 
Close and the farmyard of Low Farm.

 2.5 There are no public footpaths, public rights of way or special designations directly affecting 
the application site. There are however a number of public footpaths in the local area with 
potential views of the site, these are assessed in the accompanying Landscape and Visual 
Impact Assessment.
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Figure 1 Site Location Plan
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 3 Proposed Development

 3.1 This is a detailed application for the erection of 74 two storey dwellings. This will include a 
mix of one, two, three,  four and five bedroom properties, 24 of which will be affordable 
homes. House building will be undertaken by one of the joint applicants, Norfolk Homes 
Limited, who have a track record of speedily delivering housing in the Broadland part of the 
Norwich Policy Area; within the past three years they have undertaken schemes at 
Sprowston (Phases 4 and 5 were both 3 months from consent to commencement on site) and
Blofield (7 months from consent to commencement).

 3.2 The development includes the creation of a new vehicular access from Drayton High Road and
a pedestrian/cycle link being provided through Fairview Close. The access will comprise of a 
Type 3 standard access road, incorporating a 4.8m carriageway and 1.5m footways either 
side of the road forming a priority junction arrangement with Drayton High Road. The new 
access will necessitate the relocation of the existing bus stop currently located alongside the 
site frontage. Agreement has been reached with NCC highways Dept. on the revised location 
of the bus stop further along Drayton High Road to the south-east. The master-plan also 
illustrates the new pedestrian/cycle link to be provided between the site and Fairview Close 
to the west. Car parking and cycle parking will be provided on site in accordance with NCC 
guidance note “Parking Standards for Norfolk 2007”.

 3.3 Public open space is provided as an integral part of the development comprising 0.81ha over 
two parts of the site in accordance with the planning policy requirements set out in the 
Development Management DPD and the JCS and the SPD “Recreational provision in 
Residential Development” (2016).

 3.4 The overall objective of the proposal is to create an attractive new environment in which to 
live, offering good links to local facilities and the centre of Drayton. The aspiration is to 
develop a scheme based on advanced new designs of houses from Norfolk Homes LTD. The 
vision includes a commitment to high quality design and layout that will create a distinctive 
new area of housing which will be attractive to purchasers and local neighbourhood alike. The
scheme will assist in meeting the identified housing need of Broadland District Council with 
the emphasis being on family housing, including the provision of affordable homes in mixed 
tenures, for local people.

 3.5 The vision therefore is to:

▪ Ensure this development does not become a simple replication of the past or a 
replication of existing development in Drayton unless there are good design reasons 
for doing so.

▪ Ensure the proposed development does not turn its back on the existing settlement 
but becomes part of it, being an attractive place for both new and existing residents in
which to live and enjoy.

▪ Provide community benefits on-site in consultation with the local community.

 3.6 The exact form and use of open space whether to be used for formal or informal recreation is
a decision which the applicants intend to facilitate between the local community, Drayton 
Parish Council and Broadland DC.

 3.7 This Design and Access Statement therefore will assist an understanding of the design 
principles relevant to the development and in particular its context, the form of the 
development, the layout, landscaping and design.

Norfolk Land Ltd & Norfolk Homes Ltd - Drayton – Design & Access Statement



Figure 2 – Layout Drawing
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 4 Planning Policy Context

 4.1 The Planning and Compulsory Act 2004 requires that decisions on planning applications must 
be made in accordance with the adopted Development Plan unless material considerations 
indicate otherwise. The National Planning Policy Framework 2012 (NPPF) is a material 
consideration in the preparation and determination of planning applications and reiterates 
this advice in paragraphs 11 & 12. Paragraph 12 places particular emphasis on the need for 
up to date local plans and states it is highly desirable for every local planning authority to 
have an up to date local plan in place. Paragraph 49 states “... housing applications should be
considered in the context of the presumption in favour of sustainable development. Relevant 
policies for the supply of housing should not be considered up to date if the LPA cannot 
demonstrate a five year supply of deliverable housing sites...” The most recently available 
published figures for the five year HLS for the Greater Norwich Area are provided in the 
2015-16 AMR which states that the HLS for the NPA is 4.7 years supply. The provisions of 
paragraph 49 therefore applies in the consideration of this application.

 4.2 This application has been prepared therefore with due consideration to the relevant policies 
contained in the Development Plan for the area which comprises of the following documents:

▪ The Joint Core Strategy for Broadland, Norwich and South Norfolk - (March 2011 as 
amended January 2014)

▪ Broadland District Council Development Management DPD- August 2015

▪ Broadland District Council Site Allocations DPD – May 2016

▪ Drayton Neighbourhood Plan – July 2016

 4.3 Other material considerations that have been taken into account in the preparation of this 
application are supplementary planning guidance documents prepared by Broadland District 
Council (BDC) including the following; Affordable Housing (2008); Broadland Landscape 
Character Assessment (2013) and Recreational Provision in Residential Development (2016). 
In addition the advice and guidance provided in the online National Planning Practice website 
has also been referred to in preparing these proposals.

Table 3 - Relevant Policies from the Development Plan

Joint Core Strategy for Broadland, Norwich and South Norfolk (March 2011 as 
amended January 2014)

JCS1 Requirement for new development to be sensitive to climate change and to 
promote sustainability. Development should be well located and designed to 
use resources efficiently

JCS2 Requirement for all new development to be designed to highest standard to 
create a strong sense of place

JCS3 Major developments will need to demonstrate the effort made to maximise 
the provision of energy from low carbon energy sources and the steps taken 
to maximise opportunities for sustainable construction

JCS4 All new development will need to provide a mix of housing to provide 
balanced communities and to meet the needs of the area. Provision of 
affordable housing and an appropriate tenure mix is a key requirement. On 
sites of 16 dwellings or more (or over 0.6ha) the proportion of the affordable 
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housing target is 33%.

JCS6  This policy seeks to ensure that the transport system will be enhanced to 
develop the role of Norwich as a Regional Transport Node, particularly through
the implementation of the Norwich Area Transport Strategy (NATS). 
Development will be concentrated close to essential services and facilities to 
encourage walking and cycling as the primary means of travel with public 
transport for wider access.

JCS7  New development proposals are expected to maintain and enhance the 
quality of life and well being of existing communities, to promote equality and
diversity and to protect and strengthen community cohesion.

JCS9 The Norwich Policy Area (NPA) is the focus for major growth and 
development. Housing need will be addressed by the identification of new 
allocations to deliver a minimum of 21,000 dwellings distributed across 
various locations, including; Broadland smaller sites in the NPA: 2,000 
dwellings, to be made in accordance with the settlement hierarchy and local 
environmental and servicing considerations.

JCS12 Identifies Drayton as one of 10 Urban Fringe parishes. The policy indicates 
that opportunities will be sought throughout the suburban area and the fringe
parishes to contribute towards delivering the ‘smaller sites in the NPA’ 
allowance (2,000 dwellings -Policy 9)

JCS20  A co-ordinated approach will be taken towards the provision and 
maintenance of infrastructure services and facilities to support development. 
Provision will be achieved through a number of means including contributions 
towards strategic infrastructure from all residential and commercial 
development through CIL and appropriate S106 contributions.

JCS 21  Broadland District Council will take a positive approach when considering 
development proposals in their part of the Norwich Policy Area that reflects 
the presumption in favour of sustainable development contained in the 
National Planning Policy Framework. The Council will work proactively with 
applicants to find solutions to ensure wherever possible proposals are 
approved.

Development Management DPD (August 2015)

GC1 Planning applications that meet the requirements of sustainable development 
as outlined in the NPPF and that accord with the policies of the DPD will 
generally be supported and approved without delay.

GC2 New development should be accommodated within the settlement limits 
identified on the proposals map. Outside these limits development that does 
not result in any adverse impact will be permitted where it accords with a 
specific allocation and/or policy of the development plan 

GC4 Development will be expected to have a high standard of design and avoid 
any significant detrimental impact. Proposals should pay regard to a number 
of specific criteria including local character and environment, accessibility, 
meeting amenity requirements, creating safe environments, incorporating 
appropriate infrastructure etc.

EN1 Requirement for development proposals to protect and enhance the 
biodiversity of the district. Specific criteria need to be met if harmful effects 
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occur including provision of mitigation, demonstrating that the benefits of the 
development outweigh the harmful etc.

EN2 Requirement for all development proposals to have regard to the Landscape 
Character Assessment DPD. Specific criteria requirements include the need to 
have regard to gaps between settlements, visually distinctive skylines etc.

EN3 Requirement for all development to maximise opportunities for well managed 
network of wildlife habitats. There is a requirement for residential 
development, comprising of 5 dwellings or more, to provide at least 4ha of 
informal open space per 100 population and at least 0.16 ha of allotments per
1000 population. Appropriate arrangements will need to be made for the 
management and maintenance of green infrastructure.

EN4 Requirement for all development proposals to make an adequate assessment 
of potential pollution and, if required, proposed mitigation measures. 
Development will only be permitted if no adverse impact on amenity, human 
health or the natural environment.

RL1 Requirement for all new residential development of 5 or more dwellings to 
make adequate provision and subsequent maintenance arrangements for 
recreation. Formal recreation provision should amount to 1.68ha / 1000 
population and provision of children's play space should equate to at least 
0.34ha/1000 population.

TS2 Requirement for major development proposals to submit a Transport 
Assessment and/or Travel plan.

TS3 Development must not lead to any adverse impact on the satisfactory 
functioning or safety of the highway network.

TS4 Requirement for new development to provide appropriate parking and 
manoeuvring space to reflect the use and location as well as its accessibility 
by non car modes

CSU4 Provision of waste collection and recycling facilities within major development.

CSU5 Surface Water Drainage. Development must, as appropriate, incorporate 
mitigation measures to reduce surface water run off, manage surface water 
flood risk to the development itself and to others, maximise the use of 
permeable materials to increase infiltration capacity, incorporate on site water
storage and make use of green roofs and walls wherever reasonably practical.

Drayton Neighbourhood Plan (July 2016)

Policy 1A Development proposals must demonstrate how a high standard of design, 
sustainability and innovation will be achieved. Proposals which reflect the 
historic character of Drayton will be supported

Policy 2A Development proposals that use traditional building materials found in 
Drayton will be supported

Policy 3 Maintaining important views- in the instance of this application- View of St 
Margaret's Church tower from routes into the village and from around the 
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village centre.

Policy 5 Flooding: Development proposals that fall within the Drayton Critical Drainage
Area as identified in the Norwich Surface Water Management Plan must be 
accompanied by a Flood Risk Assessment  which considers surface water 
flooding

Policy 7 Improved Walking and Cycling Routes – Development proposals which would 
provide or help to provide improvements to the network of footpaths in 
Drayton will be supported- in the instance of this application- Contributing 
towards the creation of a new contiguous route running from the Low Road in 
the village centre to Drayton Wood and Canhams Hill and onwards to Hall 
lane, School Road and Drayton Dreway and the Marriotts Way

Policy 9 Increasing the use of the King George V Playing Field. Development proposals
which would provide new or improved facilities likely to increase the use of 
King George V Playing field will be supported.

National Planning Policy Framework 2012 (NPPF)

 4.4 The paragraphs of the NPPF considered most relevant to this application include 2, 6, 7, 11, 
12, 13, 14, 15, 17, 23, 32, 35,47, 49, 50, 56, 60,73, 103, 109,159, 186 and 187.
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 5 Consultations

 5.1 In accordance with section 122 of the Localism Act 2011 and Broadland District Council's 
Community Involvement Protocol, the applicants have consulted with the local community, 
together with statutory and other consultees, and the District Council.

Consultations with Technical Stakeholders & Service Providers

 5.2 Throughout the process of preparing this application for planning permission, various 
statutory consultees have been approached and informed of this proposed development. 
Significant dialogue has occurred in association with the technical studies that have been 
undertaken and now accompany this application. The organisations consulted as part of the 
pre-application process and preparation of this detailed planning application include:

▪ Norfolk County Council – Highways

▪ Norfolk County Council – Planning Obligations

▪ Anglian Water

▪ Environment Agency

▪ Norfolk Historic Environment Service

▪ Broadland District Council – Planning Department

▪ Broadland District Council – Housing Department

▪ Utilities Providers – BT Open Reach

- National Grid

- UK Power 

Local Consultations

 5.3 Pre-application consultations have been undertaken with Drayton Parish Council, officers from
Broadland District Council as well as the local community. This includes discussion with 
members of the Parish Council at a preview session prior to the Public Exhibition, meetings 
with Broadland District Council officers and a public exhibition held at The Bob Carter Centre, 
School Road, Drayton on Tuesday September 6th 2016. Full details of this consultation 
exercise are provided in the Statement of Community Engagement accompanying the 
application.
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 6 Site Evaluation

 6.1 This section provides a summary of the assessments undertaken of the site and its 
surroundings.

Physical Context

 6.2 The physical and contextual appraisal of the site and the surrounding area, including the 
wider landscape is the starting point for analysis of the site; identifying the physical 
characteristics, the surrounding land uses, building styles and the forms of development. This
provides the basis for the appraisal of the other factors influencing the form of development 
that might evolve.

 6.3 A full topographical survey of the site was undertaken of the site by ASD and Figure 3 below 
provides information of the site topography using contour information taken from the survey.

Figure 3 Site Topography
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Landscape Context

 6.4 The site lies on the northern edge of the Wensum valley which is a broad low lying area of 
flood meadows and riverside trees. The southern valley slopes rise towards the residential 
areas of Costessey while the northern valley slopes rise towards the residential area of 
Drayton. The site however lies beyond the ridgeline of the valley and the ground actually falls
away from the valley towards the urban area. The tree belt that has been planted along the 
southern site boundary occupies this ridgeline and this in combination with the falling 
topography  serves to isolate the site from the Wensum valley to the north.

 6.5 The BDC Landscape character Assessment classifies the land to the south of the application 
site as falling within Local Character Area A1: Wensum River Valley. The BDC Landscape 
Character Assessment map however indicates the site falls within the adjoining urban area 
outside of Area A1. The inherent landscape sensitivities and planning guidelines identified for 
Area A1 therefore do not apply to the site.

 6.6 A full Landscape and Visual Impact Assessment (LVIA) was undertaken by Allan Moss BA BPI 
MRTPI Dip LA MLI of Allan Moss Associates LTD of the proposed development and it was 
concluded the site is isolated from the wider landscape of the Wensum valley but relates well 
to the village of Drayton. The site is assessed as being capable of absorbing residential 
development on the scale proposed without giving rise to unacceptable effects on the 
character of the wider landscape.

 6.7 A more detailed evaluation of the landscape and visual impact of the proposal is undertaken 
in paragraphs 7.45 – 7.52 below.

Architectural/ Historical Context

 6.8 Drayton is one of the largest suburban villages found within the District located 
approximately 7 kilometres (4.3mi) north west of Norwich. It is situated on the A1067 road 
between Hellesdon and Taverham. The population of the parish is 5479 as recorded during 
the 2011 census.

 6.9 Drayton is mentioned in the Domesday book as Draituna, meaning place where logs are 
dragged. The village at the time possessed a church, cattle and ploughs. There is evidence 
however, that the area was settled much earlier and in 1849, Roman pottery was unearthed 
in the village.

 6.10 The parish church of St Margaret's was originally built in the 13th century, but had to be 
substantially rebuilt in the 19th century after the tower collapsed in 1850.

 6.11 Between 1432 and 1459 the village was in the possession of Sir John Falstof a prominent 
soldier in the Hundred Years war. He built Drayton Lodge, a red brick 'plaisance', as a lookout
overlooking the river Wensum and the main road into Norwich. Its ruins are still visible today.

 6.12 The village also still has the 14th Century Village Cross. The Red Lion PH was built in 1668. 
During the 17th and 18th centuries Drayton was a typical village with approx 244 inhabitants, 
34 houses and 54 families. In 1845 William White described it as “a fine village “with 372 
inhabitants. The National School was built in School Road in 1859 for about 100 children.

 6.13 Drayton was once served by its own railway station on the Midland and Great Northern line 
into Norwich from the north which opened in 1882 and closed in 1959. Today, the track bed 
forms part of the Marriott's Way, a long distance footpath providing access to Norwich in the 
south and Aylsham to the north.
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 6.14 The character of Drayton is of mixed styles which include Georgian, Victorian and Edwardian, 
together with twentieth century development of various types.  A character assessment was 
undertaken by the project architects, around the main centre and the surrounding existing 
residential areas. The area consists of mainly two storey dwellings. There is a mixture of 
materials such as red brick, buff brick and cream coloured render for walls, with red plain 
tiles and pantiles, dark coloured plain tiles and pantiles and dark grey slate for roofs. The 
detailing of dwellings is typical of buildings found within central Norfolk with some dwellings 
having bay windows with hipped plain tile bonnet roofs, windows of Edwardian and Victorian 
design and chimneys with simple projecting brick detailing. 

 6.15 A large new housing estate, Thorpe Marriott, was built partially within the parish of Drayton 
in the 1980's. It has its own shopping centre at Acres Way, including a fish shop, mini Tesco, 
the Otter public house and an estate agent although a number of other planned amenities 
including a school were never built. Two thirds of the development lies within Taverham and 
the other third is located within Drayton.

 6.16 Drayton today has a petrol station, Barclays Bank, post office, butcher, doctors’ surgery and 
pharmacy,  bakery, florist, hairdressers, beautician, dress shop, two industrial estates, a 
number of public houses including The Cock Inn and The Red Lion, and Drayton Old Lodge 
and Stower Grange hotel and restaurant. It also has a Tesco superstore located off the A1067
Fakenham Road. There are two schools, a village hall, playing fields, the Bob Carter sports 
and community centre. Drayton also has Low Road Potato Farm which serves the local 
community and businesses with potatoes and vegetables. R G Carter construction and farms' 
businesses are located here.

 6.17 In terms of architecture much of the existing village was built post war when the population 
of the parish expanded rapidly and therefore there are few prevalent architectural features 
specific to Drayton. There are also a number of properties found on Drayton High Road 
displaying some fine examples of decorative brickwork to eaves and gables. The Red Lion PH,
one of approx. 11 listed buildings found within Drayton, was originally built in brick with a 
flint infill but now has a whitewash finish. Properties located off School Lane display a mixture
of red brick and render construction.

 6.18 The architectural references from earlier buildings are important and add character to the 
area, such that their influence ought to carry forward into aspects of the design of new 
development.  This will, it is intended, create a degree of continuity and interest in the new 
development. 

Sustainability Context

 6.19 Access to facilities within the existing settlement is a key objective to encourage both their 
use and also to encourage the use of other means of transport other than the private car. 
Drawing No: 1304/TRA/001 (Site Location & Local Amenities Plan) below taken from the 
Transport Statement illustrates the position of the site in relation to the wider context of the 
village and local facilities.

 6.20 Further information on distance and travel time from the site by walking & cycling to these 
facilities and amenities is given in Table 4 below. 
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Table 4 – Distance to Facilities & Services

Amenity Type Amenity Description 
Distance from

Site
 Approximate
Walking Time

Approximate
Cycling Time

Education

Drayton Church of England  
Junior School 

1km 14mins  4mins

Taverham High School 3.5km 49mins 13mins

Drayton Infant School 1.6km 22mins 6mins

Employment/Retail 
Areas

Drayton Village Centre (Bank,
Red Lion Public House,
Drayton Local Convenience
Stores, Butcher and Patisserie

Approx. 500m 7mins 7mins 2mins

Employment / Retail
Taverham Town Centre
(pubs, takeaways, post office,
convenience store)

Approx. 3km 41mins 11mins

Industrial/Employment Drayton Industrial Complex  50m 10mins 3mins

Health

Drayton Pharmacy 750m 10mins 3mins

Medical Practice 950m 13mins 3.5mins

Hellesedon Hospital 2km 28mins 7.5mins

Retail Tesco Supestore 950m 13mins 3.5mins

Leisure & Recreation Royal Norwich Golf Course 2.6km 36mins 10mins

Church
Drayton Methodist Church 150m 2mins 0.5mins

St Margaret’s Church 750m 10mins  3mins

 6.21 It is an objective of good planning to dovetail a new development into the fabric of an 
existing settlement, particularly where permeability of movement is concerned from the 
existing to the new. The site lies immediately adjacent existing development and is close to 
the centre of a village that provides a good range of everyday services and facilities. The new
residential development will help to provide support for existing services and facilities and the
layout of the sites encourages access by non-car modes particularly walking and cycling.
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Figure 4 – Local Facilities

Socio-Economic Context

 6.22 Core Strategy policy 12 acknowledges that Drayton, as one of the urban fringe parishes, is a 
sustainable settlement where opportunities will be sought “... to identify land to contribute 
towards the smaller sites allowance as set out in JCS Policy 9.” In the case of Broadland the 
smaller sites allowance is identified as 2000 dwellings. (Policy 9).

 6.23 In this context the proposed development will bring significant socio-economic benefits in 
meeting housing needs, both market and affordable.

 6.24 The proposed development also has the ability to provide a range of economic benefits 
locally. The development will provide direct employment via:

▪ Employment of local contractors, haulage and plant hire for construction of the 
development;

▪ Materials, landscaping, fencing and security supplies;

▪ Ongoing operational needs to employ local tradesmen for electrical, plumbing, 
construction etc;

▪ Indirect employment/service requirements during construction including;

▪ Local hospitality/accommodation;

▪ Catering and other facilities;
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▪ Purchase and maintenance of local workforce vehicles; and

▪ Taxi services.

 6.25 Indirect expenditure/employment by the new local residents:

▪ Local catering, public houses and hospitality

▪ Local Businesses and Shops; and

▪ Use of local public services and public transport
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 7 Design Evaluation & Considerations

Introduction

 7.1 Evaluation has been an ongoing process in the overall assessment, consultation and 
community involvement, with development options emerging, evolving and adapting over 
time. Developing ideas identified by this process together with an opportunities and 
constraints assessment enabled the consultant team to include ideas about the site 
characteristics and the surrounding area into the emerging design. The results of consultee 
responses were also included, on such issues as: transport, ecology, trees, drainage strategy,
and design. An overview of the broad opportunities and constraints presented by the site and
surrounding area are as follows.

Opportunities:

▪ Sustainable site/location

▪ Vehicular access via Drayton High Road with capacity for up to 74 additional dwellings

▪ Good public transport links to Norwich and Fakenham

▪ Trees and hedgerows are mature and well defined in places around the periphery of 
the site

▪ Biodiversity limited at present but opportunity for enhancement through additional 
planting

▪ Suitability of the site to offer a range of house types and density. Provision of open 
space on site

▪ Dwellings along the southern boundary will be orientated to have views across open 
space to the woodland extending along the southern boundary

▪ Footpath links created through the site from Fairview Close, Lodge Breck and from the
woodland area extending along the southern boundary will assist in achieving the 
objectives of Policy 7 of the Drayton Neighbourhood Plan

▪ Provision of 24 Affordable Housing units as part of the development

Constraints:

▪ Position of the access along Drayton High Road requiring the relocation of an existing 
bus stop further to the east.

▪ The varying topography within the site particularly in relation to the difference in 
ground levels between existing properties backing onto the site from Drayton High 
Road and proposed dwellings within the development

▪ The treatment of drainage and ensuring surface water drainage can be dealt with 
within the site

▪ Existing trees – need to safeguard root protection zone and avoid overshadowing.

▪ The relationship of existing and proposed buildings with each other

▪ Existing landscape views through the site towards the south, south-east and south-
west which need to be maintained.

Norfolk Land Ltd & Norfolk Homes Ltd - Drayton – Design & Access Statement



Development Principles

 7.2 The process of assessment and evaluation has lead to the project team identifying broad 
principles for the design and layout for the development. The site is considered to provide an 
excellent opportunity for a high quality development in a sustainable location and attractive 
setting to meet the identified housing needs of Drayton and this part of Broadland District. 
The main principles of development to be applied to the design and layout of this proposal 
include:

▪ Integration of the new development into the settlement by respecting the local 
landscape and landform and by creating high quality, convenient and safe walking and
cycling links to local facilities and public transport;

▪ Provide high quality dwelling designs that produce attractive street scenes with design
features which respond to the characteristics of the site and the surrounding area;

▪ Provide a diverse and mixed community through providing a variety of housing types, 
sizes and tenure to meet identified need;

▪ The effective and efficient use of the site, whilst including a range of building types 
and sizes to add visual interest;

▪ The provision of high quality, varied and accessible public open space;

▪ The effective and efficient use of the site, whilst including a range of building types 
and sizes to add visual interest;

▪ Enhancing the green infrastructure and biodiversity of the site through the retention of
established trees/hedgerow planting around the boundaries and introduce planting of 
new structural landscaping;

▪ Providing a clear definition between private and public space, ensuring that rear 
boundaries are secure and that houses are orientated to maximise the natural 
surveillance of streets, parking areas and public open spaces;

▪ Creating a clear hierarchy of streets, which is easily understood and is pedestrian and 
cycle friendly;

▪ Ensuring that street design provides adequate space for motor vehicles, but in a way 
that reduces vehicle speeds and does not allow parking to be dominant;

▪ Creating attractive outdoor spaces including streets and to allow open spaces to be 
integrated within in the development;

▪ The design of houses to maximise the opportunities for sustainable construction and 
energy efficiency.

 7.3 The following sections explain how the proposed design and layout of the site has evolved 
from the results of the above assessments and consultation.

Use

 7.4 The proposal involves the erection of 74 dwellings together with associated public open 
spaces/play and amenity areas. The exact use of the public open space will be determined in 
consultation with the Parish and District Councils.
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Amount of Development

 7.5 The proposed application site comprises a total area of 3.0 hectares (7.4 acres)  of arable 
farmland.

 7.6 Within the site public open space, split into two separate areas (one to the north-west of the 
site and one to the south and south-east), will occupy approximately 0.81ha of the overall 
area with the remaining land (2.19ha) accommodating 74 dwellings. In the context of the 
above assessments and site specific circumstances this is considered to make the most 
efficient use of the land (in accordance with Government policy), whilst providing a good 
standard of private amenity space, good quality public open space, green infrastructure 
protection and biodiversity enhancement. The gross density proposed on the residential 
development is 24.6 dwellings per hectare (dph). While this figure is below the Councils 
policy target of 30 dph it is considered to be an appropriate response to the form and 
character of the site.

Mix of Development

 7.7 The size of dwellings ranges from one bedroom apartments over garages to five bedroom 
properties.

 7.8 The housing scheme provides affordable housing at the policy standard of 33%, thereby 
providing 24 affordable dwellings across a range of sizes determined in consultation with 
Broadland District Council Housing Department. The proposed housing accommodation 
schedule is set out in Table 5 below.

Table 5 Housing Mix

No. Beds No. of Dwellings No. Open Market
Houses

No. of Affordable
Homes - Share Equity

No. of Affordable
Homes  -Rented

1 bed (flat) 1 - 1 -

1 11 - 4 7

2 bed (flat) 1 1 - -

2 17 8 5 4

3 23 20 1 2

4 17 17 - -

5 4 4 - -

74 50 11 13

Scale

 7.9 The scale of development is commensurate with the size of the site, character of the area and
guidance on the density of development.

 7.10 The majority of dwellings are two storey however the development also includes two first 
floor apartments over garages.
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Layout

 7.11 The layout has been produced from the site analysis and opportunities and constraints plan 
and has evolved through the design process in addition to assimilating the information 
received from the assessments, consultee responses, including feedback received from the 
pubic exhibition and meetings with Planning Officers from BDC.

 7.12 The main considerations when designing the layout were the vehicular access and foot/cycle 
link, trees along the southern boundary, the position of the open space, site levels and 
contours, views from and into the site. The location of the main open space was identified at 
an early stage as being along the southern boundary of the site due to the shading cast and 
glimpsed views across open fields. Another area of open space has been provided in the 
north west which is the lowest point of the site to enable an underground surface water 
attenuation area. The main area of open space enables the development to be of a lower 
density along its northern boundary and this in turn gives an attractive view when looking 
from the open space. The main open space also provides the opportunity for a woodland walk
through the site.

 7.13 Ground levels vary considerably within the site and contours had to be given careful 
consideration in developing the layout of the development.

 7.14 Once the broad outline of the site had been established a Site Opportunities and Constraints 
Plan was prepared which took into consideration all of these issues and 
opportunities/constraints identified earlier in this Statement.

 7.15 The design and layout of the proposed housing has created a number of key focal buildings 
and a few character areas within the site. These can be described as follows:

• The Green – This is around the main open space and comprises of lower density with 
larger detached dwellings.

• The Entrance Gateway – This is formed by two identical corner turning dwellings at 
the entrance into the site.

 7.16 Generally, at most bends, junctions and corners there are dwellings detailed as focal points to
help aid navigation through the site.

 7.17 This initial plan prepared for the site included proposals for the following uses:

▪ Residential development of 75 dwellings

▪ Two areas of public open space

▪ The principal vehicular access to the site being provided from Drayton High Road with 
a secondary vehicular access from Fairview Close serving up to 15 dwellings.

 7.18 The early concept masterplan displayed at the public exhibition in September 2016 is shown 
in Figure 5 below:
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Figure 5 – Initial Concept Masterplan

 7.19 Following the public exhibition and in response to concerns raised by local residents and 
members of Drayton Parish Council the proposal to include a secondary vehicular access to 
the site from Fairview Close was deleted from the scheme. It is now intended that only 
pedestrian/ cycle access will be taken to the site from Fairview Close.

 7.20 Other amendments to the scheme post public exhibition and following consultation with BDC 
Planning officers include:

▪ The total number of dwellings proposed was reduced to 74. As this is a detailed 
application this figure will not change.

▪ Design changes to the frontage to the site with plot 1 becoming a detached property 
with its own separate access and plots 2 and 74 straddling either side of the main 
vehicular access, providing a design that is in keeping with and complements the 
existing frontage development to Drayton High Road.

▪ In locations where plots are close to shared boundaries appropriate measures have 
been taken to design out any overlooking issues. Gable ends close to existing 
dwellings will be blank or obscure glazing will be used.

▪ Providing a footpath through the proposed area of open space to the north west of the
site, adjacent Lodge Breck, allowing convenient access to Drayton High Road and into 
Drayton village centre
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▪ A footpath link extending from the proposed area of public open space found to the 
south-east of the site through the woodland belt and emerging into the development 
to link up with the proposed footpath/cycleway through Fairview Close.

▪ The local community, by a narrow majority, expressed a preference for the proposed 
development to be based on traditional design. The applicants have responded to this 
view and the submitted scheme comprises dwellings of different sizes of a traditional 
design reflecting some of the architectural features found locally in older properties.

Appearance

 7.21 The design of the dwellings has been influenced by the following: -

▪ Local Character.

▪ Local Housing Mix Development.

▪ Site Levels and Topography.

▪ Modern Day Living.

▪ The need to produce character areas and/or key focal point buildings to create a way-
finding route through the site.

 7.22 After undertaking a broad character assessment of the area, it was felt that Edwardian and 
Victorian style buildings would blend in well together and design features of this style and 
materials could be used in the design of the new dwellings. 

 7.23 Apart from the external appearance of the dwellings we have also considered their position 
and their setting within the layout. For example, we have located larger detached dwellings 
around the open space to provide a low-density development. 

 7.24 When considering the styles of dwellings, a thorough examination of styles within the locality 
was undertaken. The designs indicate the style of features such as Victorian and Edwardian 
windows, chimneys, projecting gables off brackets, bay windows and timber details to gables.
The choice of materials such as red and buff brick together with render for external walls and
smut pantiles and red plain tiles with bonnet hip tiles give the dwellings a distinct yet 
vernacular style.  

Open Space and Landscaping

 7.25 The layout has been designed to ensure the few characteristic landscape features that exist 
are retained i.e. the trees and hedges found extending around the northern, eastern and 
southern boundaries of the application site. Four trees will need to be removed in order to 
create the vehicular access to the site from Drayton High Road. There are no landscape 
features to be retained within the main body of the site. The key design principles for 
landscape of the development are summarised below.

Entrance Gateway

 7.26 The access and adjoining footpath will be surfaced with tarmacadam. Views into the site will 
be softened by new planting. Gabion terraces in this area will mitigate the level difference 
offering opportunities to richly plant the space with ornamental shrubs; this will create a 
strong visual impact and provide an attractive approach into the residential area. Small scale 
trees, such as Betula pendula “Youngii”, Malus “John Downie” or Alnus incana “Aurea” planted
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on the top terrace will further visually enhance the approach to the development.

Public Open Space

 7.27 The site contains two areas of public open space, separated from the adjacent roads and 
drives by railings. The area to the south is designed as a simple but effective green providing
the much desired spaciousness between the development mass and the tree belt. This 
consists of a roughly semi circular area of open space adjacent the existing woodland belt 
that runs along the southern boundary of the site. This area of open space will be overlooked
by large detached dwellings (Plots 52-58 incl.) providing it with natural surveillance. The 
open space also extends into a triangular area of woodland found to the south of Drayton Old
Lodge. It is intended to provide a footpath/cycleway link through the full length of this 
woodland that will continue through the site into Fairview Close. This will form part of the 
“missing links in the network” identified in the Drayton Neighbourhood Plan (Policy 7).

 7.28 Individually planted hornbeam specimens carefully placed help connect the development to 
the wider landscape context. Areas of species rich wildflower/glade along the tree belt offer 
visual and biodiverse enhancement. Groups of native trees, such as oak and field maple, 
within the gaps in the tree belt itself will contribute to the local amenity and biodiversity, as 
well as providing a green framework for the buildings in local views.

 7.29 The open space to the north offers an opportunity to provide a buffer between the proposed 
houses and the existing residential area. At this location there is an existing open space 
associated with the social housing development known as Lodge Breck. Currently this open 
space is to the rear of properties on Lodge Break and consequently has poor natural 
surveillance. The proposed scheme provides a useful and practical opportunity to potentially 
create a larger area of open space to serve both developments. With proposed houses 
fronting the open space this will provided good surveillance of both areas. Discussions are 
ongoing with Broadland Housing Association about the opportunity to try to facilitate a 
footpath link between the two areas of open space providing easy pedestrian access from the
site onto Drayton High Road and vice versa to the valley footpath.

 7.30 A mix of wildflower and short cut grass with groups of small and medium trees is intended for
this area, to help maintain the ecological connectivity along the northern boundary. 

Site Boundaries

 7.31 The existing tree belt on the southern boundary will in some areas require some 
management in order to allow more light to the sub-canopy and ground flora and the 
remaining trees to mature, increasing the longevity of the tree belt. There will be a mix of 
native woodland flower and bulbs planted in groups to enhance the ground flora to help with 
the woodland edge habitat enhancement.

 7.32 New planting along the site boundaries will gap up existing hedgerows. In keeping with local 
landscape character species-rich native hedge and trees such as hornbeam and alder will be 
used. This will ensure an improved relationship with the surrounding countryside and break 
up local views of the development.

 7.33 The retention of existing boundary vegetation and new planting within private gardens will 
improve the green infrastructure of the site and create green links, enhancing local 
biodiversity. 
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Residential Areas

 7.34 Residential streets are designed as shared spaces, surfaced in tar macadam and concrete 
block paving or similar.  The primary access road through the site will be defined by 
structural hedges and native character trees such as hornbeam (where space allows) and 
street/urban varieties of maples. New planting along secondary streets and in courtyard 
areas will be ornamental, with tree species such as crab apple and flowering cherry. 

 7.35 All areas of public open space will be offered for adoption to the District or Parish Council and 
retained in perpetuity.

 7.36 The exact use of the main central area of open space will be determined in consultation with 
the Parish Council and the District Council.

 7.37 The intention for the management and maintenance of the open space will be undertaken by 
either the District/ Parish Council with a commuted sum to cover maintenance costs, or a 
contractor for the same time period as the commuted payment would cover.

 7.38 The strategy towards the provision of open space and landscaping will result in the 
development enhancing the biodiversity and wildlife value of the site, as mentioned in the 
accompanying Ecology report.

Sustainable Construction/Energy Efficiency

 7.39 In line with the JCS Policy 1 (Addressing Climate Change and Protecting Environmental 
Assets) and Policy 3 (Energy and Water), the design of the proposed development will seek 
to take all viable and practical steps to maximise opportunities for sustainable construction 
and to reduce energy use. The accompanying Energy Efficiency Statements provides full 
details of the sustainable construction and energy efficiency measures to be employed as 
part of the development.

Secure by Design

 7.40 Secure by Design (SBD) is a police initiative which aims to encourage developers to adopt 
crime prevention measures in the design of their developments. A safe and secure 
environment is the prime objective of SBD recommendations. Government policy endorses 
this approach by encouraging local planning authorities to promote high-quality design in 
sustainable locations, where people would wish to live.

 7.41 The layout and design of the proposed residential development as demonstrated on the site 
Masterplan drawing has been carefully considered in terms of its contribution to the SBD 
agenda. Dwellings are positioned in order to overlook public realm areas and parking areas. 
Specific regard is given to the design of corner plots to allow opportunities of overlooking of 
the street scene in all possible directions. Access ways to the rear of properties have been 
designed as dead-ends.

 7.42 Individual properties will benefit from the provision of defensible space, which will act as a 
buffer zone between properties and the street. Windows at the ground floor level will be 
high-quality in terms of their specification and incorporate locks to reduce the risk of criminal
behaviour. Doors and ground floor windows will comply with British Standards as advocated 
by the SBD recommendations.

 7.43 The boundaries to existing properties adjoining the proposed public open space will be 
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secured by planting and protective fencing in accordance with the principles of SBD.

Other Considerations

 7.44 The various technical investigations referred to in previous sections of this DAS are discussed 
below and their input to the design process highlighted.

Visual Impact Appraisal

 7.45 Current local plan policy concerning landscape considerations is provided by policy ENV2 of 
BDC DM DPD and the BDC Landscape Character Assessment SPD (2104).  Policy ENV2 sets 
out a requirement for all development proposals to have regard to the Landscape Character 
Assessment DPD and sets out specific criteria that development proposals are expected to 
observe.

 7.46 The LVIA accompanying the application assesses in detail the proposed development against 
these policy requirements.

 7.47 The report explains that in recent years national planning policy discourages the use of local 
landscape designations and these have now been revoked in many parts of the country. 
Details are provided of landscape value criteria that have been developed that provides a 
reasonable scale against which any landscape area or feature can be assessed. It is 
confirmed that no statutory landscape designations such as AONB or National Park affect the 
site. Previously the Broadland District Local Plan (Replacement)2006 included local landscape
designations such as the Wensum River Valley however these have now been superseded by 
policy ENV2 of the BDC DM DPD which takes a criteria based approach.

 7.48 The site is described as being generally well contained in the landscape by existing residential
development and boundary planting. It is established that the site lies outside Local character
Area A1: Wensum River Valley and instead lies within the adjoining urban area. The 
sensitivities and the landscape planning guidelines identified for Area A1 cannot therefore be 
applied to the assessment of the development proposal. The report acknowledges that the 
Wensum Valley should be recognised as a landscape of county importance but stresses that 
as the application site does not form part of the valley floor or sides these considerations do 
not apply to it. The site instead slopes away from the valley towards the urban area and is 
isolated from the valley by the tree belt along its southern boundary. Paragraph 5.5.2 states 
“….The continuous noise of traffic and the proximity of the urban area undermines any sense 
of tranquillity. There is no public access to this land and its only real value in landscape terms
is in providing an open outlook to the existing residential properties on its northern and 
western boundaries…”. The site itself and associated landscape features i.e. trees, hedges, 
etc. are therefore assessed as only having Local Landscape Value.

 7.49 The report goes on to assess the Landscape Susceptibility of the site and reiterates the site 
relates well to the village of Drayton. The established tree line along the southern boundary 
provides an effective screen and buffer to the valley landscape and the farmland to the 
south. The proposal allows the retention of existing landscape features on and around the 
site such as trees and hedgerows. Only a small number of trees along the north eastern 
boundary will need to be removed to accommodate the new vehicular access.

 7.50 In terms of landscape susceptibility it is concluded “… Overall the application site is capable of
absorbing residential development on the scale proposed without giving rise to unacceptable 
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effects on the character of the wider landscape…”

 7.51 The overall magnitude of landscape effects of the development proposal is judged against a 
number of considerations including, the effect on existing landscape features. In this instance
the effect is found to be Low geographical extent over a Long Term Period.

 7.52 In terms of effect on exiting landscape character the development will result in the loss of 3.0
ha of agricultural land to residential development and is therefore assessed as having a High 
adverse scale of effect on the character of the development site itself but over a Low 
geographical area.  Importantly the scale of effect on the wider landscape however i.e. the 
adjoining Wensum River Valley landscape would be Low adverse and of Low/ Medium 
geographical extent. Furthermore any adverse effects are likely to be seasonal only, being 
limited to the period when there are no leaves on the boundary trees.

Access, Highways & Transport

 7.53 The primary objective of the planning policies relevant to highways and transport 
considerations is to promote sustainable transport and to ensure development proposals are 
capable of being served by safe access to the highway network without detriment to the 
existing amenity or character of the surrounding area. In keeping with the requirements of 
para 32 of the NPPF and policy TS2 of the DMDPD a Transport Statement (TS) supporting the
application has been prepared by ASD Engineering.

 7.54 The TS considers the accessibility of the site by all modes of transport but particularly 
focusing on walking, cycling and public transport to ensure these modes can be safely used 
to access schools, amenities and local community facilities.

 7.55 The report finds the site has good accessibility to Drayton centre as well as to amenities and 
facilities in Taverham and Norwich city centre found approx. 3km and 6km distance from the 
site respectively.

 7.56 A study of Road Accident Data for a five year period up to the end of June 2016 established 
there are no residual issues that could be exacerbated by the addition of the development 
traffic to the road network.

 7.57 Pedestrian routes and links and cycle routes between the development site and local 
amenities are detailed on Drawing No. 1304/TRA/002 (TS Appendix 1) This indicates that 
there is generally a good network of footpaths throughout Drayton, with routes to local 
amenities being along roads with 30 mph speed limits. The site is within easy reach of 
National Cycle Route 1 (NCN1) and there is an array of facilities and amenities including retail
parks/ employment areas, located off Drayton High Road, available within the 5km desirable 
cycling distance.

 7.58 Drawing No. 1304/TRA/002 also provides details of the location of the main facilities relative 
to the development site while table 3.2 demonstrates there are a number of local services 
and facilities that are located within an accessible 15 minute walk of the site, with excellent 
footpath links between the site and Drayton centre. Taverham, located 3km to the east, 
provides further facilities similar to those available in Drayton while the city centre located 
6km to the south west offers a greater choice of services and amenities.

 7.59 The closest bus stops are located approximately 175m from the centre of the application site 
and excellent connectivity by bus will be available with regular 20 minute services to Norwich
as well as Taverham and Thorpe Marriott. There are also up to 10 services /day between 
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Norwich and Fakenham that pass through Drayton.

 7.60 Given the proximity of the site to Norwich there is also potential for interchange possibilities 
with rail at Norwich station to destinations including, London, Cambridge and the East 
Midlands.

 7.61 Drayton Infant and junior schools are located well within the recommended walking distances
to schools which for children aged under 8 is two miles (3.2km) and three miles (4.8km) for 
older children. Taverham High School is located approx. 3.5km or a 50 minute walk from the 
development site. This distance falls within the maximum threshold for secondary school 
trips. All three schools can be easily accessed and are served by good quality and continuous 
footpath links between the site and the schools.

 7.62 Additional advice was also provided by NCC in relation to the main site access and the site 
layout. The main vehicular, cycle and pedestrian access to the site will comprise of a type 3 
standard access road, incorporating a 4.8m carriageway and 1.5m footways either side of the
road, forming a priority junction arrangement with Drayton High Road. The new access will 
necessitate the relocation of an existing bus stop currently located alongside the site 
frontage. Agreement has been reached through discussions with NCC Highways Dept. on the 
revised location of the bus stop further along Drayton High Road to the south-east as shown 
on 1304/HWY/043 Rev B. Provision is also made for a new pedestrian/cycle link between the 
site and Fairview Close to the west.

Figure 6 – Vehicular Access & Bus Stop Relocation

 7.63 Car parking and cycle parking will be provided on site in accordance with NCC guidance note 
“Parking Standards for Norfolk 2007” and the provision will aim to avoid on street parking 
and road safety issues while not promoting an over reliance on the use of cars. 16 visitor 
parking spaces are provided in different locations scattered throughout the site.
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 7.64 An assessment of the anticipated traffic impact of the proposed development indicates the 
development is likely to result in a minor to negligible impact on the local road network. The 
proposed site access arrangement is considered to sufficiently cater for anticipated traffic 
generated by the development as well as non-vehicular modes.

 7.65 The TS has addressed all transport and highway matters. It is concluded the development 
site is located in a sustainable location and is afforded excellent vehicular, pedestrian and 
public transport links.

 7.66 The NPPF (para 32) states that development should only be refused on highway grounds “... 
where the residual cumulative impacts of development are severe”. The TA comprehensively 
highlights that sustainable access can be provided and the impact on the road network is low.
As such, it is considered that there are no justified reasons why the development should be 
refused on highway grounds.

Drainage & Flood Risk

 7.67 In accordance with the requirements of the National Planning Police Framework (NPPF) and  
policy SU5 of the DM DPD the FRA accompanying the application assesses the level of flood 
risk of the proposed residential development and the impact the site will have on the 
surrounding area.

 7.68 The FRA also recommends the drainage design for the proposed development. The report 
demonstrates that it is possible to produce a sustainable drainage system that replicates the 
existing hydrology and does not increase the level of flood risk to others.

 7.69 The report confirms the site is located within the NPPF Flood Zone 1, and the NPPF states that
all uses of land are appropriate in this zone. There is currently no significant flood risk at the 
application site. 

 7.70 An outline strategy has been produced to demonstrate that a sustainable drainage system 
(SUDs) can be provided on this site. The proposals are shown on drawing 1304/DRA/301 
(Appendix H of the Flood Risk Assessment and Drainage Strategy). The principles by which it 
is proposed the drainage system will operate are as follows:

▪ Soakaways - constructed of plastic crates within gardens, will be used where the 
permeability rates permit clean water off the roofs to be discharged into the ground. 
In the eastern part of the site, however, although soakaways will be used, they will be 
provided with overflows to the positive drainage system to reduce the risk of flooding 
should they not empty between storm events.

▪ Permeable paving - used for all private driveways and shared parking areas, but as 
for the soakaways, where the infiltration rates are poor, under-drains will be provided, 
with connections to the positive drainage system. On a few steep drives, Aco-drains 
will also be provided to collect water off the surface and direct it to the positive 
system.

 7.71 A conventional piped system will be used to collect surface water from the highway and
connections from the permeable paving under-drains and overflows from the soakaways. The
surface water will be stored within over-sized pipes and attenuation tanks, out-falling at a 
previously agreed controlled discharge rate (10 l/s) to the Anglian Water surface water sewer
in Low Road which discharges to the River Wensum. A series of flow control devices will be 
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employed within the site in order to hold water back higher up the system, necessitated by 
the sloping site.

 7.72 It is proposed that this piped system and the storage tanks will be adopted by Anglian Water 
and will therefore be designed to the standards set out in Sewers for Adoption 6th Edition. 
This means that the pipe system will be designed to accommodate a 1:100 year event, plus 
an additional allowance of 40% for possible future climate change.

 7.73 The system for surface water drainage will comply with the NPPF. In particular, the following 
will be achieved:

▪ Replication of, or indeed a reduction of, pre-development run-off rates.

▪ Less than 2 l/s/ha discharges for the increased volume created by the development, 
based on the 100 yr. 6hr event.

▪ Minimal discharge for rainfall events up to 5mm.

▪ Safe routing of flows unable to enter the adoptable system, such as those generated 
by rainfall greater than 50mm/hr.

 7.74 There will therefore be no significant increase in flood risk due to the construction of the 
proposed development.

 7.75 The proposed system of surface water management and disposal will ensure there is no 
significant flood risk to downstream land owners. The findings, analysis and conclusions of 
the Flood Risk Assessment and Drainage Strategy Report prove that it is possible to provide a
foul and surface water drainage scheme that is fit for purpose in terms of use, and fully in 
accordance with the latest policies on Sustainable Drainage. A detailed design is anticipated 
to be required to satisfy the Conditions of any planning consent granted.

 7.76 In respect of foul water drainage Anglian Water have undertaken hydraulic modelling work as 
connection to the existing system without mitigation works could lead to flows existing the 
system capacity. In order to mitigate the impact of the proposed development upon the 
sewer network the following is proposed:

▪ Provide off-line storage of 39m3 within the open space area in the north-west corner near

Fairview Close.

▪ Within Drayton High Road upsize 24m length of 300mm diameter sewer to 600mm 
diameter.

 7.77 Anglian Water has also confirmed that the foul drainage from the proposed houses is within 
the catchment of Whitlingham Trowse Water Recycling Centre, which has capacity to treat the
flows.

Utilities & Services

Telecommunications

 7.78 Connection to the BT Openreach network is available. Fibre optic broadband should be 
available for the proposed housing.

Electricity

 7.79 UK Power Networks have confirmed a high voltage cable within Drayton High Road. 
Additionally, low voltage cables are also within Drayton High Road and Fairview Close.
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Gas

 7.80 There is a 6 inch steel low pressure gas main and associated equipment within Drayton High 
Road passing the proposed entrance into the site. There is also a 4 inch low pressure main in 
Fairview Close.

 7.81 Servicing the site with the relevant utilities can be achieved with current networks.

Biodiversity and Ecology

 7.82 A whole site Phase 1 Habitat Survey was undertaken during July 2016 by James Blake 
Associates in order to satisfy National and DM DPD policies EN1 and EN3 requirements.

 7.83 The desk study identified one statutory designated site within 2km of the site: River Wensum 
Site of Special Scientific Interest (SSSI). No additional statutory sites were found within a 
7km radius search area. Seven non-statutory conservation sites were identified within 2km of
the site, six of which were County Wildlife Sites and one a Roadside Nature Reserve (RNS).

 7.84 The majority of the site comprised an improved grassland field with signs of being grazed and
mown. Areas of longer semi- improved grassland were recorded at the boundaries of the field
ranging in width from 30cm to 2m.

 7.85 None of the hedgerows found along the north western and north eastern boundaries of the 
site are likely to be classed as important under the 1997 Hedgerow Regulations. The majority
of trees within the site boundary are semi mature and considered to have little or no bat 
roost potential although four trees to the east of the site are considered to have low to high 
bat roost potential due to the identification of splits, aerial deadwood and holes. A brick wall 
located along the south-eastern boundary of the site is identified as providing further 
opportunities for crevice roosting bats.

 7.86 The site is considered to provide suitable foraging habitat for bats with hedgerows and 
adjacent tree belts and woodlands also providing potential commuting routes to woodland 
habitats to the south east and riverine habitats to the west and south west. Provided the 
development in limited to the improved grassland it is unlikely that foraging bats, if present 
in the local area would be affected by the proposed development. Further guidance is offered
on lighting minimisation precautions to minimise the risk of disturbance to foraging and 
commuting bats on the site. The survey recommends that four trees identified on the Habitat
Plan 1 as T1 – T4 be surveyed further for bats if they are impacted in any way by the 
development proposals.

 7.87 The Phase 1 survey identified that the site contained suitable habitat for reptiles and 
recommended that reptile surveys be undertaken to assess the presence or absence of these 
species. A follow up Reptile Survey was undertaken by JBA consultancy during 
September/October 2016. The report confirms that no reptile species were recorded using 
the site during the survey period. No mitigation or constraints to the development apply to 
the site therefore with respect to reptiles.

 7.88 The survey indicates that protected or rare birds are unlikely to be impacted by the proposed 
development if it is confined to the grassland areas. It is recommended that trees/hedgerows
proposed for retention be protected during construction works and enhancement features 
such as nest boxes are recommended for house sparrows, starlings and swifts.

 7.89 There are no ponds within 500m of the site making it unlikely that amphibians would migrate 
to the site and the desk study did not highlight any records of protected or rare amphibians 
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within 2km of the site.

 7.90 The survey found the site was not likely to support a large number of invertebrates due to 
the lack of plant diversity and current management regime. Neither was any evidence found 
during the site visit of foraging badgers or hedgehogs. The report makes a number of 
recommendation with regard to existing and proposed landscaping to provide foraging and 
commuting routes for badgers and hedgehogs.

 7.91 Due to the modest scale of the proposal the report establishes the development is unlikely to 
adversely impact on the nearby River Wensum SAC located 220m to the south of the site.

Trees and Arboricultural Impact Assessment

 7.92 A detailed tree survey of the site was undertaken by Oakfield Arboricultural Services and the 
accompanying tree survey schedule identified 20 individual trees, two groups of trees, one 
hedgerow and one woodland.

 7.93 The vegetation mainly comprises native species and are limited to the site boundaries. The 
report finds that overall they offer good value although a number of trees were found to be in
a poor condition and should be removed regardless of the proposals.

 7.94 In order to accommodate the creation of the new access to the site T1 and G2 (comprising 3 
individual trees) will need to be removed. These are considered to be of low quality and their 
removal therefore is not a constraint.

 7.95 Foundations, hard surfaces and services are to be located outside of any measured root 
protection area of the trees to be retained and therefore no specialist foundation, 
construction or installation methods are needed.

 7.96 A tree protection plan (TPP) accompanies the AIA and indicates the trees to be retained, 
those to be removed, the precise location of the protective barriers and ground protection, 
service routing,  areas designated for structural landscaping to be protected and suitable 
space for site materials storage and other construction related facilities.

 7.97 The foot path length shown running through G1 should be constructed along the most 
appropriate route with regard to tree stem locations and allow for any necessary deviation to 
minimise tree loss. Construction should be of a no dig methodology to eliminate damage to 
roots.

 7.98 Tree protection fencing will be required and should be installed pre-construction and post any
works to trees. It should remain in-situ for the entire period of construction.

 7.99 The AIA concludes the proposal will have no material effect on the health /retention of those 
trees to be retained or their amenity or landscape value as long as the recommended tree 
protection methods are adhered to.

Archaeology

 7.100 An archaeological trial trench evaluation was carried out on the site by Pre-Construct 
Archaeology during early August 2016 and a copy of the written report as well as the trail 
trenching plan accompanies this application.

 7.101 A total of 11 trenches distributed across the site were excavated and recorded. The principal 
result of the evaluation was the discovery of two Roman ditches in a narrow band along the 
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southern edge of the site. The quantity of pottery present suggests that a Roman settlement 
may be in the vicinity of the site, possibly to the east or south-east. Two small pits containing
Iron Age pottery were also uncovered in the south eastern corner of the site, indicating Iron 
Age activity previously unknown in Drayton. Intense post-medieval quarrying for sand was 
present in the eastern side of the site. This represents the densest area of archaeology and 
the quarrying activity would have removed any traces of earlier activity.

 7.102 A copy of the trial trenching report has been sent to NCC HER for information/comment.

Access

 7.103 Access to facilities within the existing settlement is a key objective to encourage both their 
use and also to encourage the use of other means of transport rather than over reliance on 
the private car.

 7.104 Relevant policies of the Development Plan seek to promote more sustainable travel and to 
ensure that proposed developments are capable of being served by safe access to the 
highway network, without detriment to the amenity or character of the local area.

 7.105 The site is well located to provide good accessibility to the bus services through the village 
and to local amenities, services and infant, junior and high schools. Table 4 above lists the 
walking and cycling times from the site to local facilities.

 7.106 In promoting more sustainable transport, and providing safe and sensitive access together 
with appropriate levels of car parking, the proposals accord with national and local planning 
and highway policies.

 7.107 Roads and private drives within the site will be designed to Norfolk County Council 
specifications. Details of the vehicular access to the site form part of the application.

 7.108 Accesses to dwellings will be designed in accordance with Approved Document M of the 
Building Regulations with a 1:12 ramp to entrance and a 1200 x 1200mm level platform, 
making them wheelchair accessible. Front doors, internal doors and corridors will be of 
sufficient width for wheelchair users. Electric sockets and switches will be at a height 
accessible to wheelchair users.

 7.109 All the dwelling layouts will be designed to be compliant with Lifetime Homes’ 16 point 
criteria. These are design criteria that set out principles of enabling dwellings to be adapted 
to meet the changing needs of diverse households. Housing that is designed to Lifetime 
Homes standard will be convenient for most occupants, including some (but not all) 
wheelchair users and disabled visitors, without the necessity for substantial alterations.
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 8 Conclusion

 8.1 This D&A statement accompanies a detailed application for the development of 74 dwellings 
together with vehicular access and the provision of associated open space on land located off 
Drayton high Road to the south east of the centre of Drayton village.

 8.2 It has been demonstrated through the process of assessment, consultation, involvement and 
evaluation that a development that it is contextually appropriate, sympathetic and 
sustainable can be achieved on this land as illustrated by the layout plan and detailed design 
drawings.

 8.3 In addition the proposed development will bring a number of benefits to the village of 
Drayton and also the surrounding area/neighbouring village of Taverham, including:

▪ Much needed new housing, including affordable homes, helping to meet local needs.

▪ A mix of housing to cater for different household types and sizes.

▪ Additional open space.

▪ Enhancement of the local footpath network helping to achieve the objectives of policy 
7 of the adopted Drayton Neighbourhood Plan.

▪ New residents providing support for local shops and services.

▪ Additional tree planting and landscaping to increase biodiversity & green 
infrastructure.

 8.4 Overall it is considered the application represents a high quality, sustainable, edge of 
settlement development proposal that meets all the relevant policy requirements of the 
Development Plan and the NPPF. The NPPF makes it clear that there is a presumption in 
favour of sustainable development, and that such proposals, where they are generally in 
accordance with the development plan, should be approved without delay. It is our 
contention that such circumstances apply here
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