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Executive Summary 
 
The comments below are the views, comments and objections expressed by Easton Parish 
Council (EPC) in respect of the Planning Application presented by Persimmon Homes in 
planning application 2021/2417 under delegated powers to the Planning and Development 
Working Group on the 8th October 2021 under agenda item 3.  
 

The Parish Council understand that this application was a rushed design from Persimmon 
Homes to meet legal deadlines. We are however very disappointed that in putting forward 
this design they failed to take on board our comments made on their previous applications. 
However, that said they did engage with us before submitting at the latter stages of design 
and we provided some pre-application feedback (appendix 1). 
 

We ask why does this design NOT comply with the National Design Guide and Model Design 
Code? 
 
 

Due to several concerns, we must make the following statement: 
 
Easton Parish Council at this time is unable to support this application as it fails to comply 
with several planning policies. We would ask that this application be Deferred permission 
until the matters listed have been addressed.  
 
The table below is an overview of our findings concerning the layout of 9033-L-300 Rev A  
 

 
Figure 1 EPC review of phase 3 & 4 building plots 

 
❖ 144 properties found that fail to meet satisfactory design levels. 
❖ 83 properties equating to 23.71% of all properties on phase one are non-compliant 

with ENP 7.4. 
❖ No visitor spaces have been identified. SNC Place-Making Guide SPD 3.7.2. 
❖ Bin blight continues to be concerning especially the drag distances No details have 

been provided, this must be designed out to comply with ENP 7.5 
❖ Shared road areas have the potential to breach the Equalities Act 2010.  
❖ 39 properties are unacceptable due to 3 car tandem parking making the 3rd space 

unpractical to utilise as a parking space. 
❖ 10 properties encroach on agreed 10m wide buffer zones. 
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Introduction 

This planning application covers the third and 
fourth phases of Persimmon Homes 
development in Easton. It will have an 
enormous impact on the day-to-day lives of 
every resident of the village of Easton and will 
change the village forever – this is why it is so 
important to get this right the first time – there 
will not be another chance. 

 

Policy EAS 1 is the relevant site allocation policy 
concerning this reserve matters application. Within 
the requirements of EAS 1 (number 17) and the 
subsequent specific details stipulated in the 
Decision Notice of 2014/2611 (Condition 22), these 
are not addressed as part of this application. A 
condition is a part of granting planning permission, 
as without the condition planning permission would 
not have otherwise been granted.   
 
 

 

We feel that Condition 22 needs to be satisfied to 
ensure that if this application is approved, its design 
must be appropriate and suitable so that there is no 
mismatch in approval outcomes. While the applicant 
procrastinates that this condition sits outside the scope 
of this application, we strongly contend it is a material 
factor in allowing this application to progress. 
 
 
The current application as it stands conflicts with several policies within the Easton 
Neighbourhood Plan (ENP).  

 

 

 
 

As part of the review process, each house type was reviewed to understand the sizing of 
each garage and the space for parking that is provided to each plot. We have identified 
each plot and if a conflict exists between ENP policy 7.3 and 7.4 of this application as well 
as potential neighbour parking dispute areas which are of concern. 
 

ENP 7.4 

Figure 2 Traffic chaos Show ground roundabout 

Figure 3 Death on Dereham Road, Easton 

Figure 4 Sainsburys roundabout Longwater 
interchange 
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We have provisionally accepted several properties subject to the comments being 
addressed otherwise we would regard them as not meeting policy requirements of the 
Easton Neighbourhood Plan. 
 

Pages 20 to 27 list each plot and our views on them concerning parking and other matters. 
 

House Types of Concern 
 
We are concerned regarding several house types that are misleading on the number of 
parking spaces required due to mislabelling room types. 
 
  
The Alnmont is advertised by Persimmon Homes around the 
country as a 2 bedroom property as such each property requires 
2 parking spaces.  

 
 
 
 
The Attleborough is similar in size and design to the Alnmont as such this 
second room can be a bedroom as such this is regarded as a 2 bedroom 
property requiring 2 parking spaces.  
 
 

 
The Barnwood is a 4 bedroom home and as such requires 3 parking 
spaces 
 
 

 
 
 
The Leicester is advertised by Persimmon Homes around the 
country as a 4 bedroom property as such each property requires 3 
parking spaces. 
 

 
The Stanton is a 3 storey unit and does not comply with the design code for 
this development or ENP Policy 8.2. 
 
After obtaining architectural advice we put forward the argument that the 
height of a 2.5 storey unit should be between 7.8 – 8.4m to the top of the 
ridgeline, any property taller than this upper limit fails to comply with ENP 
policy 8.2. A number of the plans lack height measurements and as such 
makes this difficult to fully comment on. We would request the heights of all 
properties above single storey units so that they may be fairly considered against ENP 
Policy 8.2. 
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Parking 
 

We are shocked at the total lack of visitor parking though out the two phases of this 
planning submission. It would seem the sole focus is to build units rather than provide a 
community feel to our village. 
 
This goes against ENP Policy 2 Preserve ‘Village Feel’, Policy 6 Housing & Its Setting, the 
lack of suitable visitor parking detracts from the principles of ensuring the village of Easton 
continues to look and feel like a semi-rural village while accepting new homes in the area.  
 
The current layout does not consider the need for good design and the removal of the rear 
parking court.  

 

 
The use of 3 car tandem parking creates unacceptable 
parking issues, it leads to kerb and verge parking and goes 
against local planning policy. This issue is further 
exacerbated by the fact that several property types have 
been labelled as 3 bedrooms when in fact they are 4 
bedrooms.  

 
Properties on corner plots with parking at a 
distance from the front door is discouraged and 
regarded as poor design. It leads to pavement 
and verge parking which creates a wide range of 
equality concerns as safe pedestrian routes may 
be blocked by poorly parked vehicles, as is 
evidenced by the College Heights development. 
 

Bin Storage 
 

ENP policy 7.5 requires all properties to be provided with accessible screened storage 
space for refuse and recycling within the properties curtilage. EPC reserves its position on 
this matter until detailed plans are brought forward. 
 

Bin blight continues to be a concern and needs to be designed out see South Norfolk 
Place-Making Guide SPD3.8.2. (Service and infrastructure elements), Environmental 
Protection Act 1990 s46 reinforced in Building Regulations 2010 H6 1.13. 
 

Failure to meet current standards for drag distance Building Regulations 2010 H6 1.8. may 
result in disturbance and noise for future residents which would be persistent and 
unresolvable as such can be seen as a breach of ENP 6.6 as it will go against people's 
sense of wellbeing. 
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Intrusion on Buffer Zone 
 
We would like to highlight several areas that we have which we hope can be addressed 
before this application is progressed any further. 
 
No buffer zone has been designed to protect several properties on Buxton Close. 

 
The buffer zone next to plot 489 has been encroached upon in 
breach of the approved Design Code and ENP. This area of housing 
will need to be completely redesigned to fully comply. 
 

 
 
Parking spaces that encroach on the 10m buffer zone are 
unacceptable and go against the approved Design Code and the 

ENP. 
 

Highways  
 

We are pleased that our pre-submission 
comments have been noted that the Dereham 
Road will flow into the new spine road and 
Church Lane will have a giveaway before the 
junction. This adjusted design will help promote a 
circular city bus service that was promised when 
the outline application came forward. As well as 
prioritising the road network (the new spine road) 
that will receive the greatest traffic volumes. 

 

Street Hierarchy  
We have sought further professional advice as to the interpretation of the Design Code 
illustrated layout FAILS to comply with the agreed Design Code and requires amending. 

Figure 10 BLIND Paralympian Will Norman has said “walking 
down clogged up footpaths is like playing “Russian roulette” 
Picture by Nick Toogood Figure 8 Parking issue Figure 9 Can you spot the problem 
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Shared Roads 
 
The Parish Council continues to have serious concerns regarding the use of shared roads 
on residential developments.  
 
We are extremely disappointed that 
Persimmon Homes has decided to once again 
ignore The Equalities Act.  
 
This can be seen as a potential breach of SNLP 
DMPD Policy 4.23 
 
The current shared road designs are not 
designed for the safety of pedestrians as it 
puts them in direct conflict with other road 
users as illustrated in the image showing 
visitor spaces on the inside of the so-called 
safe footpath. This type of shared area is likely 
to be used as a parking area as it lacks 
definition from the rest of the road surface.  

 
We refer you to our previous submissions concerning shared space 
usage on new developments. 
 
It is our considered opinion that a standard height footpath which is 
level and smooth is the most suitable solution for this area.  

 
 

National Planning Policy Framework 
(NPPF July 2021) gives significant 
weight to promoting safe communities 
(in section 8 of the NPPF July 2021). 
This is highlighted by the provision of 
paragraph 92, which states Planning 
policies and decisions should aim to 
achieve healthy, inclusive and safe 
places which: 
 
 
 

a) …. street layouts that allow for easy 
pedestrian and cycle connections within and 
between neighbourhoods…. 
 

b) are safe and accessible….  through the 

use of clear and legible pedestrian routes…. 
 
 
 

 
We refer to SNC planning application 2020/0962 the document titled Adoptable Shared 
Road Equality Impact Assessment dated 25.11.2020 Ref 0094/EqIA and prepared by 
Schema Engineering on behalf of the applicant.  

Figure 12 Shared Road no pavement 

Figure 11 Conflict for pedestrians with motor vehicles 

Figure 13 Wheelchair users have rights as well 

Figure 14 Mother and baby placed in danger 
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We noted the contents of this report and the 
seemingly biased nature of its findings, however, 
we were pleased that on page 4 the report 
identified that the 2018 CIHT review in 
consultation with the Disabled Persons Transport 
Advisory Committee (DPTAC) concluded that 
there is a lack of skills in the engineering sector 
concerning designing accessible environments 
and a lack of understanding of the requirements 
of the Equality Act 2010.  
 
 

➢ In July 2018 following a report by the Women and Equalities Committee 
recommended a halt to shared-space schemes, which “are a source of concern to 
many disabled people across the country”.  

 
➢ in May 2019 the minister for disabled people wrote to the housing secretary urging 

that urgent action be taken over this issue. 
 

➢ On the 7th January 2020, the National Federation of the Blind UK (NFGUK) and 
112 other organisations representing people with disabilities handed in a petition to 
10 Downing Street calling for an end to shared-space roads on new developments. 

 
➢ In February 2020 Richard Bacon MP raised concerns around shared roads on new 

housing developments with the chief planning officer for South Norfolk and 
Broadland District Councils and is in discussions with MHCLG concerning this 
matter.  
 

The president of the National Federation of the Blind UK, stated: “A pavement gives the 
opportunity for a blind person to access the local area knowing that they will not walk into 
moving traffic and this is as important in any housing estates as it is in any town or city 
centre.” 
 
South Norfolk District Council is required under the law to perform its Public Sector 
Equality Duty (PSED) under the Equalities Act 2010 and should conduct its own separate 
independent enquiries. As part of these enquiries, it should be in contact with and direct 
discussions with potential user groups for their insight into any recommendations.  
 
We are currently living in unprecedented times of a global health pandemic affecting many 
of those that should be consulted on this matter. It may be difficult to receive a direct 
response from many of the organisations that should be consulted concerning the use of 
shared roads on new housing estates.  
 

 We would request that SNC in light of current circumstances 
accept the position that Disabled groups are not in favour of 
shared surface roads on new housing estates based on the 
campaign against their usage by the National Federation of 
the Blind UK (NFBUK) and 112 other organisations 
representing people with disabilities.  
 
 

 

Figure 15 The partially sighted need 
safe space to walk 
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The NFBUK has two campaigns running at present, Pavements are for People and Shared 
Spaces https://www.nfbuk.org/campaign-category/the-built-environment/ 
 

It is a failure of the planning system to continue 
to allow shared roads and is in our opinion a 
clear and blatant discrimination against disabled 
people. 
 
The continued use of shared roads is a potential 
breach of the Equalities Act 2010 and breaches 
several Articles within the United Nations 
Convention on the Rights of Persons with 
Disabilities including but not limited to Article 
4.1(a) and Article 9.1. (a) 
 

Shared Private Drives: Code 3.9.  
 
Shared Private Drives is defined “as the most 
minor streets within the layout.” Sadly, this is 
not the case it is staggering to see 162 plots 
– that’s 46% of the total plots - are accessed 
from Share Private Drives.  
 
All ‘shared private drives’ are required to be 
consulted to adoptable NCC Highways 
standard, as a requirement of ‘local planning 
policy (ENP Policy 10).  
 
No mention of the requirement is made in the Design Code Compliance Statement May 
2020. The application requires an amendment to demonstrate clearly that all shared 
private drives are constructed to NCC Highways adoptable standard.  
 

This private drive is laid out to indicate it has two routes 
of entry/exit we would look for this to be blocked by plot 
570 or in the alternative blocked between plots 574 and 
575.   
 
We would request that written confirmation is required 
from NCC Highways that the design and proposed 
construction of all roads meet the adoptable standard. 
We request a condition be applied to any permission to 
again state the requirement of all roads to be designed 
and constructed to adoptable standards. This should 
reference the drawings which NCC Highways have 
approved as part of their written confirmation.  
 

 

Designing out Crime 
 
We have no comments to make at this time but reserve our position to do so at a later 
date. 
 

https://www.nfbuk.org/campaign-category/the-built-environment/
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Density  
 
We have concerns with the overall density as it would seem that these phases are 
designed more for maximum housing numbers rather than the balance of retaining a 
village feel. With two of the retention drainage ponds being moved outside the red line, this 
exacerbates the feeling that these phases especially phase 3 lacks any feel of a village 
and is more in keeping with a towns housing estate. 
 

Formal Play areas 
 
The Parish Council is pleased to note the hedge screening that is 
to be used around parts of the LAPs. We would request that 
formal fencing be placed around the whole of the LAP area to 
avoid unofficial routes being created to the play areas.  
 
We are also concerned with pavement parking near these areas 
and would look to the police to comment on the safeguarding of 
young people while in these play areas. 

 
 

We are concerned that the open space area is 
very close to an infiltration lagoon and have 
concerns if ball games took place on this 
space we are concerned that an accident may 
take place should the lagoon retain water. 
 
It should be noted that the Parish Council will 
only adopt children’s play areas in which we 
have been involved in the design and our 
preferred supplier is used. The reason behind 
this is to ensure a single contractor can 
service and maintain all the play areas which 
provide a major cost saving to the parish. Our 
preferred supplier is a local company called 
Action Play and Leisure.  
 

Shading 
 
 
 
We have concerns about shading from exiting trees on 
the gardens of plots 726 and 727 and would like this 
issue to be investigated further. 
 
 
 
 
 
 

 
 

Figure 16 Children’s pay area 



Easton Parish Council  

2021/2417 Persimmon Homes Planning Application Initial Comments  13 

 
 

Surface & Foul water  
 
We are in the process of commissioning an independent appraisal of the proposed 
drainage basins to safeguard our community’s interests and that of the neighbouring 
parish of Marlingford from flooding (to follow). Full details of the proposed drainage 
scheme for this application has been found under a separate planning application number 
2021/2652 which relates to the two lagoons that sit outside the redline of this 
development. While we are not in principle opposed to this idea we are very concerned as 
to the water management this overall scheme will have on the local area and our 
neighbouring village of Marlingford. 
 
From the general layout plans, we look to make the following initial comments. 
 

The proposed basins and swales will have a major impact 
on the visual landscape and as such we are looking to 
ensure that they are areas that are well maintained for 
visual, environmental and efficiency of use, to this end we 
would prefer to see the general upkeep and visual 
appearance of these features to be maintained by a 
management company and the costs recovered from the 
residents of this development rather than having further 
burden placed upon the limited public purse. 

 
 
 

Swales 
 

 As a surface water drainage solution, Swales are not the favoured 
approach of the Council. An open ‘sewer’ which will collect litter and 
discarded bags of ‘dog excrement’.  
 
A swale will require frequent maintenance and cleaning to remain 
serviceable – who is going to undertake and pay for this work?   

 

Drainage Basin 
 
Local knowledge of the area has previously 
raised the issue of a clay lens under phase 3 
land in the past which leads to horizontal run off 
of water down towards the village of Marlingford 
and has resulted in major flooding which has in 
parts turned Marlingford Road into a river and 
creating flooding problems down to the Bell 
Public House.  
 
Water is normally managed via several drainage 
ditches however if water is not well controlled 
and the ditches are regularly maintained these 
ditches will fail.  
 

Figure 17 A swale in action 

Figure 18 Litter can be a big problem 



Easton Parish Council  

2021/2417 Persimmon Homes Planning Application Initial Comments  14 

 
Any drainage strategy needs to be able to prove that water can safely make its way to the 
River Yare with confirmation who will have the financial responsibility to ensure the long-
term maintenance of the drainage ditches. 

 
 
Due to the depth of the retention basins, 
these should all be fenced off from the public 
due to safety concerns. The land they are on 
does not count towards public open space.  
 
All infiltration basins need to be proven that 
they do not hold water even for short periods 
to be accepted as usable open space.  
 
 
 
 

Woodland Walk 
 
We note that this area is within the red line of the development and we wonder how it will 
be managed moving forward. This is an area the parish would consider managing in the 
long term. 
 
 

Conclusion 
 
The layout of this design is of a very poor standard and needs major alterations before it 
can be accepted. Until an approved drainage solution is passed the final design of this site 
is in question. 
 
Buffer zones need to comply with the design code and the Easton Neighbourhood Plan 
and should be conditioned to be established in advance of any work being undertaken. 
The buffer zone should be within an exclusion zone from heavy machinery and no house 
building activity including storage of materials or waste should take place within this area 
from the project start. 
 
With two of the retention lagoons sitting outside the red line at present, we will contend 
that if they are accepted as part of a separate application they in effect have increased the 
development redline area and further open space is required beyond what is currently 
being provided we would look for an increase in open space within the existing redline 
area to compensate for the land lost in planning application 2021/2652. 
 
Easton Parish Council at this time is unable to support this application as it fails to comply 
with several planning policies. We would ask that South Norfolk Council, as the Local 
Planning Authority, Deferred the determination of this application until the matters listed 
have been addressed. 
  

Figure 20 Lets not drown today 
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Figure 23 Grade 1 Listed Church of St Peter, Easton 
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