Examination Library Document Reference EHO11 (u)(i)

Define. Unit 6
e I n e 133-137 Newhall Street. Birminghamn. B3 1SF
0121 237 1901

NORTH NORFOLK LOCAL PLAN EXAMINATION

- MATTER 5: PLACES & HOUSING SITES
Supplementary Statement by Define on behalf of Trinity College Cambridge

FAKENHAM

The following brief supplementary statement has been prepared to provide additional clarification to
the Inspector with regard to specific matters relating to land North of Rudham Stile Lane, as allocated
in the adopted Core Strategy (Policy FO1) and within the Submitted Local Plan (FO1/B).

Land North of Rudham Stile Lane (FO1)

This site has the benefit of outline planning permission (NNDC Ref: PO/17/0680) granted in October
2021. The application was subject to a viability assessment and the Section 106 Agreement attached
to the permission (see Appendix 1) confirms the development will deliver 17.5% affordable housing,
amongst various other on and off-site obligations.

The proposed A148 roundabout provides key highway infrastructure as part of the first phase of
development. This is being delivered by the Norfolk County Council (NCC) as highway authority and
funding has been secured via the Norfolk Strategic Fund and Business Rates pools money, with match
funding from NNDC. The detailed design of the roundabout by NCC is complete and will be submitted
to NNDC for approval shortly, with construction programmed to start in September 2024.

An application for the discharge of pre-reserved matters conditions is currently being considered by
NNDC (NNDC Ref: CD/23/2197). Those conditions require the approval of a Phasing Plan(s), Design Code,
Site-Wide Strategic Surface and Foul Water Drainage Strategy, Green Infrastructure Strategy, and Soil
Management Plan.

The entire site is within the ownership of Trinity College Cambridge (TCC) and will be put up to the
open market by Savills for development in Q3 2024 upon conclusion of matters relating to nutrient
neutrality, as set out below, and with the benefit of pre-reserved matters conditions having been
approved by NNDC.

It is TCC's intention to sell the site to a developer to build out up to 950 houses and to deliver serviced
parcels to enable the development of the hotel, commercial / industrial accommodation, the primary
school, and neighbourhood centre within the relevant phases. We anticipate a build out rate of up to
100 dwellings per annum, which is supported by there being two primary points of access at the west
and east of the site.

Allocated Land North of Rudham Stile Lane (FO1/B)

TCC own land comprising circa 70% of the overall site allocation, which includes land purchased in
2023. All submissions to the Examination on behalf of TCC are based upon the delivery of land within
their sole ownership, conservatively providing 400 dwellings and up to 100 elderly units.

A primary point of access to this allocated site is to be provided in conjunction with the approved
development of site FO1 above, via the proposed A148 roundabout, with the access road linking to the
eastern boundary of the site.

Define is the trading name of Define Planning and Design Ltd. Registered in England and Wales. Company No. 06449768. VAT No. 104 9131 47.
Registered office c/o Mazars LLP, First Floor, Two Chamberlain Square, Birmingham B3 3AX.
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It is proposed that this land will be marketed following a similar strategy to that for site FOL. In this
regard, Savills envisage a separate developer will purchase this site and that development can progress
in advance of completion of all development within site FOT, given FO1/B includes the provision of elderly
units. Development of the site will be subject to NN mitigation, as set out below, but the scale of
development proposed is considered deliverable within the plan period.

Nutrient Neutrality (NN)

The catchment boundary for the nutrient neutrality impact area shows that site FO1 and allocated site
FOI1/B lie partially within The Wensum and The Broads catchment area. The implications of meeting NN
requirements have therefore been considered in relation to both sites.

Site FOI1

A Technical Note TNOO4 dated 9t February 2024 (see Appendix 2) has been prepared in relation to
site FOL. This summarises a desk-based assessment of the approved development proposals to
determine if mitigation is required. This has been based upon the written advice provided by Natural
England (NE) to all appropriate authorities dated 16" March 2022.

TNOO4 confirms the legal obligations imposed under the Levelling Up and Regeneration Act (LURA)
(2023) on water and sewerage providers to upgrade Waste Water Treatment Works to operate at the
Technically Achievable Limit (TAL) from 2030, which is enforceable via the provisions of Section 18 of
the Water Industry Act 1991. It also considers the requirements of the Ofwat Accelerated Infrastructure
delivery project.

In accordance with the LURA and the Ofwat Accelerated Infrastructure delivery project, the permit limit
by 315t March 2025 will be 0.25mgTP/| for phosphorus (there is no accelerated programme for nitrogen
improvements).

Anglian Water (AW) has committed and is obliged to undertake the necessary improvement works by
the end of March 2025 to meet the TAL for phosphates. In advance of those accelerated works being
undertaken, TNOO4 confirms that the development of up to 304 dwellings, the 70-bed hotel, and the
build out of the commercial / industrial land use, open urban land use and the allotment land use could
be carried out without exceeding the zero point for NN.

From 2030 the TAL for phosphates is 0.25mgRP/I and for nitrates is 10mgTN/|, and further associated
upgrade works must be implemented to achieve that. TNOO4 confirms that the proposed development
can achieve NN post-2030 following those upgrade works. In advance of this and with the benefit of
the accelerated programme, TNOO4 confirms that the development of up to 361 dwellings, the 70-bed
hotel and those other land uses as noted above could be carried out without exceeding the zero point
for NN.

TNOO4 will be formally submitted to NNDC as additional information for consideration in conjunction
with the application to discharge Condition 11 (Site-Wide Drainage) as noted above.

Site FO1/B

A similar Technical Note TNOOT dated February 2024 (see Appendix 3) has been prepared for site FO1/B.
This assesses the nutrient budget based on the land owned by TCC (totalling 17.7ha) and assumes a
net developable area of 70% of the site to provide 500 dwellings, with the remaining site as open space.

TNOOT summarises the outcomes of the budget calculations in accordance with NE guidance, applying
a recommended precautionary buffer of 20%, which set the initial nutrient budget for the proposed
development at 13.96 kgTP/year and neutral for TN in the post 2030 scenario.
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As the nitrogen budget is neutral, mitigation solutions focus on phosphorus removal and options
identified include on-site SuDS treatment and off-site wetland creation. Based on this approach and
applying a high-level assessment of the potential benefit of a SuUDS scheme (in the form of a retention
basin, reflecting the approach provided within site FO1), TNOOT estimates 1.16ha of wetland would be
required to offset the initial nutrient budget.

On behalf of TCC, Savills have already been in discussions with third party land owners with regard to
the potential wetland location and on site water tests have been carried out to assess the current levels
of phosphates in the locality in order to verify that mitigation can be achieved.

Define Planning & Design Ltd
20* February 2024
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APPENDIX 1

PO/17/0680 Section 106 Agreement












“Adjusted Requirement”

The adjusted percentage of Dwellings within a Residential Reserved Matters Area to
be provided as Affordable Dwellings together with any Additional Affordable Housing
to be calculated in accordance with each Viability Reappraisal having regard to the

Maximum Requirement
“Affordable Dwellings”

Any of the Dwellings to be constructed on the Site in accordance with the Planning
Permission as Affordable Housing and which shall be provided in accordance with the

Affordable Housing provisions in Schedule 1 and Schedule 2
“Affordable Housing”

Housing falling within the definition of ‘Affordable Housing' contained in Annex 2 to the
National Planning Policy Framewaork, as published in February 2019 and as amended

from time to time
“Affordable Housing Value”

A full breakdown of how the values of the Affordable Housing within a Residential
Reserved Matiers Area have been calculated including where relevant independent
valuation advice in respect of comparison sales values achieved for Open Market
Dwellings elsewhere within the Residential Reserved Matters Area and will take into
account any reascnable differential costs to the Owners associated with complying
within the relevant Affordable Housing provisions including for the avoidance of doubt
all reasonable and proper costs and fees associated with the disposal of units intended

as Affordable Housing on the relevant Residential Reserved Matters Area
“Affordable Rented Dwellings”

Affordable Dweilings which are to be let by the Registered Provider or any successor
in title to the Registered Provider to households who are eligible for social rented or
affordable rented housing at a rent which is no more than 80% of the local market rent
(including any service charges) or in the event that there is a change in national policy
affecting the definition of Affordable Rented Dwellings such alternative rent levels as
may be agreed in writing between the Owners and the Council having regard to the

relevant changes in national policy

“Agreed Requirement”
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The number of Affordable Dwellings to be provided including any Additional Affordable
Housing) which shall be in accordance with the Minimum Requirement uniess an
Adjusted Requirement has been agreed to reflect the findings of a Viability Reappraisal

undertaken in accordance with Schedule 2

“Alotments”

L)
The allotments and associated facilities comprising no less than 14,600 (fourteen

thousand six hundred} square metres o be provided on the Site as shown on the
Masterplan, including water supply, surface water run-off improvements, designated
and suitably surfaced local car parking spaces with suitable and sufficient signage, a
suitable and sufficient vehicle turning area, boundary tfreatments including a hedge and
stock proof fencing along the southern boundary adjacent to proposed residential

development and appropriate general sighage
“Allotments Maintenance, Management and Allocations Scheme”

A scheme setting out details of how the Allotments will be maintained, managed and
allocated in accordance with the terms of this Deed, including details of how water will
be supplied and maintained to the Allotments, how refuse from the Allotments will be

disposed of and how the allotments will be administered and financed
“Application”

The application for outline planning permission with all matters except primary means
of access reserved for future approval dated 2 May 2017 and allocated reference
number PO/17/0680 for residential development of up to 950 dwellings (Use Class C3),
employment development (Use Classes B1/B2/B8), a primary school and children's
nursery (Use Class D1}, a hotel (Use Class C1), local retail (Use Classes A1/A3/A4/A5)

and associated public open space and infrastructure
“Approved Travel Plan”

Means the Travel Plan submitted to the County Council by the Owners in accordance
with condition 30 of the Planning Permission and approved by the County Council in

writing
“Baseline Buiid Cost”

The costs per square foot of internal area of building the Open Market Dwellings and

Affordable Dwellings to include the costs of constructing the buildings, providing the

5



curtilage and structure therein professional fees development finance costs

contingency stamp duty and Abnormals agreed within the Viability Appraisat
“Baseline Sales Value”

The average open market sales value per square foot of internal area of Open Market
Dwellings and the average sales value per square foot of internal area of Affordable

Dwellings agreed within the Viability Appraisal
A
“Bond Sum”

Means the sum of £5630 per Dwelling or such other sum as the County Council may

agree in writing being the cost of implementation of and compliance with a Travel Plan
“Chargee”

Any mortgagee or chargee of the Registered Provider or their successors in title to such
mortgagee or chargee or any receiver or manager (including an administrative receiver)
appointed by a chargee or any other person under any security documentation to

enable such mortgagee or chargee to realise its security or any housing administrator;
“Clear”

Means (subject to the provisions of Schedule 10 and the terms of the School Site
Specification) a site suitable for the construction and erection of the Primary School
that is accessible and usable without undue fand reformation or engineering and free
from any known or apparent physical hazards or impediments to building, both above
and below ground (including, but not limited to land contamination, electricity pylons,
Japanese knotweed, asbestos, allotmenis and problems with site access) to the

complete satisfaction of the County Council
“Commencement”

The first carrying out of a material cperation on the Site within the meaning of section
56(4) of the Act as part of the Development but, for the purposes of this Deed, not

including any operations relating to:

s the demolition of any existing buildings or clearance of the Site;
» the carrying out of soil or other surveys, including archaeological assessments;
s site decontamination;

s diversion or laying of services;
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material beneath estate roads and cosis of accessing and servicing non-residential
land)

“District”
The administrative area falling under the jurisdiction of the Council
]

“Dwelling”

A residential dwelling constructed on the 8ite as part of the Development, including a

house or a flat, and used for private domestic residential purposes
“Early Years Contribution”

The financial contribution to be paid to the County Council and used towards Early

Years Provision at Fakenham Infant School to be calculated as follows:
AxBxC

A = the number of Multi Bed Dwellings

B =0.097

AND the product of A x B shall be rounded to the nearest whole where a figure of .49

would be rounded down and a figure of .50 would be rounded up to the nearest whole
C=£14,022

PROVIDED THAT when calculating the number of Multi Bed Dwellings at A above two
Multi Bed Flats shall equate to one Mulii Bed Dwelling

“Early Years Provision”
Education for children between birth and five years old
“Education Contribufion”

The financial contribution to be paid to the County Council and used towards the cost

of a two form entry primary school to he calculated as follows:
(AxB)=C

and
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AND the product of A x B shall be rounded to the nearest whole where a figure of .49

would be rounded down and a figure of .50 would be rounded up to the nearest whole
C=£14,022

PROVIDED THAT when calculating the number of Multi Bed Dwellings at A above two
Multi Bed Flats shall equate to one Multi Bed Dwelling

“Library Contribution”

&

The financial contribution of £244 per Dwelling to be paid to the County Council and

used towards the extension of the existing library service in Fakenham

“Local Centre”

The local centre to be provided on the Local Centre Site as part of the Development
“Local Centre Site”

Land comprising no less than 2,700 (two thousand seven hundred) square metres to
be provided on the Site for the delivery and use of the Local Centre as shown
indicatively on the Masterplan, including the provision of suitable highway access,

drainage, power and all necessary utility connections to service the Local Centre
“Location Plan”

The site location plan number DE_033_001 Revision B attached to this Deed at
Appendix 1

“Market Value”

The best price that might reasonably be expected for the freehold or long leasehold of
a Dwelling of the relevant type from a private purchaser assuming that it was an Open
Market Dwelling as calculated in accordance with the RICS Manual of Valuation
Practice (Red Book) current from time to time and expressed as a value per square
metre and the Market Value shall be calculated as the average based on the valuations
undertaken by three valuers independent to the party that seeks to establish the Market
Value and copies of the three valuations shall be provided in writing to the Council

when the party seeks to establish the Market Value

"Marketing Costs"
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A scheme, in compliance with the Open Space Standards, showing details of the

proposed permanent Open Space management regime in perpetuity
“Open Space Standards”

The standards for the provision of open space facilities as set out in the Council’s Open
Open Space, Sport and Recreation Study, Final,Version February 2020 or such other

open space standards as the Council may adopt and publish from time to time
“Qwners” '
Together the First Owner and the Second Owner, jointly and severally

“Parties”™

Together, the Council, the County Council and the Owners and “Party” shall be

construed accordingly
“Phase™:

Each phase of the Development (which will include or comprise Dwellings) identified
pursuant to condition 6 of the Planning Permission and “Phased” shall be construed

accordingly
“Phase 1”

The first Phase of the Development to be Commenced, as shown on the Indicative

Phasing Plan
“Phase 2"

The second Phase of the Development to be Commenced, as shown on the Indicative

Phasing Plan

“Phase 3”

Phase 3 as shown on the Indicative Phasing Plan
“Phase 4”

Phase 4 as shown on the Indicative Phasing Plan

“Phase Affordable Housing Scheme”

17




The scheme submitted in accordance with paragraph 1.1 of Schedule 1 for each Phase
showing (in relation to the relevant Phase) the proposed tenure mix, , the number of
Affordable Rented Dwellings and Intermediate Dwellings and the size of the Affordable
Dwellings, PROVIDED THAT the size and type of the Affordable Dwellings shall reflect
the housing need identified for this site by the Council and the tenure shall be in

accordance with the Preferred Tenure Mix
“Planning Obligations”
The covenants contained in this Deed made with and enforceable by the Council and

the County Council under section 106 of the Act
“Planning Permission”

The planning permission to be granted subject to conditions for the Development

following consideration of the Application

“Preferred Tenure Mix”

80% Affordable Rented Dwellings and 20% Shared Ownership Dwellings
“Primary School”

A two form entry, at minimum, primary school which may include Early Years Provision
to be built on the School L.and and/ or the School Contingency Land by the County
Council

“Protected Tenant”
Any tenant who:

(a) has exercised the right to acquire pursuant o the Housing and Regeneration
Act 2008 or any statutory provision for the time being in force {or any equivalent

contractual right) in respect of a particular Affordable Housing Dwelling

(b) has exercised any statutory Protected Right to Buy (or the Voluntary Right to
Buy under the Housing and Planning Act 2016) in respect of a particular
Affordable Housing Dwelling

(c) has increased their ownership to own 100% of the equity in the freehold or

leasehold interest under a Shared Ownership Lease

18
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1.2

1.3

1.4

1.5

1.6

1.7

1.8

2.1

“Working Days”:
Monday to Friday (inclusive) except public holidays in England

Where in this Deed reference is made to any recital, clause, appendix, schedule or
paragraph such reference (unless the context otherwise requires) is a reference to a

recital, clause, appendix, schedule or paragraph, in this Deed.
Clause, schedule or paragraph headings shall not affect the interpretation of this Deed.

Words importing the singular meaning where the context so admits include the plural

meaning and vice versa.

Words of the masculine gender include the feminine and neuter genders and words
denoting actual persons include companies, corporations, unincorporated bodies or
associations and firms and all such words shall be construed as interchangeable in that

manner.

Wherever more than one person undertakes an obligation under this Deed all their
obligations can be enforced against all of them jointly and against each individually

unless there is an express provision otherwise.

Any reference to an Act of Parliament or to subordinate legislation shall include any
modification, extension or re-enactment of that Act of Parliament or subordinate
legislation for the time being in force and shail include all instruments, orders, plans,
regulations, permissions and directions for the time being made, issued or given under

that Act of Parliament or subordinate legislation or deriving validity from them.

References to any Party shall include the successors in title to that Party and to any
party deriving title through or under that Party and in the case of the Council and the

County Council any successor to their respective statutory functions.
ENABLING POWERS

The Pianning Obligations are enforceable by the Council and the County Council under
section 106 of the Act and to the extent that any obligations are not planning obligations
they are enforceable under section 111 of the Local Government Act 1872, section 1

of the Localism Act 2011 and all other enabling powers.
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3.1

4.1

4.2

43

CONDITIONALITY
This Deed is conditional upon:
3.1.1 the grant of the Planning Permission; and

3.1.2 Commencement
E

save for the provisions of this clause and clauses 1 (Definitions and Interpretation), 4
(Obligations) insofar as this contains obligations which relate to pre-Commencement
requirements, 5 (Agreements and Declarations), 6 (Disputes) and 9 (Jurisdiction) and
any other relevant provisions necessary to make this Deed operational, which shall

come into effect immediately upon completion of this Deed.
THE OBLIGATIONS

The Owners covenant with the Council so as to bind their legal interests in the Site to

observe and perform the covenants in Schedules 1 to 9

The Owners covenant with the County Council so as to bind their legal interests in the

Site to observe and perform the covenants in Schedules 10 and 11

The Owners covenant with the Council and the County Council so as to bind their legal

interests in the Site to:

4.3.1 give the Council and the County Council at least five Working Days’ notice
in writing in advance of the anticipated date of Commencement of each

Phase

4.3.2 save in respect of individual Dwellings, give the Council and the County
Councit immediate written notice of any change in ownership of any of their
interests in the Site occunring before all the Planning Obligations have been
discharged such notice to give details of the transferee’s full name and
registered office (if a company) or usual or principal address (if not) together
with the area of the Site or unit of occupation purchased or transferred by

reference to a plan

43.3 notify the Council and the County Council of the reaching of any of the
Commencement, Completion, Occupation or other thresholds (including
payment thresholds) relating to the Planning Obligations such notification to

be given within 10 Working Days of reaching such threshold

26
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5.1.10

5.1.11

No waiver (whether express or implied) by the Council or the County Council
of any breach or default of the Owners in performing or observing any of the
terms and conditions of this Deed shall constitute a continuing waiver and
no such waiver shall prevent the Council or the County Council from
enforcing any of the terms and conditions of this Deed or from acting upon

any subsequent breach or default by the Owners
L

This Deed shall cease to have effeet if the Planning Permission is quashed,
revoked, expires or is oterwise withdrawn before the date of

Commencement

In the event that any new planning applications are made in respect of the
Development under section 73 of the Act, the Parties agree and declare
that, with effect from the date that any new planning permission is granted
under section 73 of the Act;

{i) the obligations in this Deed shall, in addition to binding the Site in
respect of the Development, relate to and bind the Site in respect of
any development carried out under any planning permission granted
under section 73 of the Act; and

(ii) the definitions of Development, Application and Planning Permission
shall be interpreted so as to include references to any applications
made and any permissions granted under section 73 of the Act and

any development permitied by any such permissions

unless and until this Deed is varied or amended PROVIDED THAT nothing
in this clause shall fetter the discretion of the Council in determining any
applications under section 73 of the Act and in the event that upon receipt
of an application under section 73 of the Act the Council considers that the
obligations contained in this Deed should be varied or amended it is agreed
and declared that the Council retain the right to refuse any such application
unless and until a deed of variation or alternative agreement has been

entered info to secure the appropriate obligations.

No person or body shall be liable for any breach of this Deed which first
occurs after they shall have disposed of all of their legal interest in the Site
or the part thereof on which the breach cccurs or where it has no interest in

the part of the Site in respect of which the breach occurs and for the
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5.1.12

5113

5.1.14

51.15

avoidance of doubt the benefit of an easement shall not count as a legal

interest for the purposes of this paragraph

The obligations in this Deed shall not be binding upon or enforceable

against:
i) any owner or occupier of an igdividual Dwelling

(i) a mortgagee of an inadivi;jual Dwelling acting under its powers of

possession or sale;

(i) any statutory undertaker or other person who acquires any part of
the Site or any interest in it for the purposes of the supply of
electricity, gas, water, drainage, telecommunication services or

public transport services

Subject to clause 5.1.12(ii) a mortgagee of all or any part of the Site will not
incur any liability for any breach of the obligations contained in this Deed
unless and until it becomes a mortgagee in possession of the Site or any
part thereof or appoints a receiver or administrative receiver under a
security PROVIDED THAT (i) any mortgagee, receiver or administrative
receiver shall only be liable for any breach that it has caused whilst
mortgagee in possession and shall not be liable for any pre-existing breach
but (i) any sale by any mortgagee, receiver or administrative receiver shall
itself be subject to any pre-existing breach and such breach shall be binding
on any successor in title to the relevant mortgagee, receiver or

administrative receiver.

Where any approval, consent or agreement is required from any Party, such
approval, consent or agreement shall be given expeditiously and shall not

be unreasonably withheld or delayed

Any notice or written communication to be served or given by one Party
upon or to any ather Party under the terms of this Deed shall be deemed to
have been validly served or given if delivered by hand or sent by registered
or recorded delivery to the Party upon whom it is served or to whom it is to

be given at:

(i} its address given in this Deed; or
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6.1

5.1.16

5.1.17

5.1.18

5.1.19

(i) such other address as may be notified in writing from time to time to

the other Parties for the purpose of this Deed.

It is agreed that the obligations in Schedules 1-11 which are expressed to
relate to a Phase or part of the Site shall relate to and be enforceable only
against that Phase or part of the Site on which or in respect of which the
said obligations fall to be performed separately from other such Phase, paris
or patrt of the Site (with the intention that any breach in relation to any such
obligation in respect of any suéh part shall not amount to a breach of the

same in respect of any other Phase or part of the Site)

The Parties agree to use reasonable endeavours to seek to secure available
grant or government funding in respect of the infrastructure costs created

by the Development

The Council and the Owners agree to apply such grant or government
funding once received to the Development and to take the same into
account as part of the next Viability Reappraisal to be undertaken in
accordance with Schedule 2 if an application for such funding is successful
and has or is likely to have an impact on the amount of Affordable Housing
and Minimum Requirement which may be viably delivered as part of the
Development. For the avoidance of doubt the entire benefit of any
infrastructure grant obtained by the Council or the Owners in relation to the
Development will be used fowards a Deferred Affordable Housing
Contribution and shall not be split 60:40 between this purpose and further

profit.

The Council agrees to keep the Owners fully informed in writing of any
application they make for grant or government funding in respect of the
infrastructure costs created by the Development and of any such grant of
government funding duly received and any notification of any application or
receipt pursuant to this clause shall include details of the amount sought or

received and its intended purpose.

DISPUTES

In the event of any dispute or difference arising between the Owners and the Council

or the County Council in respect of the obligations contained in this Deed other than a

dispute or difference relating to a question of law or the interpretation of this Deed the
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7.2

8.1

9.1

IN WITNESS of which the parties to this Deed have executed this document as a Deed on the

date first written

If any sum required to be paid in accordance with the terms of this Deed is paid laig,
Interest will be payable on the outstanding sum from the date payment is due to the

date of payment.
VAT

All payments made in accordance with the terms 91’ this Deed shall be exclusive of any

VAT propetly payable in respect thereof.
JURISDICTION

This Deed is governed by and shall be interpreted in accordance with the law of

England.

32

R ARARARAARAARGARARARARARAARAARRAAANRARAOARARRRRANE

-


















12

proposal which the Owners reasonably believe will result in a contract for the
transfer of the Affordable Housing to a Registered Provider and the Council
shall {(acting reasonably) give notice in writing to the Owners within 28 days of
receipt of the Alternative Scheme that it approves or rejects such Alternative
Scheme. For the avoidance of doubt, it shall be reasonable for the Council to
reject an Alternative Scheme where the preference is to reduce the number of
Affordable Dwellings rather than to vary the tenure mix and any revised tenure
mix shall have due regard to (i) tpe 6rigina| tenure mix (ii) the needs of the

Council at the relevant time and (iii) the atfractiveness to a Registered Provider;

11.2  where the Council approves an Alternative Scheme based on a specific offer
from a Registered Provider the Owners shall then use reasonable endeavours
to enter into a contract for the transfer of the Affordable Housing in that
Residential Reserved Matters Area to that Registered Provider or an alternative
Registered Provider in accordance with the Alternative Scheme within three
months or such extended period as may be reasonable and agreed between

the parties of the date of such approval;

11.3  where the Council approves an Alternative Scheme in a Residential Reserved
Matters Area based on proposals that the Owners believe will result in a
contract for the transfer of the Affordable Housing specified in the Alternative
Scheme the Owners will from the date of approval and for a period of three
months actively seek to transfer such Affordable Housing in that Residential
Reserved Matters Area in the manner specified in paragraphs 8 and 9 above

so far as such provisions are relevant.
Where:

12.1  the Council reject an Alternative Scheme in accordance with paragraph 11.1;

or

12.2 the Owners are unable to enter into a contract with a Registered Provider in
respect of the whole or any part of the Affordable Housing within a Residential
Reserved Matters Area (to be delivered in accordance with the Residential
Reserved Matters Area Affordable Housing Scheme or an Alternative Scheme)

in accordance with the provisions of this paragraph 12

12.3 then the following provisions will apply and for the avoidance of doubt no

restrictions on the sale of Open Market Dwellings up to 50% within that
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17.2

17.3

any Chargee provided that the Chargee shall have first complied with the
Chargee’s Duty at paragraph 17 of this Schedule or any person deriving title

from such Chargee;

any successor in title to persons referred to in 16.1 or 16.2 ahaove.

The Chargee shall prior to seeking to dispose of any Affordable Dwellings pursuant to

any default under the terms of its mortgage. or charge give not less than two months’

prior written notice to the Council of its intention to dispose and;

18.1

18.2

18.3

in the event that the Council responds within two months from receipt of the
notice indicating that arrangements for the transfer of the Affordable Dwellings
can be made in such a way as to safeqguard them as Affordable Housing then
the Chargee shall co-operate with such arrangements and use its reasonable

endeavours to secure such transfer

if the Council does not serve its response {o the notice served under paragraph
18 within the two months then the Chargee shall be entitled to dispose free of

the restrictions set out in this Scheduie

if the Council or any other person cannat within one month of the date of service
of its response under paragraph 18.1 secure such transfer then provided that
the Chargee shall have complied with its obligations under paragraph 18.1 the
Chargee shall be entitled to dispose free of the restrictions set out in this
Schedule

PROVIDED THAT at all times the rights and obligations in this paragraph 18 shall

not require the Chargee to act contrary to its duties under the charge or mortgage

and that the Council must give full consideration to protecting the interest of the

Chargee in respect of moneys outstanding under the charge or morigage.
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SCHEDULE 2

VIABILITY REAPPRAISAL

Part 1- Viability Reappraisals and the Deferred Affordable Housing Contribution

The Owners and the Council agree as follows:

1

Viability Reappraisal Process

1.1

Each Viability Reappraisal shall be findertaken in accordance with the following:

1.1.1

1.1.2

the Owners shall write to the Council requesting that the Council
instruct a Valuer to promptly review the Viability Reappraisal and
produce a Summary Viability Report of the Viability Reappraisal to
the Council in order for the Council to calculate the Deferred
Affordable Housing Contribution in accordance with this Schedule
and the Council shall within twenty Working Days notify the Owners

in writing of the appointment of the instructed Valuer:;

the Owner shall provide the Viability Reappraisal and all relevant
information required for the Valuer to undertake the review of the
Viability Reappraisal and for the Valuer to produce a Summary
Viability Report such information shall be provided to the Valuer
within twenty Working Days of the date of the written confirmation
from the Council having been received by the Owners of the Valuer's
appointment and contact details PROVIDED THAT:

i the Owners shall supply the Council and the Valuer with un-
redacted copies of the original Viability Appraisal together
with any subsequent Viability Reappraisals that the OQwners
have been required to produce previously in accordance with

the provisions of this Schedule;

(i) if the Valuer determines additional information is necessary
for their understanding of any part of the Viability Reappraisal
and for the Valuer's preparation of the Summary Viability
Report then the Owners and/or the Council (as applicable
depending on which party has access or control of such
relevant information) shall promptly submit such additional
information to the Valuer PROVIDED THAT the Valuer shall
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either request additional information or provide confirmation
to both the Owners and the Councit that no additional
information is required within fifteen Working Days of the
Owners supplying the information pursuant to paragraph
1.1.2(§) above and PROVIDED FURTHER THAT following
the Owners andfor the Council supplying any additional
information pursuant to this paragraph 1.1.2(ii} the Valuer
shall either fequest additional information or provide
confirmation to both the Owners and the Council that no
additional information is required within ten Working Days of
the Owners and/or the Council supplying the additional

information;

in the event that the Owners fail to provide the required information
in accordance with paragraph 1.1.2 of this Schedule then the
Council shall use data provided by an independent surveyor to

perform the Viability Reappraisal;

the Owners shall pay all reasonable costs incurred by the Council in
relation to the appointment of the Valuer (and if applicable the
independent surveyor) and any administrative and/or officer time in
deaiing with any requests of the Valuer {(and if applicable the
independent surveyor), the review and approval of any Summary
Viability Report and attendance at any meetings associated with the

Summary Viability Report or any other aspect relating to viability.

1.2 The Council covenants with the Owners:

1.2.1

122

that the Council shall within ten Working Days of receipt of the
Viability Reappraisal instruct the Valuer to assess the Viability
Reappraisal and all gther relevant information as may be required
by the Valuer under paragraph 1.1.2(ii} of this Schedule and to
prepare the Summary Viability Report; and

that the Council shall instruct the Valuer to submit a copy of the
Summary Viability Report to the Owners simultaneously with
providing a copy to the Council for approval following the Valuer
preparing the Summary Viability Report AND to submit the Summary
Viability Report as provided for by this paragraph within twenty
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1.3

1.4

Working Days of the Valuer confirming in accordance with

paragraph 1.1.2(ii) that no additional information is required.

Following the issue of the Summary Viability Report by the Valuer the Council

may request a meeting with the Valuer to scrutinise the content and output of
the Summary Viability Report and background data PROVIDED THAT any such

meeting may also be attended by the Owners.

The Council and Owners shall within twenty Working Days from receipt of the

Summary Viability Report seek to agree the Summary Viability Report
PROVIDED THAT if the Summary Viability Report is not agreed by the Owners
and the Council by the expiry of this twenty Working Day period the following

provisions shall apply:

1.4.1

the Owners and the Council may decide that the reasons that the
Summary Viability Report has not been agreed should be presented
in writing to the Valuer in order that the Valuer may consider whether
in their professional judgment these reasons mean any changes
may be necessary to the Summary Viability Report. The Valuer shall
be given a further twenty Working Day period commencing from the
receipt of the last of the written requests to be served on the Valuer
by both the Owners and the Council to revisit the Summary Viability
Report and prepare a Revised Summary Viability Report such
requests also setting out the reasons the Summary Viability Report
had not been agreed and being accompanied by relevant
information necessary to support the reasons PROVIDED THAT if
the Valuer determines at any time from receipt of the written
requests that additional information is necessary for his
understanding of any of the reasons set out in the written requests
for the Valuer’s preparation of the Revised Summary Viability Report
then the Owners and/or the Council {(as applicable depending on
which party has access or control of such relevant information) shall
promptly submit such additional information to the Valuer AND the
twenty Working Day period shall commence on receipt of
confirmation from the Valuer that no additional information is
required PROVIDED FURTHER THAT following the Owners and/or
the Council supplying any additional information pursuant to this

paragraph the Valuer shall either request additional information or
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SCHEDULE 3
CONTRIBUTIONS
The Qwners covenant with the Council:

Not to cause or permit any Occupation in any Residential Reserved Matters Area
unless and until the SPA/SAC Contribution for thdt Residential Reserved Matters Area

has heen paid to the Council.

Not to cause or permit the Occupation of more than 30% of the Open Market Dwellings

in any Residential Reserved Matters Area unless and until the Off Site Clipbush Park

Contribution for that Residential Reserved Matters Area has been paid to the Council.

Not to cause or permit the Occupation of more than 30% of the Open Market Dwellings
in any Residential Reserved Matters Area unless and until the Off Site Indoor Sports

Contribution for that Residential Reserved Matters Area has been paid to the Council.

Not to cause or permit the Occupation of more than 30% of the Open Market Dwellings
in any Residential Reserved Matters Area unless and until the Fakenham Town Centre
Improvements Contribution for that Residential Reserved Matters Area has been paid

to the Council
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51.1 the Open Space Management Company has been created to the

satisfaction of the Council; and

5.1.2 the memorandum and articles of association together with the form
of transfer of the Open Space Unencumbered to the Open Space
Management Company have been submitted to the Council for
approval and have been approvad by the Council prior to the transfer

taking place
or

52 in the event that the Open Space Nominated Body is the Council, the Town
Council or a body funded by the Council:

521 the Open Space Maintenance Contribution has been paid to the
Council

and

5.2.2 the Unencumbered Open Space has been unconditionally offered

for transfer to the Open Space Nominated Body in accordance with
the reasonable requirements of the Council (which for the avoidance
of doubt includes a requirement for the Open Space to be
transferred free from all encumbrances, restrictions or easements
which might affect the use as Open Space or result in additional cost
or lability to the Open Space Nominated Body not normally
associated with the use of the Open Space) in consultation with the
Open Space Nominated Body for a sum not exceeding cne pound
(£1.00) and subject to a restriction on the future use of the Open
Space limiting it to recreational and amenity purposes by the general

public

PROVIDED THAT the Open Space Nominated Body shall not be required to accept
the transfer of the Open Space or any part thereof unless the relevant part has been

provided in strict accordance with the Planning Permission.
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SCHEDULE 5
SUSTAINABLE DRAINAGE SYSTEM
The Owners covenant with the Council:

Not to cause or permit Commencement of Development in any Residential Reserved
Matters Area unless and until the nature of the& SuDS for that Residential Reserved
Matters Area has been agreed with the gCouncii pursuant to the Flanning Permission
and the SuDS Works Scheme has beeh submitted to and approved in writing by the
Council

Not to cause or permit Occupation of any of the Dwellings in any Residential Reserved
Matters Area unless and until the SuDS for that Residential Reserved Matters Area has
first been provided in accordance with the Planning Permission to the written

satisfaction of the Council

To thereafter maintain the SuDS for that Residential Reserved Matters Area Iin
accordance with the approved SuDS Woerks Scheme and to the approval of the Council

until such time as the SuDS has been transferred to the SuDS Nominated Body

Not to cause or permit Occupation of any Dwellings unless and until it has served upon

the Council a notice requesting agreement by the Council of the SuDS Nominated Body

In the event that the SuDS Management Company is the SuDS Nominated Body not

to cause or permit Occupation of any of the Dwellings unless and until:

5.1 the SuDS Management Company has been created to the satisfaction of the

Council; and

5.2  the memorandum and articles of association together with the form of transfer
of the SuDS to the SuDS Management Company has been submitted to the
Council for approval and has been approved by the Council prior to the transfer

taking place

PROVIDED THAT the SuDS Nominated Body shall not be required to accept the
transfer of the SuDS unless it has been provided in strict accordance with Planning

Permission.
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SCHEDULE 6
EMPLOYMENT SITE
The Owners covenant with the Council:

Not to cause or permit the Commencement of Development of any of the Open Market
Dwellings in Phase 1 or Phase 2 beyond damp prodf course level until the access road
connecting to and from Thorpland Road, drainage and utilities services infrastructure
comprising at least water, electricity, gas, ihgternet/broadband, telecommunications and
sewerage connections to and from all of the buildings proposed to be constructed on
the Employment Site have been provided and fully installed to adoptable standards to
the boundaries of the Employment Site or the relevant adjacent adoptable corridor, as
appropriate, in order to fully service the Employment Site without requirement for any
additional rights to be acquired over third party land PROVIDED THAT nothing in this
paragraph prevents the construction and development of access roads, drainage and

utilities services infrastructure on Phase 1 or Phase 2.

Not to cause or permit the Occupation of any of the Open Market Dwellings in Phase 1
or Phase 2 until the Employment Site Marketing Strategy has been submitted to and

approved in writing by the Council.

Upon or as soon as reasonable practicable following the Occupation of 30% of the
Open Market Dwellings in Phase 1 or Fhase 2 (whichever is the earlier) to implement
the Employment Site Marketing Strategy for a period of 5 years or until such time as

the Employment Site becomes Occupied for a continuous period of 12 months, if earlier
At the end of the 5 year pericd referred to in paragraph 3 above:

4.1 if the Owners have been unable to dispose {(whether by way of freehold or long
leasehold) of the Employment Site or any part thereof the Owners shall offer to
transfer the Employment Site or relevant part thereof to the Council for open
market value and subject to the grant and reservation of any necessary rights
and easements but subject to a restriction that the relevant land may only be
used for employment purposes pursuant to the Planning Permission and such
offer shall remain open for a period of 120 days PROVIDED THAT the Council
agrees (whether in the fransfer or elsewhere at the Owners discretion) not to

seek or implement any planning permission for any land transferred to it
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4.2

pursuant to this Schedule 6 which will impact on the ability to carry out further

development elsewhere on the Site pursuant to the Planning Permission; and

the Employment Site shall be deemed to no longer form a part of the Site and
be subject to the obligaticns in this Deed, which shall cease to bind the
Employment Site, save that it will continue to be taken into account for so long

as appropriate in relation to any Viability Reappraisal.
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SCHEDULE 7
HOTEL SITE
The Owners covenant with the Council:

Not to cause or permit the Commencement of Development of any of the Open Market
Dwellings in Phase 1 or Phase 2 beyond damp probf course level until the access road,
drainage and utilities services infrastructure comprising at least water, electricity, gas,
internet/broadband, telecommunications égnd sewerage connections to and from the
Hotel Site have been provided and fully installed to adoptable standards to the
boundaries of the Hotel Site or the relevant adjacent adoptable corridor, as appropriate,
in order to fully service the Hotel Site without requirement for any additional rights to
be acquired over third party land PROVIDED THAT nothing in this paragraph prevents
the construction and development of access roads, drainage and utilities services

infrastructure on Phase 1 or Phase 2.

Not to cause or permit the Occupation of more than 380 Dwellings until the sooner of
(a) the date on which the Hotel Site is transferred to enable the construction of the Hotel
or (b) the date on which the Hotel Site Marketing Strategy has been submitted to and

approved in writing by the Council.

To market the Hotel Site in accordance with the approved Hotel Site Marketing Strategy
from the date of approval of the Hotel Site Marketing Strategy for a period of 2 years or
until the Hotel Site is transferred to enable the construction of the Hotel (if sconer)
PROVIDED THAT from the date of such transfer and in any event at the end of the
above marketing period the Hotel Site shall be deemed to no longer form a part of the
Site and be subject to the obligations in this Deed, which shall cease to bind the Hotel
Site save that it will continue to be taken into account for so long as appropriate in
relation to any Viability Review.
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EDUCATION CONTRIBUTION

The Owners covenant with the County Council as follows:

1.

Subject to the County Council having notified the Owners of its decision fo require the
Owners to comply with this Parts 2 and 3 within the period referred to in paragraph 2
or paragraph 3 of Part 1 the Owners hereby c;ovenant with the County Council
separately in respect of each Residential Reserved Matters Area to pay the Education

Contribution to the County Council as follows:

To pay the Education Contribution relating to that Residential Reserved Matters Area
to the County Council:

2.1 50% of the Education Contribution prior to Occupation of 25% of the Dwellings
in the Residential Reserved Matters Area

22 25% of the Education Contribution prior to Occupation of 50% of the Dwellings

in the Residential Reserved Matters Area

2.3 25% of the Education Contribution prior to Occupation of 75% of the Dwellings
in the Residential Reserved Matters Area

TRANSFER OF SCHOOL LAND AND SCHOOL CONTINGENCY LAND

The Owners covenant with the County Council as follows:

5

Not to Occupy or cause or permit the Occupation of more than 100 Dwellings until the
access road, drainage and utilities services infrastructure suitable in all respects and
for all purposes and of sufficient capacity in connection with the use of the School Land
{and School Contingency Land as appropriate) as a primary school and comprising at
least water, electricity and sewerage connections to and from the School Land {(and the
School Contingency Land as appropriate) have been provided and fully installed to the

boundaries of the School Land {and the School Contingency Land as appropriate).

Not to Occupy or cause or permit the Occupation of more than 100 Dwellings unless
and until an irrevocable offer to transfer the Schoot Land (and the School Contingency
L.and as appropriate) to the County Council has been made by delivering to the County
Council a signed transfer substantially in the form of the School Land Transfer (and a
signed transfer substantially in the form of the School Contingency Land Transfer as
appropriate) PROVIDED THAT the School Land (and School Contingency Land as
appropriate) must be in accordance with the School Land Specification AND
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School and may reserve such rights and easements as are set out in the School Land

Transfer

The Owners shall pay the reasonable legal fees and Land Registry disbursements of

the County Council

PART 4

PAYMENT OF THE EARLY YEARS CONTRIBUTION AND THE SCHOOL
EXPANSION CONTRIBUTION

Subject to the County Council having notified the Owners of its decision to require the
Owners to comply with this Part 4 or in the event the County Council does not make a
determination or notify the Owners under paragraph 2 or paragraph 3 of Part 1 of this
Schedule the Owners covenant with the County Council separately in respect of each
Residential Reserved Matters Area to pay the Early Years Contribution to the County

Council as foliows:

To pay the Early Years Contribution relating to that Residential Reserved Matters Area
to the County Council:

21 50% of the Early Years Contribution prior to Occupation of 25% of the Dwellings
in the Residential Reserved Matters Area

2.2 25% of the Early Years Contribution prior to Occupation of 50% of the Dwellings
in the Residential Reserved Matters Area

2.3 25% of the Early Years Contribution prior to Occupation of 75% of the Dwellings
in the Residential Reserved Matters Area

Subject to the County Council having notified the Owners of its decision to require the
Owners to comply with this Part 4 or in the event the County Council does not make a
determination or notify the Owners under paragraph 2 or paragraph 3 of Part 1 of this
Schedule the Owners covenant with the County Council separately in respect of each
Residential Reserved Matters Area to pay the School Expansion Contribution to the

County Council as follows:
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3.1 50% of the School Expansion Contribution prior to Occupation of 25% of the

Dwellings in the Residential Reserved Matters Area

3.2 25% of the School Expansion Contribution prior to Occupation of 50% of the

Dwellings in the Residential Reserved Matters Area

3.3  25% of the School Expansion Contributien prior to Occupation of 75% of the

Dweliings in the Residential Reserved Matters Area

#

PART 5
PAYMENT OF THE LIBRARY CONTRIBUTION

The Owners covenant with the County Council to pay 50% of the Library Contribution
relating to a Residential Reserved Matters Area to the County Council in its capacity
as local library service provider prior to Occupation of 50% of the Dwellings in that
Residential Reserved Matters Area and the remaining 50% thereof prior to Occupation

of 80% of the Dwellings in the said Residential Reserved Matters Area.

PART 6

PAYMENT OF THE OFF-SITE GREEN INFRASTRUCTURE/ PUBLIC RIGHTS OF
WAY CONTRIBUTION

The Owners covenant with the County Council to pay 50% of the Off-Site Green
Infrastructure/ Public Rights of Way Contribution to the County Council prior to
Occupation of 100 Dweliings and the remaining 50% thereof prior to Occupation of 400

Dwellings.
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SCHEDULE 11

Travel Plan

PART 1

The Owner hereby covenants with the County separately in respect of each Residential

Reserved Matters Area as follows:

*

1 TRAVEL PLAN #

1.1

1.2

1.3

2

to pay the Travel Plan Contribution relating to that Residential Reserved Matters
Area to the County Council prior to Occupation of the first Dwelling in the
Residential Reserved Matters Area towards the production, approval and on-

going review of a Travel Plan for the Residential Reserved Matters Area; OR

not to Commence the Development in a Residential Reserved Matters Area
until a Travel Plan relating to that Residential Reserved Matters Area has been
submitted to the County Council for approval as an Approved Travel Plan in
accordance with the Planning Permission and thereafter to monitor and review
that Approved Travel Plan and submit a Travel Plan Update to the County
Council on the twelve month anniversary after the date of first Occupation of
the Development in the Residential Reserved Matters Area and on subsequent
anniversaries (or such other date as may be agreed with the County Council)
such monitoring to continue each year until the second anniversary of final
Occupation of the Development in the relevant Residential Reserved Matters
Area; AND

If the Owner proceeds under paragraph 1.2 above not to allow first Occupation
of any Dwelling in a Residential Reserved Matters Area until it has complied
with paragraphs 1.3.1 or 1.3.2 below:

1.3.1 obtained and provided fo the County Council the Travel Plan Bond
with a surety approved by the County for the Bond Sum relating to
the Residential Reserved Matters Area (an “Approved Travel Plan
Bond™); OR

1.3.2 deposited the Bond Sum relating to the Residential Reserved
Matters Area with the County Council (“the Travel Plan Deposit”)

Prior to first Occupation of any Dwelling to pay the first instalment of the Travel Plan
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Review Fee being a sum of £500 (“the First Payment”)

On the first anniversary of the First Payment and thereafter on each subsequent
anniversary for the following 3 years to pay the further instalments of the Travel Plan

Review Fee in the sum of £500 on each occasion

In the event that the Owner fails in the reasongble opinion of the County Council to
perform the obligations and deliver the requirements of an Approved Travel Plan the
County Council may serve notice on theLOwner confirming the actions required by the
Owner to comply with the obligations contained in this Deed (“the Performance
Notice”); and

If after a period of 28 days the Owner has failed in the reasonable opinion of the County
Council to comply with the Performance Notice or (where the requirements are not
reasonably capable of compliance within a period of 28 days) the Owner has failed in
the reasonable opinion of the County Council to take reasonable steps to secure
compliance with the Performance Notice and in any event within a period of 3 months
if the Owners has failed to comply with the Performance Notice the County Council
may call in the relevant Approved Travel Plan Bond or utilise the Travel Plan Deposit
as the case may be and carry out the requirements of the Approved Travel Plan without

further recourse to the Owner.
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(“Demand”) the Surety shall pay to the County Council within 28 days of receipt of the
Demand such amount as certified by the County Council as is required fo satisfy and
discharge the damages sustained by the County Council {including without prejudice
to the generality thereof any costs actually incurred by the County Council pursuant to

the Agreement)

4
3. receipt of a Demand from the County Council shall be taken as conclusive
evidence by the Surety for the purposes of this Bond that a breach has occurred and
the sum demanded is properly due PROVIDED THAT the amount demanded does

not exceed the Bond Sum.
4, Multiple Demands may be made pursuant to this Bond up to the Bond Sum

5. Subject to the Developer performing the obligations in the Agreement the Bond

Sum will reduce as follows:

Residential TP

a) Upon receipt of written confirmation from the County Council the Bond Sum
shall be reduced by one fifth of the original Bond Sum upon the first anniversary
of first Occupation (as defined in the Agreement) and thereafter upon receipt of
the County Council’'s written confirmation by a further one fifth on each
subsequent anniversary of first Occupation

b) To nil on the fifth anniversary of first Occupation PROVIDED THAT the County
Council has provided it's written confirmation that the obligations in the

Agreement have been complied with

6. This Bond shall expire upon the earlier of:
a) The date upon which the Bond Sum is reduced to nil: or
b) The date upon which the County Council confirms in writing that the Bond is no
longer required and the same is formally released

7. This Bond is a continuing obligation and shall remain in full force until released

or discharged in accordance with the provisions contained herein.
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SCHEDULE 12

Council covenants

The Council covenants with the Owners:

1.1

1.2

1.3

1.4

1.5

1.6

1.7

to hold the contributions received pursuant to this Deed in an interest bearing
account and not to apply them or any int&rest accrued towards any purpose

other than as set out in this Deed

&

as soon as reasonably practicable following the dates of payment to make
available {o the public the sports facilities for which the Off-Site Clipbush Park
Contribution and the Off-Site Indoor Sports Contribution are paid pursuant to
this Deed

in the event that any contribution received pursuant to this Deed (or any part of
such a contribution) has not been committed (by way of a contract or by
expenditure of the monies) for the purpose as set out in this Deed within fifteen
years of payment then the Council will repay to the party that paid it so much of
the relevant contribution as shall remain uncommitted together with any

accrued interest thereon

o use best endeavours to provide to the Owners such evidence as the Owners
shall reasonably require in order to confirm the expenditure of the contributions
paid fo it pursuant to this Deed

at the written request of the Owners to provide written confirmation of the
discharge of the Planning Obligations over which the Council has direct control

when satisfied that those Planning Obligations have been performed

following the performance and satisfaction of all the Planning Obligations over
which the Council has direct control on the written request of the Owner to mark
accordingly all entries made in the Register of Local Land Charges in respect
of this Deed

if the Council secures any grant or government funding in relation to the
infrastructure costs created by the Development the Council will subject to the
County Council and the Owner agreeing that this is required apply the same
and deliver the infrastructure for which the funding was received in a timely

manner so as not to cause any delay in the delivery of the Development
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SCHEDULE 13

County Council covenants

The County Council covenants with the Owners:

1.1

1.2

1.3

1.4

to hold the contributions received by it pursuant to this Deed in an interest
]

bearing account and apply it and any interest accrued towards the purposes as

set out in this Deed

e

without prejudice to paragraph 1.3 below, in the event that any contribution
received pursuant to this Deed (or any part of it) has not been committed (by
way of a contract or by expenditure of the monies) to the purposes specified in
this Deed within five years of payment in full {including all instalments in all of
the Residential Reserved Matters Areas where relevant) then the County
Council will repay to the party that paid it so much of the relevant contribution

as shal remain uncommitted together with any accrued interest thereon

where a Travel Plan Deposit is paid to the County Council and subject to the
Developer performing the obligations contained in Schedule 11 of this Deed in
relation to the relevant Residential Reserved Matters Area the County Council
will repay to the party that paid it such unspent part of that sum in the following

instalments:

1.3.1 one fifth of the Travel Plan Deposit upon the first anniversary of first
Occupation in the relevant Residential Reserved Matters Area and

thereafter;

1.3.2 a further one fifth on each subsequent anniversary of that first

Occupation

upon the transfer of the School Land (and the School Contingency Land as
appropriate) the County Council will use reasonable endeavours to deliver the

new primary school on the School Land as soon as reasonably practicable
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APPENDIX 1

LOCATION PLAN

MASTERPLAN

SCHOOL LAND PLAN
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AGREEMENT BY WAY QF DEED
Regarding hominations to dwellings at

[property address]
BETWEEN
NORTH NORFOLK DISTRICT COUNCIL
and

XXXX HOUSING ASSOCIATION
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2.3

The rights in sub-clauses 2.1 and 2.2 shall be exercised by the Council’s Housing Manager

when each of the Dwellings is completed and ready for occupation and at any time after

that when any of the Dwellings becomes available for re-letting

3.1

NGMINATION PROCEDURE

When any of the Dwellings are due to become available for letting or re-letting to a

Nominee:

3.1.1

31.2

313

3.1.4

3.15

the Association shall give 28 days prior written notice to the Council’s Housing
Manager stating the date when the Dwelling referred to in the notice will be ready
for occupation {whether for the first time when the Dwelling has been newly

constructed or when it is expected to become available for re-letting)

the Council’s Housing Manager shall supply the Association with a Nomination for
each of the Dwellings within seven Warking Days after the Association’s notice
given to the Council under clause 3.1.1 and that Nomination shall be made and

accepted in accordance with the provisions of this Deed

if the Nomination does not comply with the provisions of this Deed or the
Association’s Letting Policy, the Association will notify the Council’s Housing
Manager in writing of the reason why the Nomination does not comply and will

request another Nomination

within seven Working Days after receipt of notification under sub-clause 3.1.3 the
Council’s Housing Manager shall supply the Association with another Nomination of

a Nominee within

the Association shall (subject as above) make a written offer to the Nominee of a

tenancy agreement of a Dwelling referred to in the Nomination such offer to be

taken up when the Dwelling concerned is completed and ready for letting or

re-letting as the case may be
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3.16

317

318

if any Nominee:

3.1.6.1 fails to accept the Association’s offer of a tenancy agreement within
a reasonable period of it being made;

3.1.6.2 subsequently withdraws from the offer of a tenancy agreement;

3.1.6.3 fails to sign a tenancy agreement;

]
3.1.6.4 fails to comply with the Association’s Letting Policy

then that Nominee shall be deemed to have withdrawn from the offer of a tenancy
agreement and the Council shall be entitled to make a further Nomination within
the procedure laid down in this Deed (subject as above) and this process may be

repeated up t0 a maximum of three Nominees

if any Nomination or alternative Nomination is not supplied by the Council’s Housing
Manager within seven Working Days of a request by the Association under sub-

clauses 3.1.1 or 3.1.3 or if all three Nominees fail to accept, refuse or withdraw from
the offer of a tenancy agreement as mentioned in clause 3.1.6, the Association will
he free to offer the Dweliing to a person of its own choosing, PROVIBED ALWAYS
that the Association will give priority to any subsequent Nomination made by the

Council if the Dwelling has not been let or put under offer by the Association

for the purpose of monitoring the Council’s Nominations the following

arrangements shall apply:

3.1.8.1 at least once in each quarter the Association shall provide records to the
Council showing Dwellings which were empty in any part of the previous

guarter showing:

3.1.8.1.1 the address of the empty Dwelling
3.1.8.1.2 to whom the Dwelling was allocated
3.1.8.13 the specific category of allocation

for example whether a:

{i) transfer case
{ii} Council Nomination
{iii) Nomination by some other organisation
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EXECUTED as a deed by affixing the
COMMON SEAL of the NORTH
NORFOLK DISTRICT COUNCIL

in the presence of:

Authorised sighatory &

EXECUTED as a deed by affixing the
COMMON SEAL OF XXXX
HOUSING ASSOCIATION

in the presence of:

Board Member

Secretary
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APPENDIX 3

MARKETING GUIDELINES

Documents identifying the actions which will be undertaken to advertise and promote the

relevant fand or building (either in whole orin parts) for the marketing period, which will include:

(a)
(b)

()

(d)

(e)

i)

the date of commencement of marketing;

£

the details of the type of marketing to be undertaken;

the details of how, respeciively, the Employment Site or the Hotel Site, as relevant, will

be described;

the details of what size and flexibility for the design of buildings and units comprising

the Employment Site or the Hotel Site, as relevant;

the details of the uses the Employment Site or the Hotel Site, as relevant, can be put

to;
the details of the type of tenures available;
the details of to whom the marketing strategy will be targeted;

the details of the relevant local geographical area within which the marketing strategy

will be targeted;

the details of the wider geographical area within which the marketing strategy will be

focused and the frequency of marketing campaigns;

the procedure for notifying the Council of the progress of the marketing strategy and of
interests expressed. This is to include a requirement that by any anniversary of the
commencement of marketing a report shall be submitted to the Council detailing the
interest received and if no offers at the Market Value have been received then any

further review to the marketing package shall be agreed in writing by the Council; and

an undertaking to record all expressions of interest and any offers received and to

include them as part of any annual report
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APPENDIX 4

SCHOOL LAND TRANSFER

Land Registry

Transfer of part of registered title(s)

&

If you need more room than is provided for in a panel, and your software allows, you can expand any

panel in the form. Alternatively use continuation sheet CS and attach it to this form.

A

Leave blank if not yet registered.

When appiication for registration is
made these title_number(s) should be
entered in panel 2 of Form AP1.

Insert address, inc¢luding postcode (if
any), or other description’of the property
transferred. Any physical exclusions,
such as mines and minerals, should be
defined.

Place 'X' in the appropriate box and
complete the statement.

For example 'edged red'.

For example '‘edged and numbered 1 in
blue'.

Any plan lodged must be signed by the
transferor.

Title number(s) out of which the property is transferred:

[NK191663] [DN — to be updated to reflect the title
number out of which this transfer is made.]

Other title number{s) against which matters contained in this
transfer are to be registered or noted, if any:

[ ]

Property:
[insert brief description / address of the Properiy]
The property is identified

on the attached plan and shown: [edged red]

[1 onthe title plan(s) of the above titles and shown:

4 Date: [DATE]
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Give full name(s). 5 Transferor

[THE MASTER FELLOWS AND SCHOLARS OF THE
COLLEGE OF THE HOLY AND UNDIVIDED TRINITY
WITHIN THE TOWN AND UNIVERSITY OF CAMBRIDGE
OF KING HENRY THE EIGHTH'S FOUNDATION] [DN —
Complete as appropriate where the to be updated to reflect the name of the then current
transferor is a company. landowner]

For,UK incorporated companies/LLPs

Registered number of company or limited liability partnership
including any prefix: [e]

For overseas companies

(a) Territory of incorporation:

(b) Registered number in the United Kingdom including any
prefix;

Give full name(s). 8 Transferee for entry in the register:
[THE NORFOLK COUNTY COUNCIL]
For UK incarporated companies/LLPs

Registered number of company or limited liability partnership
including any prefix:

For overseas companies

Complete as appropriate where the (a) Territory of incorporation:
transferee is a company. Also, for an
overseas company, — unless  an
arrangement with Land Registry exists,
Ié)dgedellth%r ? c%rtlfulz_atedmRForT 7t in

chedule o the Lan egistration ; ; ; ; i : ,
Rules 2003 or a pertified cop?y of the {b) Re.eglstered number in the United Kingdom including any
constitution in English or Welsh, or other prefix:
evidence permitited by rule 183 of the
Land Registration Rules 2003.

7 Transferee’s intended address(es) for service for entry in the
regisier:

County Hall, Martineau Lane, Norwich, Norfolk, NR1 2DH

8 The transferor transfers the property to the transferee

L
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12.2.11

12.2.111

12.2:11.2

12.2.12

12.2.13

12.2.14

12.2.15

12.2.16

12.2.17

and all persons authorised by them or otherwise
entitled to exercise the Reservations;

the Rights are not granted exclusively to the
Transferee and are granted:

subject to the Reservations and any other rights
of the Transferor and its successors in title in
rglation thereto whether or not referred to in this
deed;

in common with any other persons lawfully
entitled to the Rights or to similar rights in relation
thereto;

connections to Service Media shall only be made
to the extent that there is capacity therefor and
neither the Transferor nor the Transferee shall
be obliged to oversize the Service Media on the
Property or the Estate;

the rights hereby reserved and granted shall
cease to the extent that the Estate Roads and/or
Service Media through which the rights are
exercised become adopted and/or maintainable
at the public expense;

the owner of the land in which the same are
situate may alter the position of the Estate Roads
and/or the Service Media over or through which
the rights hereby granted and reserved are
exercised (and the rights shall then apply to the
altered position in substitution) provided that the
exercise of the rights shall not be materially and
unreasonably prejudiced by such alterations;

references to the “Estate” and the “Property’
shall mean the whole or any part of them as the
context permits;

save where the coniext otherwise requires the
expressions “Transferor” and “Transferee” shall
include the successors in title of the Transferor
(to all or the relevant part of the Estate) and of
the Transferee (to all or any part of the Property)
respectively. Where two or more persons
constitute the Transferor or the Transferee all
covenants or agreements made by or with them
shall be deemed to be made by or with them
jointly and severally;

the consideration for any supply for VAT
purposes arising in respect of this fransfer shall
be treated as exclusive of any VAT arising and
such VAT shall (subject to receipt of a valid VAT
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Any other land affected should be
defined by reference to a plan and the
titte numbers referred to in panel 2.

Include words of covenant.

Rights reserved for the benefit of other land

The Transferor excepts and reserves for the benefit of the

done 1o the Estate to the Transferor's reasonable
and proper satisfaction;

-,

—-
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g. the Transferee is to keep the Transferor and all
persons deriving title under it indemnified against ?
all claims, liability and costs sustained or incurred
from or the exercise of the rights; and F

h. tpe rights shall not be exercised over any part of$
the Estate on which there is constructed (org
where it is intended to construct) any dwellings f

# and their gardens drives garages outbuildings
and curtilages.

SCHEDULE 2

B e i e

Estate and each and every part of it the following rights on ”
behalf of itself and those whom it expressly or impliedly
authorises to make use of the rights:

1.

Restrictive covenants by the transferee

1.

& Insert name of Transferee and, if applicable, company details.

The right of support shelter and protection as enjoyed by ?

the Estate from the Property at the date of this Transfer.

The right to use any part of the Estate as the Transferor’
thinks fit, or to build on or develop any part of the Estate

provided that any such use or works do not materially$
adversely interfere with, or obstruct, the exercise of the F
Rights granted to the Transferee.

SCHEDULE 3

The Transferee covenants with the Transferor so as to
benefit the whole and every part of such parts of the
Estate as remain unsold and vested in [NAME]®
(company no [¢]) and so as to bind the Property and each
and every part of it to observe and perform the following
covenants:

a. not to use the Property for any purpose other than as
a nursery school and/or primary school solely for the
purpose of the education of children and ancillary
purposes which for the avoidance of doubt includes
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ancilary community fundraising and ancillary
recreational uses;

b. not to knowingly do anything on the Property which
s or may be a nuisance, damage, grievance or
annoyance to the Transferor or the owners or
occupiers for the time being of any adjoining or
neighbouring land or which may tend to depreciate or
lessen the value of the Estate or any part thereof
provided that the use of the Property as nursery

" school and/or primary school for the education of
# children shall not in itself be a breach of this
covenant;

c. notto damage or obstruct any of the Estate Roads or
deposit any waste, soil or other material on any part
of any of the Estate Roads but should such damage
occur during the construction of the Primary Schoaol,
the Transferee to make good to the Transferors
reasonable satisfaction as soon as reasonably
practical any damage attributable to the Transferee
in this respect.;

d. not to cause any damage or destruction to any
Service Media serving the Estate and to notify the
Transferor as soon as reasonably possible on
becoming aware of any damage to such Service
Media; and

e. not to allow to pass into the Service Media serving
the Estate any noxious or deleterious effluent or other
substance which may obstruct or damage them or
any other neighbouring property.

Include words of covenant. Restrictive covenants by the Transferor
None.
Insert here any required or permitted Positive covenants by the Transferee

statements, certificates or applications

and any agreed declarations and so on.
yag Schedule 4

The Transferee covenants with the Transferor:

1. (Subject to the Transferor meeting the Transferee’s
reasonable and proper legal and agent’s costs in respect
of the same) at the request of the Transferor (in its
capacity as landowner only) to as soon as reasonably
practicable execute and enter info any Statutory
Agreements, deeds of grant and/or wayleaves as may be
required by the Transferor, any Relevant Authority,
statutory undertakers, muiti-utility company and/or their
agents in connection with the exercise of the
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Reservations and/or the construction, installation, laying, .
enlarging, upgrading, maintenance, use, adoption,}
connection into and/or ongoing maintenance of any?
Estate Roads (including any visibility splays, traffic lights, t
road signage, lighting and other street furniture) and/or [ ©
Service Media, Services and/or drainage apparatus and F /
the Transferor hereby indemnifies and shall keep
indemnified the Transferee against all liabilities and any, *’
losses, gosts, claims, damages, demands and expenses
arising as a result of the entry into any suchg
documentation and any obligations contained in such ?
documentation.

2. If a substantive commencement of the construction of the %
Primary School has not commenced within ten years 0f$
the date hereof then the Transferee covenants to transfer F
the sameto[ 1’ (orto such personas|[ 1®mayin its
absolute discretion direct) free from encumbrances (save ™
for any encumbrances existing at the date of this .
transfer) and free from the Planning Agreement and with ‘ 4
full title guarantee for the sum of £[1.00 (one pound)] and ’
on such other terms as the parties to the transfer shall F
agree (each acting reasonably and without delay) such
transfer to be effected not later than three months after
the date 10 years from the date hereof. F

3. To procure that on any Disposal of the Property (or any ’

part of it) the disponee enters into a deed of covenant §.

with the Transferor (in a form approved by the Transferor g

(approval not to be unreasonably withheld or delayed)) ’

to observe and perform the provisions of paragraphs 1,

2, 3 and 4 of this Schedule 4. ’

ey ez A

4. To pay the Transferor’s reasonable and proper legal and %
surveyors’ costs and expenses in relation to the approval g
of and entry into a deed of covenant to be given to the P
Transferor pursuant to paragraph 3 of this Schedule 4 of ? .
this transfer -

-

AR AR AAAS

Positive covenants by the Transferor
Schedule 5
The Transferor covenants with the Transferee:
1. in relation to any Estate Roads which are intended to be

publically adopted to maintain all such Estate Roads
pending adoption;

" Insert details of entity transferring the Property.

% Insert details of entity transferring the Property.
Page 100















L ER R R R R R R R R R R R R N R R R R R R R E R R R R RN RERENRRNNNRENNNYY YD

Requirement

Description

request which gives an audit trail
demonstrating all work which has been
carried out including associated validation

reports
.

School Site area and delineation

(required at the time of transfer of the

relevant Schoal Site to the County Council)

As required by the provisions of the Section
106 Agreement {see Definitions of School
Land and Schoo! Contingency Land} each on
transfer to be delineated by concrete marker
posts (min 900mm above ground level)

located at each change of direction.

Temporary access

(required at the time of transfer of the

relevant School Site to the County Council)

An adequate haul road with no use
restrictions {subject to site regulations as to
use for the purposes of carrying out
construction of the school, and general site
regulations) shall be provided to enable
plani, vehicles and machinery to access the
relevant School Site from the nearest

adopted highway.

Schoaol Site configuration

(required at the time of transfer of the

relevant School Site to the County Council)

As identified on the School Site Plan(s)

referred to below.

Levels

(required at the time of transfer of the

relevant School Site to the County Council)

Unless otherwise agreed with the County
Council in writing (acting reasonably) the
relevant School Site shall be level and the
maximum gradient across any direction shall
not exceed 2 metres across whole site and
level in relation to the finished levels of the
surrounding land where possible and

practicable.
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Requirement

Description

School Site paosition within the Development

(required at the time of transfer of the

relevant School Site to the County Council)

As identified on the parameter plans for the

planning application for the Development

School Site plan(s)

(required at the time of transfer of the

relevant School Site to the County Council)

The detailed plan(s) of the relevant School
Site (to be approved by the County Council)
and to be attached fo the transfer which is
Land Registry compliant to a maximum scale
of 1:1250/1:2500 accompanied by a layout
pian of the relevant phases showing the

existing road, pedestrian and cycle layout

Surveys & Investigations in relation to the
relevant School Site and its immediate

surrounds

{(subject to the topographical survey
referred to below) required at the time of
transfer of the relevant School Site to the
County Council save as may be agreed
between the Owner and the County Council

in relation to the Primary School)

(required at the time of transfer of the

relevant School Site to the County Council)

The following documents {together with the
assignment of the benefit to the County
Council of any and all guarantees and/or
collateral warranties asscciated with them)
will be provided to the County Council the
aim of which will be to sufficiently provide the
County Council with redress from the
provider in the event of error or inaccuracy
PROVIDED THAT the County Council shall
be entitled to call on the Owner to provide a
deed of indemnity in which the Owner shall
fully indemnify the County Council for any
costs reasonably incurred by the County
Council in relocating, re-routing, removing or
disposing of any live service, underground
structure or obstruction or contamination if:
a) the County Council has diligently sought
redress pursuant to the said guarantees
and/or collateral warranties but there is a
shortfall in the cover provided to the County

Council or b) the County Council considers
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Requirement

Description

Communications masts/above ground high

tension cables

(required at the time of transfer of the

relevant School Site to the County Council)

Communications masts, 440,000v and other
overhead electrical cables not to be located
on or immediately adjacent to the relevant
School Site boundaries. For the avoidance of
doubt tf‘1is applies to all sites of a schooi for
any ége range of child (e.g. early years siles,
primary schools, secondary schools and

special school)

Sound

(required at the time of fransfer of the

relevant School Site to the County Council)

The acoustic requirements for the relevant
School  Site stated in BB103 (or any
replacement design standard current at the
time of site assessment) should be
applicable to the relevant School Site at all
stages of any surrounding development and
on completion of the relevant Phase (As
defined in the Section 106 Agreement). For
example, before, during and after
construction of adjoining or nearby
development that forms part of the same
Phase and under the control of the same
developer. Consideration needs to be given
to the proximity to users which may produce
significant noise impacts to the school
leading to a significant impact on the
teaching and learning environment at the
school (including roads, railways and other

transport routes).

Highway

(required at the time identified in Schedule

of the Agreement)

Adjacent roads, pavements and cycle ways
to be constructed to adoptable standard up
to base course level, final wearing courses to
be laid in accordance with the s106

Agreement or, if silent, at a time to be agreed
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Requirement

Description

in writing with the County Council acting
reasonably and up fo the relevant School

Site boundary

Services generally

(required at the time identified in Schedule

of the Agreement)

All easements, wayleaves and associated
installations to serve the relevant School
Site shall have been completed up to the

relevant School Site boundary.

In the event that incomplete agreements or
installations threaten to delay delivery of the
school to be located on the relevant School
Site the transferor shall undertake to provide
temporary services to the relevant School
Site and to make a compensatory payment
(to be negotiated with and agreed by the
County Council} to the County Council for
all additional costs of services until such time
as permanent mains services are in place
and the County Council is thereby able to
secure delivery of the Primary School

Water

(required at the time identified in Schedule
of the Agreement)

Unless otherwise agreed with the County
Council and the service provider supply to
terminate no less than 3 metres within the
relevant School Site boundary at a position
to be agreed with the County Council. Size of
main and water pressure fo meet the
requirements a 2 form entry primary school
with appropriate stop
valvesfterminations/meters in the

appropriate boxes/pits/inspection chambers.

Fire hydrant

(required at the time identified in Schedule

of the Agreement)

Unless otherwise agreed with the County
Council, to supply adequate water mains and

pressures to the relevant School Site to be
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APPENDIX 7
WORKED EXAMPLE
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APPENDIX 2

Site FO1 Nutrient Neutrality Technical Note - TNOO4



@ Stantec
TECHNICAL NOTE

Job Name: Grove Gardens, Fakenham
Job No: 332511163

Note No: TNOO4

Date: 09/02/2024

Prepared By: Y. Riley

Subject: Nutrient Neutrality Statement

1 Introduction

1.1 Scope

1.1.1  This Nutrient Neutrality Statement (NNS) has been prepared by Stantec on behalf of our Client,
Trinity College Cambridge c/o Savills, to support development proposals at Grove Gardens,
Fakenham.

1.1.2  The purpose of this Nutrient Neutrality Statement is to undertake a desk-based assessment of the
development proposals to determine if mitigation is required. This statement is to be included as an
approved document to address the requirements of condition 11, and in particular parts viii and ix,
of the planning permission PO/17/0680.

1.1.3  All work has been undertaken following advice provided by Natural England (NE) in a letter titled
‘Advice for development proposals with the potential to affect water quality resulting in adverse
nutrient impact on habitats sites’ dated 16t March 2022 for both the River Wensum SAC and the
Broads SAC and the River Wensum SAC & Broads SAC Nutrient Budget Calculator (version 2.1)
by Royal Haskoning DHV on behalf of the combined Norfolk Local Planning Authorities.

1.1.4 The information given within this report is based on publicly available data at the time of writing and
no discussions with consultees have been undertaken.

2 Proposed Development Site

21 Site Description

2.1.1  The proposed development site (hereafter referred to as ‘the site’) is located at Grove Gardens,
Fakenham. The site is centred around the Ordnance Survey (OS) grid reference 592710E,
330902N. A site location plan is provided in the Appendix.

2.1.2 The site is bounded by the A148 to the north, Thorpland Road and farm buildings to the east,
Rudham Stile Lane to the south beyond which is residential development, and agricultural land to
the west.

2.1.3 The site is primarily comprised of agricultural land, an area of shrub land, roads, and a small pond.
The DEFRA Crop Map of England (CROME) 2020 indicates that the lands current use is a mixture
of cereals and lowland.

2.2 Geology and Hydrogeology

2.2.1  The Geology of Britain viewer produced by the British Geological Survey (BGS) indicates that the

site is underlain by a bedrock of Lewes Nodular Chalk Formation, Seaford Chalk Formation,
Newhaven Chalk Formation And Culver Chalk Formation (undifferentiated) comprising of chalk.

\\pba.int\CAM\Projects\332511163 Grove Garden,
Fakenham\Reports\NNS\240209_332511163_NNS_Grove_Gardens_Fakenham_Rev A.docx
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@ Stantec
TECHNICAL NOTE

222

223

224

225

23

2.31

23.2

2.3.3

The BGS data shows that superficial deposits of Sheringham Cliffs Formation comprising of clay,
silt, sand and gravel cover the majority of the site, with a very localised area of Briton's Lane Sand
and Gravel Member comprising of sand and gravel to the eastern boundary of the site.

The Cranfield University online Soilscapes website! provides an overview of the drainage potential
of land across Britain. This indicates that the site is underlain by ‘Freely draining slightly acid loamy
soils' which are classed by the Farmscoper model into the first category as freely draining.

A Site Investigation report prepared by Norfolk Partnership Laboratory in October 2021 provides
geotechnical information for the site. The ground conditions are discussed within the report,
summarised below:

" Topsoil found in all samples between 0.30 and 0.45m below ground level (bgl), described as
“(Dark, greyish) brown, (very) sandy (very) clayey (slightly) gravelly topsoil.

" Made ground found in one sample only with a thickness of 0.35m at the surface: “Dark
brown, slightly gravelly, very clayey, very silty, sandy topsoil’.

. Cover silt found in the majority of samples between 0.25 and 1.05 mbgl, described as
“(Orangey, dark orangey, light) brown (slightly, very) clayey (slightly, very) silty,(very) sandy,
(slightly) gravelly silt (sand, clay)’.

= Sheringham Cliffs Formation found in all samples between 0.30 and 8.00 mbgl, described as
“(Very stiff, stiff) firm to stiff (orangey, light, dark, yellowish) brown (grey), (very) sandy (very,
slightly) gravelly clay, or as (Light, dark, orangey) brown (very, slightly) gravelly, (slightly,
very) clayey (very) silty fine to medium (fine to coarse) sand’.

The Site Investigation report includes infiltration test results undertaken to BRE365, and confirms
that the infiltration potential is poor across most of the site with low infiltration results recorded. Due
to this, the drainage strategy proposed for the site does not incorporate any infiltration to ground
and following the drainage hierarchy proposes to utilise discharge to the Stiffkey and to the sewer
network.

Hydrological Setting

There are no main rivers or ordinary watercourses within the site. A small pond is located in the
north of the site. The River Stiffkey is a classified EA ‘Main River’ located approximately 1.4km
directly north of the site centre, and ultimately discharges to the North Sea. The River Wensum is a
classified EA ‘Main River’ located approximately 1.6km south of the site centre, and ultimately
discharges to the River Yare.

The majority of the site is located in the North Norfolk Operational Catchment. However, areas of
the east of the site lie within the Wensum Operational Catchment. The majority of the site falls
within the Stiffkey Water Body (part of the North Norfolk Operational Catchment). The Environment
Agency (EA) Catchment Data Explorer website has water quality data relating to the WFD targets
for 2027. Based on the most recent water quality data recorded in 2019, the Stiffkey Water Body
received a ‘Moderate’ ecological classification and a ‘Fail’ for chemical water quality.

The eastern area of the site falls within the Wensum US Water Body (part of the Wensum
Operational Catchment). The EA Catchment Data Explorer website has water quality data relating
to the WFD targets for 2027. Based on the most recent water quality data recorded in 2019, the
Wensum US Water Body received a ‘Moderate’ ecological classification and a ‘Fail’ for chemical
water quality.

[l http://www.landis.org.uk/soilscapes/
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Data shows the reasons for the Stiffkey Water Body not achieving ‘Good’ status. These include but
aren’t limited to; poor livestock management and poor nutrient management (agriculture and rural
land management), continuous sewage discharge (water industry), land drainage (agriculture and
rural land management) and flow due to groundwater and surface water abstraction (water
industry, and agriculture and rural land management).

Data shows the reasons for the Wensum US Water Body not achieving ‘Good’ status. These
include but aren’t limited to; poor livestock management and poor nutrient management
(agriculture and rural land management), continuous sewage discharge (water industry), physical
modification/other, and flow due to groundwater and surface water abstraction (water industry and
agriculture and rural land management).

Downstream of the Stiffkey Water Body ultimately drains into the North Sea. Protected areas
associated with the Stiffkey Water Body include numerous locations under the Nitrates Directive and
Urban Waste Water Treatment Directive.

Downstream of the Wensum US Norwich Water Body ultimately drains into the River Yare. The Yare
(Wensum to tidal) water body was classified as having a moderate ecological status and fail chemical
status in 2019. Protected areas associated with the Yare (Wensum to tidal) include the following:

u Broadland SPA;
u The Broads SAC;

u Numerous locations under the Nitrates Directive and Urban Waste Water Treatment
Directive

Development Proposals

The proposed development comprises of up to 950 residential dwellings, a hotel/pub site (70
rooms), a neighbourhood centre and employment land with associated infrastructure including
parking, link roads and Public Open Space (POS), as shown as the masterplan (Figure 2.1).

The surface water drainage strategy proposes to discharge via watercourse to the River Stiffkey in
the north. Foul water from the proposed development is likely to be treated at the nearest
Wastewater Recycling Centre (WRC) which has been identified at Fakenham STW (Old and New).
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Figure 2.1:  Development Framework Ref. DE_033_003 Rev P from the Design Code

Background Context

The Broads SAC and Broadlands Ramsar

The NE catchment boundary for nutrient neutrality impact areas shows the site lies partially within
The Wensum and The Broads catchment area.

The Broads SAC and Broadland Ramsar site are Habitats sites with water pollution and
eutrophication considered a threat to its condition. The catchment is shown in Figure 3.1. The fens
of The Broads, located in East Anglia, contain several examples of naturally nutrient-rich lakes.
Although artificial, having been created by peat digging in medieval times, these lakes and the
ditches in areas of fen and drained marshlands support relict vegetation of the original Fenland
flora, and collectively this site contains one of the richest assemblages of rare and local aquatic
species in the UK.

The SAC and Ramsar are designated for several different significant habitats, including habitats
made up of a range of important aquatic plant species from groups including stoneworts,
pondweeds, water-milfoils and water-lilies. The sites are also a stronghold of little whirlpool ram’s-
horn snail and Desmoulin’s whorl snail in East Anglia. The range of wetlands and associated
habitats also provides suitable conditions for otters.

The nutrient pressures for which the site is unfavourable are nitrogen and phosphorous.
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Figure 3.1: The Broads SAC/Ramsar Catchment Map (Extracted NE catchment specific guidance, March 2022).

3.2 Levelling Up and Regeneration Act (2023)

3.2.1  The government released a Ministerial Statement (20th July 2022) which set out the action the
government is taking to address the issue of nutrient pollution. This included proposed
amendments to the Levelling up and Regeneration Bill (LURB) which will place a new statutory
duty on water and sewerage companies in England to upgrade Wastewater Treatment Works
(serving a population equivalent of greater than 2000) by 2030 in ‘nutrient neutrality’ areas to the
"highest Technologically Achievable Limit (TAL)”.

3.2.2 In a letter from the Chief Planning Officer on the 21st of July 2022, it was indicated the TAL for
phosphates is 0.25 mgTP/l and TAL for nitrates is 10 mgTN/L.

3.2.3 On the 21st of November 2022, the proposed amendment to the LURB was released, which
included additional clauses (Sections 96B-K) to be added after Section 96A of the Water Industry
Act 1991 “Nutrient Pollution Standards to apply to certain sewage disposal works”.

3.2.4 On the 26" of October 2023, the LURB received Royal Assent. The Levelling Up and Regeneration
Act (LURA) places a legal obligation on water and sewerage providers to upgrade WwTW to TAL
by 2030, which is enforceable via the provisions of Section 18 of the Water Industry Act, 1991.

3.2.5 The Ofwat Accelerated Infrastructure delivery project report? (June 2023) states that proposed
wastewater treatment upgrades at the Fakenham WRC will achieve a reduced permit limit of
0.25mgTP/L for phosphorus. There is currently no accelerated programme for nitrogen
improvements.

2 Ofwat gives go ahead to accelerate schemes totalling £2.2bn - Ofwat
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4.1

4.1.1

4.2

4.2.1

422

4.2.3

4.24

425

Nutrient Budget Baseline Assessment

Methodology

The LPA Norfolk Nutrient Budget Calculator consists of four stages which quantify the nutrient
loading in order to identify if the proposed development will be nutrient neutral. Where the
proposed development will create additional phosphorus or nitrogen loading into the system there
is a requirement for mitigation.

The stages of the calculations are outlined below. A copy of the calculation is provided in the
Appendix.

The NE catchment boundary for nutrient neutrality impact areas shows the site lies partially within
The Wensum and The Broads catchment. The surface water drainage strategy for the site shows
the site is split into three catchments. The surface water drainage drawings for the proposed
development show that for the central catchment (A), the surface water is discharged to the
Stiffkey catchment, outside The Wensum and The Broads catchment. The drainage strategy for
the remaining catchments (B and C) shows the surface water is discharged into the sewer network
towards the east, within The Wensum and The Broads catchment.

To be conservative, the entire site has assumed to discharge surface water drainage to the
Wensum and The Broads catchment, therefore the entire site has been assessed in the
calculations. This is considered a worst-case scenario, and it is expected the actual nutrient
budget will be lower than assessed as part of this note.

Stage 1 — Wastewater

The aim of Stage 1 is to calculate Total Phosphorous (TP) and Total Nitrogen (TN) in kilograms per
annum derived from the development that would exit the Wastewater Treatment Works (WwTW)
after treatment. This only applies to WwTW that discharges to the Broads SAC and Broadland
Ramsar site catchment.

In Norfolk, a region-specific occupancy rate of 1.88 persons/dwelling has been adopted by the LPA
within the Norfolk Nutrient Budget Calculator.

For most planning applications the WwTW provider is not confirmed until after the planning
permission is granted. The nutrient calculation should be based on the permit levels of the most
likely WwTW, which for this development is Fakenham STW (Old and New).

The current discharge level for Fakenham STW (Old and New) is 0.90 kg/TP/litre for phosphorus
and 25.00 kg/TN/year for nitrogen. In accordance with the LURA and the Ofwat Accelerated
Infrastructure delivery project the permit limits by 31st of March 2025 will be 0.25mg/I for
phosphorus. There is currently no accelerated programme for nitrogen improvements. It is
anticipated that the build out and occupation of the entire site is likely to take place after the
upgrades to Fakenham STW in accordance with the LURA upgrades where the permit limit for
nitrogen is reduced to 10 mg/l by 2030.

Based on the proposals of 950 dwellings and a 70-room hotel (open for 52 weeks at an average
occupancy rate of 75), the current total phosphorous (TP) and total nitrogen (TN) discharge after
treatment at the sewage works is calculated as shown in Table 4.1.
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Table 4.1: Wastewater Nutrient Budget

4.3

431

432

4.3.3

434

435

4.3.1

Current Ofwat accelerated LURA upgrades
programme* Post-2030
Lig b TP TN P ™
(kg/TPl/year) | (kg/TN/year) | (kg/TP/year) | (kg/TN/year) | (kg/TP/year) | (kg/TN/year)
Budget with
20% buffer 67.58 1877.12 16.89 1877.12 16.89 675.76

* Phosphorus permit improvements scheduled no later than the 315t of March 2025
Stage 2 — Pre-development Land Use

The aim of Stage 2 is to adjust the nutrient load to offset the existing nutrient load from current
land.

NE recommend that the selection of the pre-development land use is based on the last 10 years of
land use and professional judgement as to what the land would revert to in the absence of the
proposed development.

The nutrient budget calculator uses a Farmscoper model for the catchment to estimate the loss of
nutrients from different farm types in relevant catchments and takes into account the drainage type
of the soil on site. Farmscoper is based on a series of catchment parameters including soil
drainage and rainfall. These same parameters are defined as part of this stage of nutrient budget
calculation. The Farmscoper model categorises soil types into three key categories, defined in the
‘Penwith Farmscoper Report’ by NE dated June 2023 as follows:

1. “Free-draining soils, where water can move freely down through the soil;

2. Slowly permeable soils, where vertical movement of water through the soil profile is impeded
and there is some lateral flow. Artificial drainage is required to reduce waterlogging
sufficiently for effective arable farming; and

3. Slowly permeable soils as per 2, but artificial drainage is required to reduce waterlogging
sufficiently for effective arable and grassland farming”.

The soil classification of the site according to Soilscapes is ‘freely draining’. However, the Site
Investigation report provides geotechnical information for the site including infiltration testing to
BRE365. As detailed in Section 2.2, the ground conditions are described as silty and clayey soils,
and infiltration to ground is not utilised in the drainage strategy. Therefore, the soil type across the
site is considered to be slowly permeable, and hence ‘impermeable drained for arable’ is used
within the calculations.

The site is located within a nitrate vulnerable zone. Other parameters defined in this stage include
the site’s location within the Wensum catchment and an annual average rainfall of 700-750 mm.

The existing land use has been determined by reviewing aerial imaging and The DEFRA Crop Map
of England (CROME) 2020. The total site area is comprised of mainly agricultural land (cereals,
with some areas of lowland use, shrub land, roads, and a pond, provided in Table A.1 in the
Appendix. Areas of the existing site that will be unchanged in the proposed development are not
included in the calculations.
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4.3.2

4.4

4.4.1

4.4.2

443

4.5

4.5.1

452

453

454

The total nutrient load from the current (existing) land use has been calculated to be:

. 29.43 kg/TP/yr; and,

. 972.37 kg/TN/yr.

Stage 3 — Post-development Land Use

The aim of Stage 3 is to adjust the nitrogen and phosphorus loads to account for land uses with the

proposed development. Where there is no proposed change to land use, this land should be
excluded from the nitrogen budget as there will be no change to nutrient load from this area.

The areas for the proposed development and are based on the masterplan, shown in Table A.2 in
the Appendix.

The output from Stage 3 is the total nutrient load resulting from the proposed land usage. The total
nutrient load generated by the proposed land uses within the masterplan has been calculated to be

u 12.17 kg/TP/yr; and,
u 249.57 kg/TN/yr.
Stage 4 — Nutrient Budget

The aim of Stage 4 is to calculate the net change in the TP and TN load that would result from the
development.

The net change is calculated by the difference between the nutrient load calculated for the
proposed development (Stage 1 — Wastewater and Stage 3 — Surface Water Post Development)
and that of the existing land use (Stage 2 — Surface Water Existing), using the best available data
and evidence. A precautionary buffer of 20% is used to recognise uncertainty associated with the
data and ensures the approach is precautionary.

Using the Norfolk LPA Nutrient Budget Calculator, the nutrient budgets for the site have been
calculated and are presented in Table 4.2.

Table 4.2: Calculated Current and Post-2030 Nutrient Budget

Current Ofwat accelerated LURA upgrades
programme* Post-2030
TP TN TP TN TP TN
(kg/TP/year) | (kg/TN/year) | (kg/TPlyear) | (kg/TN/year) | (kg/TPl/year) | (kg/TN/year)
Budget with
20% buffer 60.38 1385.19 0.00 1385.19 0.00 0.00

* Phosphorus permit improvements scheduled no later than the 313 of March 2025

Table 4.2 shows the development can achieve nutrient neutrality following upgrades to Fakenham
STW in accordance with the LURA.
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455

456

457

5.1.1

Zero Point

Prior to the accelerated programme and post-2030 upgrades at Fakenham STW, no dwellings
above the zero-point (the quantum of development where the foul loading is balanced by the land
use change) will be constructed. The zero points for the site are calculated as follows:

" Current Scenario (pre-2025): 304 dwellings, the 70-room hotel, and the build out of the
commercial/industrial land use, the open urban land use and the allotment land use.

" Ofwat Accelerated Programme (pre-2030): 361 dwellings, the 70-room hotel, and the build
out of the commercial/ industrial land use, the open urban land use and the allotment land
use.

A copy of the calculations are appended. The zero-point assumes the remaining site is fallowed
(16.52ha for the current scenario, 15.06ha following the Accelerated Programme). A Fallow Land
Management Plan (FLMP) will detail the appropriate habitat creation and management measures
required to successfully implement the fallowing strategy.

The proposed build-out of the development will be in line with the zero-points calculated above and
therefore it is considered that the proposed development can achieve nutrient neutrality in all
scenarios.

Summary

This NNS has been prepared to support a planning application located at Grove Gardens,
Fakenham. This NNS has calculated the nutrient budget for the residential development consisting
of 950 dwellings and 70-room hotel using the Norfolk LPA calculator ‘River Wensum SAC &
Broads SAC Nutrient Budget Calculator’, v2.1. The information given within this report is based on
publicly available data.

The site lies in the Stiffkey Water Body (part of the North Norfolk Operational Catchment) and also
the Wensum US Water Body (part of the Wensum Operational Catchment) which were classified
as having a chemical water quality rating of fail and an ecological water quality rating of moderate.

Foul water will be treated at Fakenham (Old and New) Water Recycling Centre (WRC).
The assessment concludes that the proposed development can achieve nutrient neutrality post-
2030, following upgrades to Fakenham STW in accordance with the LURA and the Ofwat

accelerated Infrastructure delivery project.

Prior to the Ofwat accelerated programme upgrades (post 315t March 2025) no dwellings above the
zero point of 304 dwellings and the 70-room hotel will be constructed.

Prior to the LURA upgrades (post-2030), no dwellings above the zero point of 361 dwellings and
the 70-room hotel will be constructed.

DOCUMENT ISSUE RECORD

Technical Note No Rev Date Prepared Checked (DisRcEi};;/I::ZvEga d) (ProAjggrgngtor)
332511163/TN004 DRAFT 15/12/2023 YR RR KT GN
332511163/TN004 FINAL 24/01/2024 YR GN GN AJ
332511163/TN004 A 09/02/2024 RR GN GN AJ

This report has been prepared by Stantec UK Limited (‘Stantec’) on behalf of its client to whom this report is addressed (‘Client’) in connection with the
project described in this report and takes into account the Client's particular instructions and requirements. This report was prepared in accordance
with the professional services appointment under which Stantec was appointed by its Client. This report is not intended for and should not be relied on
by any third party (i.e. parties other than the Client). Stantec accepts no duty or responsibility (including in negligence) to any party other than the Client
and disclaims all liability of any nature whatsoever to any such party in respect of this report.
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Appendix
L] Site Location Plan

. Total Site Nutrient Budget (Norfolk LPA - River Wensum SAC & Broads SAC Nutrient Budget
Calculator V2.1)

. Reduced Unit Numbers Nutrient Budget (Norfolk LPA - River Wensum SAC & Broads SAC Nutrient
Budget Calculator V2.1)

Table A.1 Pre-Development Land Use

Unchanged Land
Use (ha)

Cereals (ha)

Lowland Grazing Urban Open
(ha) Space (ha)

Shrub (ha)

39.77 1.67 0.19 1.54 3.12

Table A.2 Post-Development Land Use

Industrial (ha) Green space (ha) | Allotments (ha)

Medium Intensity | Urban Open Space Commercial /

Urban Land (ha)

25.08 8.65 1.17 6.80 1.47
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Phosphate Budget Calculator

Stage 1

should only be the increase in units.

Stage 1 Calculate nutrient load (Kg/year) derived from the development as a result of increased population

Note: This calculation should only include the additional units resulting from the proposed development, including any development that will result in overnight
accommodation. For land not currently in residential use, this will be the total units proposed by the development. However, for land already in residential use, this

The user should input the relevant number of dwellings into options a, b or ¢ below. In the case of residential developments, only option a is required.

1. Calculate the additional population

a Number of dwellings proposed
Average occupancy

b Number of additional rooms above 6 residents (sui generis) for houses in multiple occupation

Average occupancy

C Number of rooms in a hotel or guest house proposed
Average occupancy

Number of weeks open per year (1-52)
Average occupancy rate (1-100)

d Number of bedspaces in student accommodation
Average occupancy
Number of weeks open per year (1-52)
Average occupancy rate (1-100)

Total population increase generated by the development

2. Wastewater volume generated
Water use per person

Wastewater volume generated by the development

Value Unit
950 dwellings
1.88 persons/dwelling
0 dwellings
1.65 persons/dwelling
70 dwellings
1.65 persons/dwelling
52 Weeks
75 %
dwellings
1 persons/dwelling
Weeks
%
1869 Persons
110 Litres/person/day
205571 Litres/day

Please select how the sewage from the proposed development will be handled, noting that a development must be handled by either a water recycling centre or
onsite treatment plants, and cannot be handled by both. Consideration of wastewater loading is not required where a site drains to a WRC that does not drain in to

the River Wensum or the Broads catchments

Is sewage to be handled by water recycling centre? Yes

3a. TP budget that would exit the Water Recycling Centre (WRC) after treatment

Note: If the sewage is to be treated by WRCs then the user should select "Yes" in the list above. If package treatment plants are to be used instead,
then the user should select "No" above.

This is the process of collecting wastewater from houses and guiding it, via the sewage network, to a WRC (also known as sewage works). The nutrient
concentration of the influent is calculated by multiplying the number of people by the expected water usage per day. The nutrient concentration within
the effluent is calculated by applying the discharge level of the appropriate WRC. The nutrient loading is expressed in kg/year.

Confirm receiving WRC and discharge level Value Unit
Select the WRC the development will connect to Fakenham (Old And New) WRC

Current discharge Post 2030 discharge
Phosphorus WRC discharge level 0.90 0.23 mg/I
Nitrogen WRC discharge level 25.00 9.00 mg/|

Note: Please use the drop down lists to select the WRC that the proposed development will be connected to. If the WRC is not known, then please
select 'Unknown' from the drop down list.

The 2030 permit limits are included for guidance purposes only and cannot be relied upon until the Levelling Up and Regeneration Bill is passed into
legislation.

Is sewage to be handled by Onsite treatment plants? No

3b. TP budget for Onsite treatment plants

Note: If the sewage is to be treated by on-site treatment plants then the user should select "Yes" in the list above. If wastewater treatment
works are to be used instead, then the user should select "No" above.

On-site treatment plants are pre-manufactured treatment facilities used to treat wastewater in smaller communities or on individual
properties. This concept is defined as decentralized wastewater treatment. The nutrient influent is calculated by multiplying the number of
people by the expected loading per person. The nutrient effluent is calculated by applying the reduction efficiency. The nutrient loading is
expressed in kg/year.

Calculate nutrient load after treatment Value Unit
Select the type of On-site treatment works Package treatment plant

Phosphorus discharge level #N/A mg/I
Nitrogen discharge level #N/A mg/I

Note: The user must input the reduction efficiency of the PTP. The efficiency of the PTP used must be evidenced. The evidence should include
the test result documents from the lab (in English) and/ or measured effluent concentrations from real world applications. If the efficiency is
unknown then a precautionary default value can be used

Calculate the nutrient load discharged by the WRC Value Unit Calculate loading from wastewater with onsite treatment plants Value Unit

Current discharge Post 2030 discharge
TP discharged by WRC 67.58 16.89 kg/year TP discharged by on-site treatment plant 0.00 kg/year
TN discharged by WRC 1877.12 675.76 kg/year TN discharged by on-site treatment plant 0.00 kg/year

4, Additional population load Value Unit
Current Post 2030
TP load from additional population 67.58 16.89 Kg/year
TN load from additional population 1877.12 675.76 Kg/year

Version 2.2
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Phosphate Budget Calculator

Stage 2

Calculate existing (pre-development) nutrient load from current land use of the

Select the Catchment
Select the soil drainage type

Select annual average rainfall band
Within Nitrate Vulnerable Zone (NVZ)

Wensum
Impermeable -
drained for arable
700-750

Yes

Note: Use the Link in the introduction tab to find the appropriate catchment

Note: Use the criteria table in the introduction tab to identify if the soil type

Note: Rainfall can be identified using the map on the Rainfall tab

mm/yr

Stage 2
g development
Note: Where development sites include existing areas that are to be retained, these areas can be excluded from the calculations in both
Stages 2 and 3.
1. Identify current land uses of the development site Value Unit

The user should select the value from the following drop-down list that applies to the development. Use the links below or navigate to the
'Introduction’ tab to find instructions on how this information can be acquired.

Note: Use the Link in the introduction tab to find out whether the development is in a Nitrate Vulnerable Zone (NVZ)

2. Input the area of the existing land use type(s) TP loading TN loading

High density residential Hectares 0.00 0.00 Kg/yr
Medium density residential Hectares 0.00 0.00 Kg/yr
Low density residential Hectares 0.00 0.00 Kg/yr
Commercial / Industrial Hectares 0.00 0.00 Kg/yr
Urban open space 0.190 Hectares 0.00 0.40 Kg/yr
Dairy Hectares 0.00 0.00 Kg/yr
Lowland grazing 1.670 Hectares 0.37 22.81 Kg/yr
Mixed Hectares 0.00 0.00 Kg/yr
Poultry Hectares 0.00 0.00 Kg/yr
Pigs Hectares 0.00 0.00 Kg/yr
Horticulture Hectares 0.00 0.00 Kg/yr
Cereals 39.770 Hectares 29.03 944.54 Kg/yr
General arable Hectares 0.00 0.00 Kg/yr
Allotments and city farms Hectares 0.00 0.00 Kg/yr
Woodland (e.g. conifer, mixed, broad-leaved) Hectares 0.00 0.00 Kg/yr
Greenspace Hectares 0.00 0.00 Kg/yr
Shrub / heathland / bracken / bog 1.540 Hectares 0.03 4.62 Kg/yr
Water Hectares 0.00 0.00 Kg/yr

Sum total 43.170 Hectares 29.43  972.37  Kg/yr

3. Calculate loading from current land usage
Value Unit
TP load from proposed land usage 29.43 Kg/yr
TN load from proposed land usage 972.37 Kg/yr
Version 2.2 08/12/2023



Phosphate Budget Calculator Stage 3

Stage 3 Calculate nutrient load for the proposed development

Note: This section should include all land uses within the proposed development. Where the
proposed scheme is to create new wetlands, woodlands, nature reserves, etc. within the
development site area, then this should be included within this section. Any offsite mitigation
should not be included below, and should instead be inputted in the mitigation stages (if
mitigation is required).

1. Identify proposed land uses of the development site Value Unit
High intensity urban land Hectares
Medium intensity urban land 25.080 Hectares
Low intensity urban land Hectares
Commercial / Industrial 1.170 Hectares
Open urban space 8.650 Hectares
Allotments and city farms 1.470 Hectares
Woodland (e.g. conifer, mixed, broad-leaved) Hectares
Green space 6.800 Hectares
Shrub / heathland / bracken / bog Hectares
Water Hectares

2. Designed Wetlands / SuDS
Wetland / SuDS area Hectares
TP Banking coefficient kg/ha/year
TN Banking coefficient kg/ha/year

Note: Please input the banking coefficient (i.e. the nutrient removal amount in kg/ha/yr)
calculated for the designed wetland / SuDS. The calculated value should be justifiable with
supporting evidence.

Sum total of land uses 43.170 Hectares

Note: The sum total of land uses must equal the development site area inputted in Stage 2 - the
box will colour red if the areas do not match. Wetland refers to specific wetland related to a
watercourse. For more information, please refer to the land use definitions in the help tab.

3. Calculate loading from proposed land usage Value Unit
TP load from proposed land usage 12.17 kg/year
TN load from proposed land usage 249.57 kg/year

Version 2.2 08/12/2023



Phosphate Budget Calculator Stage 4

Stage 4 Calculate the net change in nutrient load from the proposed development

Note: This stage calculates the net change in TP and TN load to the catchment from the proposed development. This is derived by calculating the difference between the load calculated for the proposed
development (wastewater, urban area, open space, etc.) and that for the existing land uses. The nutrient budget for the site has been calculated under current and post-2025 WRC permit levels, where
applicable. The nutrient budgets under proposed Post 2030 permit limits are for guidance purposes only until the permit limits are put into legislation.

Current Post 2030 Summary
No. of dwellings 1020
Fakenh Id A
1. Identify the load from additional population Value Value Unit WRC location akenham (Old And
New) WRC
Current TP discharge concentr 0.90
TP Loading from additional population 67.58 16.89 kg/year Current TN discharge concentr 25.00
TN Loading from additional population 1877.12 675.76 kg/year
Post 2030 TP discharge concer 0.23
Post 2030 TN discharge concel 9.00
2. Calculate net change in nutrient load from land use change Value Value Unit TP current land use 29.43
TP load from land use change -17.26 -17.26 kg/year TP proposed land use 12.17
TN load from land use change -722.80 -722.80 kg/year TN current land use 972.37
TN proposed land use 249.57
3. Calculate nutrient budget for the development site Value Value Unit
TP budget for the site 50.31 -0.37 kg/year
TN budget for the site 1154.32 -47.03 kg/year
4, Calculate precautionary buffer Value Value Unit
Buffer amount 20 20 %
TP Precautionary buffer 10.06 0.00 kg/year
TN Precautionary buffer 230.86 0.00 kg/year

Note: The figures used throughout this model are based on scientific research, evidence and modelled catchments and represent the best available evidence. However, it is important that a precautionary
buffer is used that recognises the uncertainty with these figures and ensures, with reasonable certainty, that there will be no adverse effect on site integrity. As such, a 20% precautionary buffer added to the

nutrient budget.

5. Total nutrient budget for the development site Value Unit
Total Phosphorus budget for the site 60.38 -0.37 Kg/year
Total Nitrogen budget for the site 1385.19 -47.03 Kg/year

Current TP loading

Post 2030 TP loading

Development will be Phosphate neutral - no mitigation will be required

Current TN loading

Post 2030 TN loading

Development will be Nitrate neutral - no mitigation will be required
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Phosphate Budget Calculator

Stage 1

should only be the increase in units.

Stage 1 Calculate nutrient load (Kg/year) derived from the development as a result of increased population

Note: This calculation should only include the additional units resulting from the proposed development, including any development that will result in overnight
accommodation. For land not currently in residential use, this will be the total units proposed by the development. However, for land already in residential use, this

The user should input the relevant number of dwellings into options a, b or ¢ below. In the case of residential developments, only option a is required.

1. Calculate the additional population

a Number of dwellings proposed
Average occupancy

b Number of additional rooms above 6 residents (sui generis) for houses in multiple occupation

Average occupancy

C Number of rooms in a hotel or guest house proposed
Average occupancy

Number of weeks open per year (1-52)
Average occupancy rate (1-100)

d Number of bedspaces in student accommodation
Average occupancy
Number of weeks open per year (1-52)
Average occupancy rate (1-100)

Total population increase generated by the development

2. Wastewater volume generated
Water use per person

Wastewater volume generated by the development

Value Unit
304 dwellings
1.88 persons/dwelling
0 dwellings
1.65 persons/dwelling
70 dwellings
1.65 persons/dwelling
52 Weeks
75 %
dwellings
1 persons/dwelling
Weeks
%
657 Persons
110 Litres/person/day
72262 Litres/day

Please select how the sewage from the proposed development will be handled, noting that a development must be handled by either a water recycling centre or
onsite treatment plants, and cannot be handled by both. Consideration of wastewater loading is not required where a site drains to a WRC that does not drain in to

the River Wensum or the Broads catchments

Is sewage to be handled by water recycling centre? Yes

3a. TP budget that would exit the Water Recycling Centre (WRC) after treatment

Note: If the sewage is to be treated by WRCs then the user should select "Yes" in the list above. If package treatment plants are to be used instead,
then the user should select "No" above.

This is the process of collecting wastewater from houses and guiding it, via the sewage network, to a WRC (also known as sewage works). The nutrient
concentration of the influent is calculated by multiplying the number of people by the expected water usage per day. The nutrient concentration within
the effluent is calculated by applying the discharge level of the appropriate WRC. The nutrient loading is expressed in kg/year.

Confirm receiving WRC and discharge level Value Unit
Select the WRC the development will connect to Fakenham (Old And New) WRC

Current discharge Post 2030 discharge
Phosphorus WRC discharge level 0.90 0.23 mg/I
Nitrogen WRC discharge level 25.00 9.00 mg/|

Note: Please use the drop down lists to select the WRC that the proposed development will be connected to. If the WRC is not known, then please
select 'Unknown' from the drop down list.

The 2030 permit limits are included for guidance purposes only and cannot be relied upon until the Levelling Up and Regeneration Bill is passed into
legislation.

Is sewage to be handled by Onsite treatment plants? No

3b. TP budget for Onsite treatment plants

Note: If the sewage is to be treated by on-site treatment plants then the user should select "Yes" in the list above. If wastewater treatment
works are to be used instead, then the user should select "No" above.

On-site treatment plants are pre-manufactured treatment facilities used to treat wastewater in smaller communities or on individual
properties. This concept is defined as decentralized wastewater treatment. The nutrient influent is calculated by multiplying the number of
people by the expected loading per person. The nutrient effluent is calculated by applying the reduction efficiency. The nutrient loading is
expressed in kg/year.

Calculate nutrient load after treatment Value Unit
Select the type of On-site treatment works Package treatment plant

Phosphorus discharge level #N/A mg/I
Nitrogen discharge level #N/A mg/I

Note: The user must input the reduction efficiency of the PTP. The efficiency of the PTP used must be evidenced. The evidence should include
the test result documents from the lab (in English) and/ or measured effluent concentrations from real world applications. If the efficiency is
unknown then a precautionary default value can be used

Calculate the nutrient load discharged by the WRC Value Unit Calculate loading from wastewater with onsite treatment plants Value Unit

Current discharge Post 2030 discharge
TP discharged by WRC 23.75 5.94 kg/year TP discharged by on-site treatment plant 0.00 kg/year
TN discharged by WRC 659.84 237.54 kg/year TN discharged by on-site treatment plant 0.00 kg/year

4, Additional population load Value Unit
Current Post 2030
TP load from additional population 23.75 5.94 Kg/year
TN load from additional population 659.84 237.54 Kg/year
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Phosphate Budget Calculator

Stage 2

Calculate existing (pre-development) nutrient load from current land use of the

Select the Catchment
Select the soil drainage type

Select annual average rainfall band
Within Nitrate Vulnerable Zone (NVZ)

Wensum
Impermeable -
drained for arable
700-750

Yes

Note: Use the Link in the introduction tab to find the appropriate catchment

Note: Use the criteria table in the introduction tab to identify if the soil type

Note: Rainfall can be identified using the map on the Rainfall tab

mm/yr

Stage 2
g development
Note: Where development sites include existing areas that are to be retained, these areas can be excluded from the calculations in both
Stages 2 and 3.
1. Identify current land uses of the development site Value Unit

The user should select the value from the following drop-down list that applies to the development. Use the links below or navigate to the
'Introduction’ tab to find instructions on how this information can be acquired.

Note: Use the Link in the introduction tab to find out whether the development is in a Nitrate Vulnerable Zone (NVZ)

2. Input the area of the existing land use type(s) TP loading TN loading

High density residential Hectares 0.00 0.00 Kg/yr
Medium density residential Hectares 0.00 0.00 Kg/yr
Low density residential Hectares 0.00 0.00 Kg/yr
Commercial / Industrial Hectares 0.00 0.00 Kg/yr
Urban open space 0.190 Hectares 0.00 0.40 Kg/yr
Dairy Hectares 0.00 0.00 Kg/yr
Lowland grazing 1.670 Hectares 0.37 22.81 Kg/yr
Mixed Hectares 0.00 0.00 Kg/yr
Poultry Hectares 0.00 0.00 Kg/yr
Pigs Hectares 0.00 0.00 Kg/yr
Horticulture Hectares 0.00 0.00 Kg/yr
Cereals 39.770 Hectares 29.03 944.54 Kg/yr
General arable Hectares 0.00 0.00 Kg/yr
Allotments and city farms Hectares 0.00 0.00 Kg/yr
Woodland (e.g. conifer, mixed, broad-leaved) Hectares 0.00 0.00 Kg/yr
Greenspace Hectares 0.00 0.00 Kg/yr
Shrub / heathland / bracken / bog 1.540 Hectares 0.03 4.62 Kg/yr
Water Hectares 0.00 0.00 Kg/yr

Sum total 43.170 Hectares 29.43  972.37  Kg/yr

3. Calculate loading from current land usage
Value Unit
TP load from proposed land usage 29.43 Kg/yr
TN load from proposed land usage 972.37 Kg/yr
Version 2.2 15/12/2023



Phosphate Budget Calculator Stage 3

Stage 3 Calculate nutrient load for the proposed development

Note: This section should include all land uses within the proposed development. Where the
proposed scheme is to create new wetlands, woodlands, nature reserves, etc. within the
development site area, then this should be included within this section. Any offsite mitigation
should not be included below, and should instead be inputted in the mitigation stages (if
mitigation is required).

1. Identify proposed land uses of the development site Value Unit
High intensity urban land Hectares
Medium intensity urban land 8.560 Hectares
Low intensity urban land Hectares
Commercial / Industrial 1.170 Hectares
Open urban space 8.650 Hectares
Allotments and city farms 1.470 Hectares
Woodland (e.g. conifer, mixed, broad-leaved) Hectares
Green space 23.320 Hectares
Shrub / heathland / bracken / bog Hectares
Water Hectares

2. Designed Wetlands / SuDS
Wetland / SuDS area Hectares
TP Banking coefficient kg/ha/year
TN Banking coefficient kg/ha/year

Note: Please input the banking coefficient (i.e. the nutrient removal amount in kg/ha/yr)
calculated for the designed wetland / SuDS. The calculated value should be justifiable with
supporting evidence.

Sum total of land uses 43.170 Hectares

Note: The sum total of land uses must equal the development site area inputted in Stage 2 - the
box will colour red if the areas do not match. Wetland refers to specific wetland related to a
watercourse. For more information, please refer to the land use definitions in the help tab.

3. Calculate loading from proposed land usage Value Unit
TP load from proposed land usage 5.64 kg/year
TN load from proposed land usage 194.83 kg/year
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Phosphate Budget Calculator

Stage 4

Stage 4

Calculate the net change in nutrient load from the proposed development

Note: This stage calculates the net change in TP and TN load to the catchment from the proposed development. This is derived by calculating the difference between the load calculated for the proposed
development (wastewater, urban area, open space, etc.) and that for the existing land uses. The nutrient budget for the site has been calculated under current and post-2025 WRC permit levels, where
applicable. The nutrient budgets under proposed Post 2030 permit limits are for guidance purposes only until the permit limits are put into legislation.

Current Post 2030 Summary
No. of dwellings 374
Fakenh Old And
1. Identify the load from additional population Value Value Unit WRC location akenham ( n
New) WRC
Current TP discharge concentr 0.90
TP Loading from additional population 23.75 5.94 kg/year Current TN discharge concentr 25.00
TN Loading from additional population 659.84 237.54 kg/year
Post 2030 TP discharge concer 0.23
Post 2030 TN discharge concel 9.00
2. Calculate net change in nutrient load from land use change Value Value Unit TP current land use 29.43
TP load from land use change -23.79 -23.79 kg/year TP proposed land use 5.64
TN load from land use change -777.54 -777.54 kg/year TN current land use 972.37
TN proposed land use 194.83
3. Calculate nutrient budget for the development site Value Value Unit
TP budget for the site -0.04 -17.86 kg/year
TN budget for the site -117.70 -540.00 kg/year
4, Calculate precautionary buffer Value Value Unit
Buffer amount 20 20 %
TP Precautionary buffer 0.00 0.00 kg/year
TN Precautionary buffer 0.00 0.00 kg/year

Note: The figures used throughout this model are based on scientific research, evidence and modelled catchments and represent the best available evidence. However, it is important that a precautionary
buffer is used that recognises the uncertainty with these figures and ensures, with reasonable certainty, that there will be no adverse effect on site integrity. As such, a 20% precautionary buffer added to the

Current TP loading

Development will be Phosphate neutral - no mitigation will be required

Post 2030 TP loading

Development will be Phosphate neutral - no mitigation will be required

Current TN loading

Development will be Nitrate neutral - no mitigation will be required

Post 2030 TN loading

Development will be Nitrate neutral - no mitigation will be required

nutrient budget.

5. Total nutrient budget for the development site Value Unit
Total Phosphorus budget for the site -0.04 -17.86 Kg/year
Total Nitrogen budget for the site -117.70 -540.00 Kg/year
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Phosphate Budget Calculator

Stage 1

should only be the increase in units.

Stage 1 Calculate nutrient load (Kg/year) derived from the development as a result of increased population

Note: This calculation should only include the additional units resulting from the proposed development, including any development that will result in overnight
accommodation. For land not currently in residential use, this will be the total units proposed by the development. However, for land already in residential use, this

The user should input the relevant number of dwellings into options a, b or ¢ below. In the case of residential developments, only option a is required.

1. Calculate the additional population

a Number of dwellings proposed
Average occupancy

b Number of additional rooms above 6 residents (sui generis) for houses in multiple occupation

Average occupancy

C Number of rooms in a hotel or guest house proposed
Average occupancy

Number of weeks open per year (1-52)
Average occupancy rate (1-100)

d Number of bedspaces in student accommodation
Average occupancy
Number of weeks open per year (1-52)
Average occupancy rate (1-100)

Total population increase generated by the development

2. Wastewater volume generated
Water use per person

Wastewater volume generated by the development

Value Unit
361 dwellings
1.88 persons/dwelling
0 dwellings
1.65 persons/dwelling
70 dwellings
1.65 persons/dwelling
52 Weeks
75 %
dwellings
1 persons/dwelling
Weeks
%
764 Persons
110 Litres/person/day
84025 Litres/day

Please select how the sewage from the proposed development will be handled, noting that a development must be handled by either a water recycling centre or
onsite treatment plants, and cannot be handled by both. Consideration of wastewater loading is not required where a site drains to a WRC that does not drain in to

the River Wensum or the Broads catchments

Is sewage to be handled by water recycling centre? Yes

3a. TP budget that would exit the Water Recycling Centre (WRC) after treatment

Note: If the sewage is to be treated by WRCs then the user should select "Yes" in the list above. If package treatment plants are to be used instead,
then the user should select "No" above.

This is the process of collecting wastewater from houses and guiding it, via the sewage network, to a WRC (also known as sewage works). The nutrient
concentration of the influent is calculated by multiplying the number of people by the expected water usage per day. The nutrient concentration within
the effluent is calculated by applying the discharge level of the appropriate WRC. The nutrient loading is expressed in kg/year.

Confirm receiving WRC and discharge level Value Unit
Select the WRC the development will connect to Fakenham (Old And New) WRC

Current discharge Post 2030 discharge
Phosphorus WRC discharge level 0.90 0.23 mg/I
Nitrogen WRC discharge level 25.00 9.00 mg/|

Note: Please use the drop down lists to select the WRC that the proposed development will be connected to. If the WRC is not known, then please
select 'Unknown' from the drop down list.

The 2030 permit limits are included for guidance purposes only and cannot be relied upon until the Levelling Up and Regeneration Bill is passed into
legislation.

Is sewage to be handled by Onsite treatment plants? No

3b. TP budget for Onsite treatment plants

Note: If the sewage is to be treated by on-site treatment plants then the user should select "Yes" in the list above. If wastewater treatment
works are to be used instead, then the user should select "No" above.

On-site treatment plants are pre-manufactured treatment facilities used to treat wastewater in smaller communities or on individual
properties. This concept is defined as decentralized wastewater treatment. The nutrient influent is calculated by multiplying the number of
people by the expected loading per person. The nutrient effluent is calculated by applying the reduction efficiency. The nutrient loading is
expressed in kg/year.

Calculate nutrient load after treatment Value Unit
Select the type of On-site treatment works Package treatment plant

Phosphorus discharge level #N/A mg/I
Nitrogen discharge level #N/A mg/I

Note: The user must input the reduction efficiency of the PTP. The efficiency of the PTP used must be evidenced. The evidence should include
the test result documents from the lab (in English) and/ or measured effluent concentrations from real world applications. If the efficiency is
unknown then a precautionary default value can be used

Calculate the nutrient load discharged by the WRC Value Unit Calculate loading from wastewater with onsite treatment plants Value Unit

Current discharge Post 2030 discharge
TP discharged by WRC 27.62 6.91 kg/year TP discharged by on-site treatment plant 0.00 kg/year
TN discharged by WRC 767.25 276.21 kg/year TN discharged by on-site treatment plant 0.00 kg/year

4, Additional population load Value Unit
Current Post 2030
TP load from additional population 27.62 6.91 Kg/year
TN load from additional population 767.25 276.21 Kg/year
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Phosphate Budget Calculator

Stage 2

Calculate existing (pre-development) nutrient load from current land use of the

Select the Catchment
Select the soil drainage type

Select annual average rainfall band
Within Nitrate Vulnerable Zone (NVZ)

Wensum
Impermeable -
drained for arable
700-750

Yes

Note: Use the Link in the introduction tab to find the appropriate catchment

Note: Use the criteria table in the introduction tab to identify if the soil type

Note: Rainfall can be identified using the map on the Rainfall tab

mm/yr

Stage 2
g development
Note: Where development sites include existing areas that are to be retained, these areas can be excluded from the calculations in both
Stages 2 and 3.
1. Identify current land uses of the development site Value Unit

The user should select the value from the following drop-down list that applies to the development. Use the links below or navigate to the
'Introduction’ tab to find instructions on how this information can be acquired.

Note: Use the Link in the introduction tab to find out whether the development is in a Nitrate Vulnerable Zone (NVZ)

2. Input the area of the existing land use type(s) TP loading TN loading

High density residential Hectares 0.00 0.00 Kg/yr
Medium density residential Hectares 0.00 0.00 Kg/yr
Low density residential Hectares 0.00 0.00 Kg/yr
Commercial / Industrial Hectares 0.00 0.00 Kg/yr
Urban open space 0.190 Hectares 0.00 0.40 Kg/yr
Dairy Hectares 0.00 0.00 Kg/yr
Lowland grazing 1.670 Hectares 0.37 22.81 Kg/yr
Mixed Hectares 0.00 0.00 Kg/yr
Poultry Hectares 0.00 0.00 Kg/yr
Pigs Hectares 0.00 0.00 Kg/yr
Horticulture Hectares 0.00 0.00 Kg/yr
Cereals 39.770 Hectares 29.03 944.54 Kg/yr
General arable Hectares 0.00 0.00 Kg/yr
Allotments and city farms Hectares 0.00 0.00 Kg/yr
Woodland (e.g. conifer, mixed, broad-leaved) Hectares 0.00 0.00 Kg/yr
Greenspace Hectares 0.00 0.00 Kg/yr
Shrub / heathland / bracken / bog 1.540 Hectares 0.03 4.62 Kg/yr
Water Hectares 0.00 0.00 Kg/yr

Sum total 43.170 Hectares 29.43  972.37  Kg/yr

3. Calculate loading from current land usage
Value Unit
TP load from proposed land usage 29.43 Kg/yr
TN load from proposed land usage 972.37 Kg/yr
Version 2.2 15/12/2023



Phosphate Budget Calculator Stage 3

Stage 3 Calculate nutrient load for the proposed development

Note: This section should include all land uses within the proposed development. Where the
proposed scheme is to create new wetlands, woodlands, nature reserves, etc. within the
development site area, then this should be included within this section. Any offsite mitigation
should not be included below, and should instead be inputted in the mitigation stages (if
mitigation is required).

1. Identify proposed land uses of the development site Value Unit
High intensity urban land Hectares
Medium intensity urban land 10.010 Hectares
Low intensity urban land Hectares
Commercial / Industrial 1.170 Hectares
Open urban space 8.650 Hectares
Allotments and city farms 1.470 Hectares
Woodland (e.g. conifer, mixed, broad-leaved) Hectares
Green space 21.870 Hectares
Shrub / heathland / bracken / bog Hectares
Water Hectares

2. Designed Wetlands / SuDS
Wetland / SuDS area Hectares
TP Banking coefficient kg/ha/year
TN Banking coefficient kg/ha/year

Note: Please input the banking coefficient (i.e. the nutrient removal amount in kg/ha/yr)
calculated for the designed wetland / SuDS. The calculated value should be justifiable with
supporting evidence.

Sum total of land uses 43.170 Hectares

Note: The sum total of land uses must equal the development site area inputted in Stage 2 - the
box will colour red if the areas do not match. Wetland refers to specific wetland related to a
watercourse. For more information, please refer to the land use definitions in the help tab.

3. Calculate loading from proposed land usage Value Unit
TP load from proposed land usage 6.21 kg/year
TN load from proposed land usage 199.63 kg/year

Version 2.2 15/12/2023



Phosphate Budget Calculator Stage 4

Stage 4 Calculate the net change in nutrient load from the proposed development

Note: This stage calculates the net change in TP and TN load to the catchment from the proposed development. This is derived by calculating the difference between the load calculated for the proposed
development (wastewater, urban area, open space, etc.) and that for the existing land uses. The nutrient budget for the site has been calculated under current and post-2025 WRC permit levels, where
applicable. The nutrient budgets under proposed Post 2030 permit limits are for guidance purposes only until the permit limits are put into legislation.

Current Post 2030 Summary
No. of dwellings 431
Fakenh Id A
1. Identify the load from additional population Value Value Unit WRC location akenham (Old And
New) WRC
Current TP discharge concentr 0.90
TP Loading from additional population 27.62 6.91 kg/year Current TN discharge concentr 25.00
TN Loading from additional population 767.25 276.21 kg/year
Post 2030 TP discharge concer 0.23
Post 2030 TN discharge concel 9.00
2. Calculate net change in nutrient load from land use change Value Value Unit TP current land use 29.43
TP load from land use change -23.22 -23.22 kg/year TP proposed land use 6.21
TN load from land use change -772.74 -772.74 kg/year TN current land use 972.37
TN proposed land use 199.63
3. Calculate nutrient budget for the development site Value Value Unit
TP budget for the site 4.40 -16.32 kg/year
TN budget for the site -5.49 -496.53 kg/year
4, Calculate precautionary buffer Value Value Unit
Buffer amount 20 20 %
TP Precautionary buffer 0.88 0.00 kg/year
TN Precautionary buffer 0.00 0.00 kg/year

Note: The figures used throughout this model are based on scientific research, evidence and modelled catchments and represent the best available evidence. However, it is important that a precautionary
buffer is used that recognises the uncertainty with these figures and ensures, with reasonable certainty, that there will be no adverse effect on site integrity. As such, a 20% precautionary buffer added to the

nutrient budget.

5. Total nutrient budget for the development site Value Unit
Total Phosphorus budget for the site 5.28 -16.32 Kg/year
Total Nitrogen budget for the site -5.49 -496.53 Kg/year

Current TP loading

Post 2030 TP loading

Development will be Phosphate neutral - no mitigation will be required

Current TN loading

Development will be Nitrate neutral - no mitigation will be required

Post 2030 TN loading

Development will be Nitrate neutral - no mitigation will be required
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Subject: Initial Nutrient Budget Calculation Record and Mitigation Optioneering

1.2
1.21

1.2.2

1.23

Overview

Introduction

This Calculation Record has been prepared by Stantec, on behalf of Trinity College Cambridge c/o
Sawvills, to support development proposals at Fakenham Norfolk allocated as part of the draft North
Norfolk Local Plan.

All work has been undertaken following the advice provided by Natural England (NE) in a letter
titled ‘Advice for development proposals with the potential to affect water quality resulting in
adverse nutrient impact on habitats sites’ dated 16th of March 2022 for both the River Wensum
SAC and the Broads SAC. In addition, the assessment will be undertaken following advice
provided by the Local Planning Authority (LPA) for both the River Wensum SAC and the Broads
SAC, including the use of the Joint Norfolk LPA’s Nutrient Budget Calculator, version 2.1, dated
March 2023.

This initial nutrient budget calculation is to support the allocation of the site within the North Norfolk
Local Plan; final nutrient budgets would need to be prepared to support a planning application
when the fixed masterplan is available. This calculation record is not prepared for planning, and a
full Nutrient Neutrality Assessment and Mitigation Strategy (NNAMS) should be prepared following
the final nutrient budgets being calculated.

The information given within this calculation record is based on publicly available data at the time
of writing, and no discussions with consultees have been undertaken.

Development Proposals

The site is located at Grove Gardens, Fakenham. The site is centred around the Ordnance Survey
(OS) grid reference 591980E, 331017N. A site location plan is provided in the Figure 1.1.

Given the stage of development, no masterplan is available at the time of writing therefore, this
Calculations Record will review the initial nutrient budget based on a number of assumptions:

= Total site area of 17.7ha

= 500 residential units

= Net developable area equivalent to 70% of the total site boundary
= The remaining site will be greenspace / open space.

It is assumed the foul water strategy will propose to discharge to Fakenham Wastewater Treatment
Works (WwTW).

\\Cam-vfps-001\cam\Projects\332511163 Grove Garden, Fakenham\Reports\Stage 1a\240220_332511163_Grove Garden
Fakenham_Allocated Site_Stage1a_CalculationRecord_Rev A_.docx
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Figure 1.1: Site Location Plan

Background Context

The Broads SAC and Broadlands Ramsar

The NE catchment boundary for nutrient neutrality impact areas shows the site lies partially within
The Wensum and The Broads catchment area.

The Broads SAC and Broadland Ramsar site are Habitats sites with water pollution and
eutrophication considered a threat to its condition. The catchment is shown in Figure 3.1. The fens
of The Broads, located in East Anglia, contain several examples of naturally nutrient-rich lakes.
Although artificial, having been created by peat digging in medieval times, these lakes and the
ditches in areas of fen and drained marshlands support relict vegetation of the original Fenland
flora, and collectively this site contains one of the richest assemblages of rare and local aquatic

species in the UK.

The SAC and Ramsar are designated for several different significant habitats, including habitats
made up of a range of important aquatic plant species from groups including stoneworts,
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pondweeds, water-milfoils and water-lilies. The sites are also a stronghold of little whirlpool ram’s-
horn snail and Desmoulin’s whorl snail in East Anglia. The range of wetlands and associated
habitats also provides suitable conditions for otters.

The nutrient pressures for which the site is unfavourable are nitrogen and phosphorous.
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Figure 2.1 The Broads SAC/Ramsar Catchment Map (Extracted NE catchment specific guidance, March 2022).

Levelling Up and Regeneration Act (2023)

The government released a Ministerial Statement (20th July 2022) which set out the action the
government is taking to address the issue of nutrient pollution. This included proposed
amendments to the Levelling up and Regeneration Bill (LURB) which will place a new statutory
duty on water and sewerage companies in England to upgrade Wastewater Treatment Works
(serving a population equivalent of greater than 2000) by 2030 in ‘nutrient neutrality’ areas to the
"highest Technologically Achievable Limit (TAL)”.

In a letter from the Chief Planning Officer on the 21st of July 2022, it was indicated the TAL for
phosphates is 0.25 mgTP/l and TAL for nitrates is 10 mgTN/L.

On the 21st of November 2022, the proposed amendment to the LURB was released, which
included additional clauses (Sections 96B-K) to be added after Section 96A of the Water Industry
Act 1991 “Nutrient Pollution Standards to apply to certain sewage disposal works”.

On the 26t of October 2023, the LURB received Royal Assent. The Levelling Up and Regeneration
Act (LURA) places a legal obligation on water and sewerage providers to upgrade WwTW to TAL
by 2030, which is enforceable via the provisions of Section 18 of the Water Industry Act, 1991.
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3 Initial Nutrient Budget

31 Methodology

3.1.1  The nutrient budget calculations have been undertaken by applying the Joint Norfolk LPA’s
Nutrient Budget Calculator (V2.1).

3.1.2 The NE catchment boundary for nutrient neutrality impact areas shows the site lies partially within
The Wensum and The Broads catchment. To be conservative, the entire site has assumed to
discharge surface water drainage to the Wensum and The Broads catchment, therefore the entire
site has been assessed in the calculations. This is considered a worst-case scenario and it is
expected the actual nutrient budget will be lower than assessed as part of this note.

3.1.3  Construction of the proposed development is not expected to occur until after 2030. Therefore, the
following calculations assume the permit limit at Fakenham WwTW is equivalent to TAL in
accordance with the LURA.

3.2 Parameters

3.2.1 To calculate an initial nutrient budget a series of parameters have been defined, based on the
hydrological setting of the site and development proposals. These are presented in Table 3.1.
Table 3.1: Initial Calculation Parameters

Parameter Information Source
Dwellings 500 Development Proposals
Occupancy Rate 1.88 LPA Calculator
Wastewater Treatment Works Fakenham
o TP: 0.25 TAL
Permit Limit (mg/l)
TN: 10
River Catchment Wensum EA Catchment Explorer
Soil drainage type Freely Draining Soilscapes
. Norfolk Average Rainfall Map for
Annual Average Rainfall (mm) 700.1-750 the period 2001-2021
S Nitrate Vulnerable Zones (NVZ)
Presence in Nitrate Vulnerable Zone Yes 2021 Designations
ST CWACER(E)) 17.70 Development Proposals
Pre- General Arable 15.85 Historic aerial imagine and the Crop
Development Map of England (2020-2021)
Land use Greenspace 1.85
o .
Post- Fesilanal UnsaEn 12.39 Assumed as 7a(l)rg>aof the total site
Development A d as 30% of the total sit
land use ssumed as 0 O e lotal site
Green space 5.31 area.
3.3 Initial Nutrient Budget
3.3.1 The budget calculation methodology is formed of four stages to quantify the nutrient loading and

@ Stantec

demonstrate if there is additional loading resulting in the development proposals. Where the
proposed development does create additional loading into the system, mitigation to offset these

excess nutrients would be required to achieve nutrient neutrality.
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Outcomes of the initial nutrient budget calculations are presented in Table 3.2, and a copy of the
calculation is appended.

Table 3.2: Initial Nutrient Budget

e Calculation Output TN TP
Stage
Annual Wastewater load
Stage 1 339.18 8.48
(kglyr)
Pre-development Annual Nutrient
Stage 2 Export (kg/yr) 480.57 2.10
Post-development Total Annual
HEeE S Nutrient Export (kg/yr) 94.16 525
Stage 4 Nutrient Budget (kg/yr) 0 11.64
Nutrient Budget
Stage 4 . 0 13.96
incl 20% buffer (kg/yr)

A precautionary buffer of 20% is applied to the initial nutrient budget. This precautionary buffer is
used to recognise the uncertainty with the data and ensures the approach is precautionary.
Including the recommended 20% buffer; these calculations set the initial nutrient budget for the
proposed development at 13.96 kgTP/year and neutral for TN in the post 2030 scenario.

Therefore, based on the calculations presented the proposed development requires mitigation to
demonstrate nutrient neutrality.

Mitigation Optioneering

Overview

Overall, there are a number of mitigation solutions which to mitigate the nutrient load. These
include taking land out of agricultural use; constructed wetland creation; SuDS; third party credit
schemes, to provide a few examples. Mitigation measures will need to be secured for the duration
over which the development is causing the effects, generally 80-125 years.

An initial desk-based mitigation optioneering exercise has been undertaken based on the initial
nutrient budget. As the nitrogen budget is neutral without mitigation the assessment focuses on
mitigation to provide phosphorus removal.

Sustainable Urban Drainage Systems (SuDS)

SuDS treatment trains designed with best practice have the potential to remove nutrients from the
surface water runoff. This reduces the Stage 3 (post development) surface water nutrient budget.

CIRIA C808 ‘Using SuDS to reduce phosphorous in surface water runoff provides a methodology
which can be used to assess the percentage of total phosphorous removal that could be achieved
via SuDS removal.

As no surface water drainage strategy is available at this stage of development, a high-level
assessment of the potential benefit a SuDS scheme could provide has been undertaken by
assuming attenuation will be provided onsite in the form of a retention basin.

C808 assigns a retention basin a nutrient removal coefficient of 37.9% which, as a simplified
assessment, has been applied directly to the Stage 3 budget. A summary of the nutrient budget
considering the benefit of SuDS is provided in Table 4.1.
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Table 4.1: Nutrient Budget post SUDS

Calculation Calculation Output TN TP
Stage
Annual Wastewater load
Stage 1 339.18 8.48
(kglyr)
Pre-development Annual Nutrient
Stage 2 Export (kgfyr) 480.58 2.10
Post-development Total Annual
HEeE S Nutrient Export (kg/yr) 94.16 3.26
Stage 4 Nutrient Budget (kg/yr) 0 9.64
Nutrient Budget
Stage 4 ) 0 11.57
incl 20% buffer (kg/yr)

Arable Reversion

Arable reversion involves the conversion of offsite land to a less intensive form of management,
with lower, or zero nutrient input. This could include woodland planting and wildlife sites. This
method provides a catchment offset to the nutrient budget.

A summary of the estimated areas of arable reversion required for neutrality is provided in Table
4.2, assuming General Arable farmland is converted to Greenspace. The calculations assume the
same parameters (rainfall, NVZ) as the proposed development site and provide a range based on
soil drainage type of the reverted land.

Table 4.2: Areas of Arable Reversion

Area of Arable Reversion required
for Neutrality (ha)
Freely Draining 126.94

Soil Drainage Type

Impermeable Drained for Arable 22.52

Impermeable Drained for Arable

and Grassland 15.87

Wetland

Conversion of offsite land to an integrated constructed wetland (ICW) design to provide nutrient
removal in accordance with the NE framework. This method provides a catchment offset to the
nutrient budget.

Median removal efficiencies from Land et al (2016) of 12 kgTP/yr can be applied to the nutrient
budget to provide a high-level estimated of the area of wetland required to achieve neutrality.
Based on this approach, it is estimated 1.16ha wetland would be required to offset the initial
nutrient budget.

For any future planning application, NE and the LPA will expect a site-specific wetland banking
coefficient to be determined.
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Appendix

Nutrient Budget Calculation Sheet

DOCUMENT ISSUE RECORD

. Reviewed Approved
Technical Note No Rev Date Prepared Checked (Discipline Lead) (Project Director)
332511163/TN0O1 - 09/02/2024 RR GN
332511163/TN001 A 20/02/2024 EJ RR GN

This report has been prepared by Stantec UK Limited (‘Stantec’) on behalf of its client to whom this report is addressed (‘Client’) in connection with
the project described in this report and takes into account the Client's particular instructions and requirements. This report was prepared in
accordance with the professional services appointment under which Stantec was appointed by its Client. This report is not intended for and should
not be relied on by any third party (i.e. parties other than the Client). Stantec accepts no duty or responsibility (including in negligence) to any party
other than the Client and disclaims all liability of any nature whatsoever to any such party in respect of this report.

Stantec UK Limited, Lakeside House, Blackbrook Business Park, Blackbrook Park Avenue Taunton TA1 2PX
T: +44 (0)1823 218 940 E: Taunton.UK@stantec.com
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Phosphate Budget Calculator Stage 1
Stage 1 Calculate nutrient load (Kg/year) derived from the as a result of il
Note: This calculation should only include the additional units resulting from the proposed including any that will result in overnight
accommodation. For land not currently in residential use, this will be the total units proposed by the development. However, for land already in residential use, this
should only be the increase in units.
The user should input the relevant number of dwellings into options a, b or ¢ below. In the case of residential developments, only option a is required.
1. Calculate the additional population Value Unit
a Number of dwellings proposed 500 dwellings
Average occupancy 1.88 persons/dwelling
b Number of additional rooms above 6 residents (sui generis) for houses in multiple occupation dwellings
Average occupancy 1.65 persons/dwelling
¢ Number of rooms in a hotel or guest house proposed dwellings
Average occupancy 1.65 persons/dwelling
Number of weeks open per year (1-52) Weeks
Average occupancy rate (1-100) %
d Number of bedspaces in student accommodation dwellings
Average occupancy 1 persons/dwelling
Number of weeks open per year (1-52) Weeks
Average occupancy rate (1-100) %
Total ion increase by the 938 Persons
2. Wastewater volume generated
Water use per person 110 Litres/person/day
volume by the 103180 Litres/day

Please select how the sewage from the proposed development will be handled, noting that a development must be handled by either a water recycling centre or
onsite treatment plants, and cannot be handled by both. Consideration of wastewater loading is not required where a site drains to a WRC that does not drain in to

the River Wensum or the Broads catchments

Is sewage to be handled by water recycling centre? Yes

3a. TP budget that would exit the Water Recycling Centre (WRC) after treatment

Note: If the sewage is to be treated by WRCs then the user should select "Yes" in the list above. If package treatment plants are to be used instead,
then the user should select "No" above.

This is the process of collecting wastewater from houses and guiding it, via the sewage network, to a WRC (also known as sewage works). The nutrient
of the influent is by multiplying the number of people by the expected water usage per day. The nutrient concentration within

the effluent is calculated by applying the discharge level of the appropriate WRC. The nutrient loading is expressed in kg/year.

Is sewage to be handled by Onsite treatment plants? No

3b. TP budget for Onsite treatment plants

Note: If the sewage is to be treated by on-site treatment plants then the user should select "Yes" in the list above. If wastewater treatment
works are to be used instead, then the user should select "No" above.

On-site plants are pi tured facilities used to treat wastewater in smaller communities or on individual
properties. This concept s defined as decentralized wastewater treatment. The nutrient influent is calculated by multiplying the number of
people by the expected loading per person. The nutrient effluent is calculated by applying the reduction efficiency. The nutrient loading is
expressed in kg/year.

Confirm receiving WRC and discharge level Value Unit

Select the WRC the development will connect to Fakenham (Old And New) WRC

Current discharge Post 2030 discharge
Phosphorus WRC discharge level 0.90 0.23 mg/l
Nitrogen WRC discharge level 25.00 9.00 mg/l

Note: Please use the drop down lists to select the WRC that the proposed development will be connected to. If the WRC is not known, then please
select 'Unknown' from the drop down list.

The 2030 permit limits are included for guidance purposes only and cannot be relied upon until the Levelling Up and Regeneration Bill is passed into
legislation.

Calculate nutrient load after treatment Value Unit
Select the type of On-site treatment works Package treatment plant

Phosphorus discharge level #N/A mg/l
Nitrogen discharge level #N/A mg/I

Note: The user must input the reduction efficiency of the PTP. The efficiency of the PTP used must be evidenced. The evidence should include
the test result documents from the lab (in English) and/ or measured effluent concentrations from real world applications. If the efficiency is
unknown then a precautionary default value can be used

Calculate the nutrient load discharged by the WRC Value Unit Calculate loading from wastewater with onsite treatment plants Value Unit

Current discharge Post 2030 discharge
TP discharged by WRC 33.92 8.48 ke/year TP discharged by on-site treatment plant 0.00 ke/year
TN discharged by WRC 942.16 339.18 ke/vear TN discharged by on-site treatment plant 0.00 ke/year

4. Additional population load Value Unit
Current Post 2030
TP load from additional population 33.92 8.48 Kg/year
TN load from additional population Sa2Le) EEELE Kg/year

Version 2.2
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Phosphate Budget Calculator

Stage 2

Calculate existing (pre-development) nutrient load from current land use of the

Stage 2
8 development
Note: Where development sites include existing areas that are to be retained, these areas can be excluded from the calculations in
both Stages 2 and 3.
1. Identify current land uses of the development site Value Unit

The user should select the value from the following drop-down list that applies to the development. Use the links below or navigate to the

‘Introduction’ tab to find instructions on how this information can be acquired.

Note: Use the Link in the introduction tab to find the appropriate catchment

Select the Catchment

Select the soil drainage type

Select annual average rainfall band
Within Nitrate Vulnerable Zone (NVZ)

Wensum
Freely draining
700-750

Yes

Note: Use the criteria table in the introduction tab to identify if the soil type

Note: Rainfall can be identified using the map on the Rainfall tab

Note: Use the Link in the introduction tab to find out whether the development is in a Nitrate Vulnerable Zone (NVZ)

mm/yr

2. Input the area of the existing land use type(s) TP loading TN loading

High density residential Hectares 0.00 0.00 Kg/yr
Medium density residential Hectares 0.00 0.00 Kg/yr
Low density residential Hectares 0.00 0.00 Kg/yr
Commercial / Industrial Hectares 0.00 0.00 Kg/yr
Urban open space Hectares 0.00 0.00 Kg/yr
Dairy Hectares 0.00 0.00  Kg/yr
Lowland grazing Hectares 0.00 0.00 Kg/yr
Mixed Hectares 0.00 0.00  Kgfyr
Poultry Hectares 0.00 0.00  Kg/yr
Pigs Hectares 0.00 0.00 Kg/yr
Horticulture Hectares 0.00 0.00  Kgfyr
Cereals Hectares 0.00 000  Kg/yr
General arable 15.850 Hectares 2.06 475.02  Kg/yr
Allotments and city farms Hectares 0.00 0.00  Kgfyr
Woodland (e.g. conifer, mixed, broad-leaved) Hectares 0.00 0.00 Kg/yr
Greenspace 1.850 Hectares 0.04 5.55 Kg/yr
Shrub / heathland / bracken / bog Hectares 0.00 0.00 Kg/yr
Water Hectares 0.00 0.00 Kg/yr

Sum total 17.700 Hectares 2.0 48057  Kgfyr

3. Calculate loading from current land usage
Value Unit
TP load from proposed land usage 2.10 Kg/yr
TN load from proposed land usage 480.57 Kg/yr
Version 2.2 20/02/2024



Phosphate Budget Calculator Stage 3

Stage 3 Calculate nutrient load for the proposed development

Note: This section should include all land uses within the proposed development. Where the
proposed scheme is to create new wetlands, woodlands, nature reserves, etc. within the
development site area, then this should be included within this section. Any offsite mitigation
should not be included below, and should instead be inputted in the mitigation stages (if
mitigation is required).

1. Identify proposed land uses of the development site Value Unit
High intensity urban land Hectares
Medium intensity urban land 12.390 Hectares
Low intensity urban land Hectares
Commercial / Industrial Hectares
Open urban space Hectares
Allotments and city farms Hectares
Woodland (e.g. conifer, mixed, broad-leaved) Hectares
Green space 5.310 Hectares
Shrub / heathland / bracken / bog Hectares
Water Hectares

2. Designed Wetlands / SuDS
Wetland / SuDS area Hectares
TP Banking coefficient kg/ha/year
TN Banking coefficient kg/ha/year

Note: Please input the banking coefficient (i.e. the nutrient removal amount in kg/ha/yr)
calculated for the designed wetland / SuDS. The calculated value should be justifiable with
supporting evidence.

Sum total of land uses 17.700 Hectares

Note: The sum total of land uses must equal the development site area inputted in Stage 2 - the
box will colour red if the areas do not match. Wetland refers to specific wetland related to a
watercourse. For more information, please refer to the land use definitions in the help tab.

3. Calculate loading from proposed land usage Value Unit
TP load from proposed land usage 5.25 kg/year
TN load from proposed land usage 94.16 kg/year

Version 2.2 20/02/2024



Phosphate Budget Calculator

Stage 4

Stage 4

Calculate the net change in nutrient load from the proposed development

Note: This stage calculates the net change in TP and TN load to the catchment from the proposed development. This is derived by calculating the difference between the load calculated for the proposed
development (wastewater, urban area, open space, etc.) and that for the existing land uses. The nutrient budget for the site has been calculated under current and post-2025 WRC permit levels, where
applicable. The nutrient budgets under proposed Post 2030 permit limits are for guidance purposes only until the permit limits are put into legislation.

Current Post 2030 Summary

No. of dwellings 500
1. Identify the load from additional population Value Value Unit WRC location et i (el Al
New) WRC
Current TP discharge concentr 0.90
TP Loading from additional population 33.92 8.48 kg/year Current TN discharge concentr 25.00

TN Loading from additional population 942.16 339.18 kg/year
Post 2030 TP discharge concer 0.23
Post 2030 TN discharge concel 9.00
2. Calculate net change in nutrient load from land use change Value Value Unit TP current land use 2.10
TP load from land use change 3.16 3.16 kg/year TP proposed land use 5.25
TN load from land use change -386.42 -386.42 kg/year TN current land use 480.57
TN proposed land use 94.16

3. Calculate nutrient budget for the development site Value Value Unit
TP budget for the site 37.07 11.64 kg/year
TN budget for the site 555.75 -47.24 kg/year
4. Calculate precautionary buffer Value Value Unit

Buffer amount 20 20 %

TP Precautionary buffer 7.41 2.33 kg/year

TN Precautionary buffer 111.15 0.00 kg/year

Note: The figures used throughout this model are based on scientific research, evidence and modelled catchments and represent the best available evidence. However, it is important that a precautionary
buffer is used that recognises the uncertainty with these figures and ensures, with reasonable certainty, that there will be no adverse effect on site integrity. As such, a 20% precautionary buffer added to the

nutrient budget.

5. Total nutrient budget for the development site Value Unit
Total Phosphorus budget for the site 44.49 13.96 Kg/year
Total Nitrogen budget for the site 666.90 -47.24 Kg/year

Current TP loading

Post 2030 TP loading

Current TN loading

Post 2030 TN loading

Development will be Nitrate neutral - no mitigation will be required
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