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A. Introduction and Background

A.1.South Norfolk Council recently adopted the Greater Norwich Local Plan (GNLP),
produced jointly with Broadland District and Norwich City Councils, which
identifies how many homes need to be built between 2018 and 2038 across the
three Council areas. Within the overall housing requirement, the GNLP sets a
target for a minimum of 1,200 homes on new allocations across 48 Village
Clusters in South Norfolk. To meet this target, the South Norfolk Village Clusters
Housing Allocations Plan (The Village Clusters Plan) aims to deliver sustainable
growth within the villages of South Norfolk, in accordance with Government’s
national planning policies and guidance.

A.2.The Plan seeks to allocate a series of smaller sites, typically within the range of
12 to 50 homes, across the 48 Village Clusters, to accommodate at least 1,200
new homes. The Plan also defines the Settlement Limits for the villages within
these clusters, making provision for further smaller sites and incorporating
revisions to reflect development that has occurred, or has been permitted since
the boundaries were last updated. The threshold of 12 dwellings for allocations
is consistent with the GNLP and reflects the fact that sites smaller than this are
less likely to achieve the required element of affordable housing.

A.3.The Council previously published a Regulation 19 pre-submission version of the
Village Clusters Plan between 23 January and 8 March 2023. The Regulation
19 version of the Plan was the one which the Council intended to submit to the
Secretary of State for Examination in Public and, ultimately, adopt as part of the
Local Plan. However, following the close of the Regulation 19 publication period
it became apparent that a site of 25 dwellings in Rockland St Mary (VC ROC2)
could no longer be considered achievable, as a suitable vehicular access cannot
currently be delivered. Combined with a reduction in 5 dwellings on VC TAS1
(Tasburgh) in response to concerns raised by Historic England, the total
allocations in the Village Clusters Plan fell below the minimum 1,200 dwellings
required by the GNLP.

A.4.The Council assessed several options for addressing the shortfall including:
extending allocations already published in the Regulation 19 document;
reviewing ‘reasonable alternative’ sites from the earlier Regulation 18
consultation; and assessing a handful of new sites submitted during the 2023
Regulation 19 period. Between 11 December 2023 and 5 February 2024, the
Council consulted on Alternative Sites and Focused Changes to address both



the shortfall, plus a small number of other issues which had emerged during the
Regulation 19 publication. A series of 13 sites which could replace the losses
and potentially make a modest increase to the numbers were presented. These
were selected taking into account the three Plan Objectives set out in the
January 2023 Regulation 19 document. The Regulation 18 focused consultation
asked three key questions:
e How big should the buffer be above 1,200 dwellings to ensure that this
minimum number is delivered between now and 2038.
e Were the sites presented suitable for allocation?
e Was there anything specific that should be taken into account when
developing any of these sites, and which could form criteria in a site-
specific policy for the site, if it were allocated?

A.5.The representations to the focused Regulation 18 consultation have been
assessed by the Council, and the Council’s responses are set out in the Part 4 of
the Statement of Consultation. The Statement of Consultation also details the
representations and Council responses from the previous Regulation 18 and
Regulation 19 stages. The Council is now publishing a final series of proposed
changes to the 2023 Regulation 19 plan, as an Addendum to that document.

A.6.Following the focused Regulation 18 consultation, the Council is proposing:

e three new sites (VC BARZ2, Barford, for approximately 40 dwellings and
community facilities; VC BRM1, Broome for at least 12 dwellings; and VC
EAR2, Earsham for up to 25 dwellings)

o four extended sites (VC DIT1 REV, Ditchingham, extended by 10
dwellings; VC GIL1 REV, Gillingham, extended by 5 dwellings; VC SPO1
REV, Spooner Row, extended by 20 dwellings; and VC WIC1 REV,
Wicklewood, extended by 10 dwellings)

e one site with increased density (VC SWA2 REV, Swardeston, increased
by 10 dwellings)

Consequently, the sites published in this Regulation 19 Addendum are expected
to meet the minimum GNLP requirements, as follows:

Source Dwellings

New Village Cluster Plan Allocations 1,204
Carried Forward 2015 Allocations Net Gain of 4
2015 Allocations not carried forward Loss of 13
Neighbourhood Plan Allocations 135
Total 1,330




This consultation

A.7.The current consultation is under Regulation 19 of the Town and Country
Planning (Local Planning) (England) Regulations 2012. Comments can be
submitted between 9am on Monday 12 August 2024 and 5pm on Monday 7
October 2024. Details on how to submit comments can be found on the
Council’s website at https://southnorfolkandbroadland.oc2.uk/. Further advice
can be obtained using the following:

e Email: localplan.snc@southnorfolkandbroadland.gov.uk
e Call: 01508 533805
e In writing: Place Shaping Team

South Norfolk Council
The Horizon Centre
Broadland Business Park

Peachman Way
Norwich NR7 OWF

A.8.It should be noted that this consultation only relates to the proposed
modifications in the Addendum. The remainder of the January 2023
Regulation 19 document is (a) not part of this consultation and (b) will be
taken forward to be submitted to the Secretary of State subject to the
changes proposed through this addendum.

A.9.The consultation is set out in two main parts:

Part 1, Cluster Chapters - for those Clusters where substantial changes are
proposed from the 2023 Regulation 19 document, such as new sites, amended
sites, changes in site capacity and/or significant changes to the policy criteria, an
updated Cluster chapter is included. Changes from the 2023 Regulation 19
document are illustrated with new text in red and deleted-text-struck-through.
These Chapters are intended to replace in their entirety the equivalent chapters
in the 2023 Regulation 19 plan. Those Clusters chapters are:

o Barford, Marlingford, Colton and Wramplingham
Bawburgh
Ditchingham, Broome, Hedenham and Thwaite
Earsham
Gillingham, Geldeston, and Stockton

O O O O


https://southnorfolkandbroadland.oc2.uk/
mailto:localplan.snc@southnorfolkandbroadland.gov.uk

Mulbarton, Bracon Ash, Swardeston and East Carleton
Rockland St Mary, Hellington and Holverston

Spooner Row and Suton

Tacolneston and Forncett End

Tasburgh

Wicklewood

o O O O O O

Part 2, Schedule of other major changes — this schedules sets out a list of other
factual modifications to various Policies, and consequential changes to
supporting text, including updates to the site areas of several allocations, so that
the text accurately reflects the Policy maps. This schedule includes a proposed
change to the Monitoring text in the Plan which sets out that once development
on the Village Cluster Plan allocation sites is complete, they will be considered to
be inside the Settlement Limit for the purposes of future planning applications
and decisions. This schedule also notes that a number of other minor factual
updates will also need to be made to reflect issues such as the publication of an
updated NPPF in December 2023 and adoption of the GNLP in March 2024.

A.10. In addition, a full set of Policy Maps has been published alongside this
consultation document, where relevant these reflect the changes made as part of
this Addendum.

A.11. During the Regulation 19 period anyone may make a formal representation
relating to the soundness of and/or legal and procedural compliance of the Plan.
Further guidance relating to this is available in the accompanying Representation
Form Guidance Note at the link above.



Supporting Evidence

A.12. In preparation for the Regulation 19 Addendum, the Council has updated key
elements of the evidence base, which are published alongside this document.
These are:

Sustainability Appraisal (SA)

A.13. The scope of the Sustainability Appraisal was established with the specified
bodies in accordance with legal requirements in autumn 2020. SA
commentaries have been used consistently as part of the decision-making
process throughout the preparation of the Plan.

A.14. An update to the SA has been produced to consider the addendum sites in
the context of the Plan as a whole and is available as part of the Supporting
Documents.

Habitats Regulation Assessment (HRA)

A.15. The Habitat Regulations Assessment (HRA) has been prepared to identify
European sites within or near the Village Cluster area that may be directly, or
indirectly, affected by the allocations within this Plan and concludes on whether
there are any significant effects likely as a result of the Plan proposals.

A.16. The HRA has been updated to reflect the final choice of sites included in this
addendum document, as well as taking on board the adoption of the GNLP and
the proposed approach to Nutrient Neutrality. The HRA is available as part of
the Supporting Documents.

Heritage Impact Assessments (HIA)

A.17. Following advice received from Historic England, Heritage Impact
Assessments (HIA) have been prepared for selected sites which may impact on
heritage assets (Listed Buildings, Conservation Areas, archaeological remains
etc.). The HIAs have informed the site selection process and helped shape the
detailed allocation policies for the preferred sites in both the January 2023
Regulation 19 document and this Addendum.



A.18. Relevant new or updated HIAs have been prepared for six of the sites in this
Addendum and are available to view as Supporting Documents. In addition,
several other HIAs have been prepared or updated in response to previous
representations received and/or to reflect the most up-to-date information
available.

Landscape and Visual Appraisals (LVA)

A.19. Following the 2021 Regulation 18 consultation it was determined that the site
selection process would benefit from Landscape Visual Appraisals (LVAs) to
consider in greater detail the potential landscape and visual impact of developing
rural sites, often on the edge of a settlement. LVAs have been completed for all
of the sites in this Addendum, with the findings being used to inform the site-
specific policies where appropriate. These LVAs can be found in the Supporting
Documents to this consultation.

Strategic Flood Risk Assessment (SFRA)

A.20. Stage 2 Strategic Flood Risk Assessments (SFRAs) specifically focusing on
sites within the South Norfolk Village Clusters area were undertaken to both
inform the choice of sites and help develop the policies in the January 2023
Regulation 19 document. The SFRA was updated following legislative changes
made in Autumn 2022 and this also required and update to the Stage 1 element
of the SFRA. The latest SFRA documents can be found as part of the
Supporting Documents.

Water Cycle Study (WCS)

A.21. The South Norfolk Water Cycle Study (WCS) builds upon the WCS produced
to support the production of the GNLP. The South Norfolk element provides
specific information relating to the sites within the Village Cluster Plan area,
taking into account existing commitments and development outside the Plan
area that connects to Water Recycling Centres (WRC) within the Village Cluster
Plan area. This work has been updated as part of the final choice of sites for this
Addendum, including re-engagement with stakeholders and use of the latest
information from Anglian Water. The latest WCS can be found as part of the
Supporting Documents.



Viability Appraisal (VA)

A.22. An updated Viability Appraisal (VA) was prepared to support the January
2023 Regulation 19 Village Clusters Plan. This included looking at the potential
impact of addressing Nutrient Neutrality. The purpose of the South Norfolk VA
was firstly to confirm that the small-scale sites in the South Norfolk Village
Clusters locations remain viable taking into account the latest data, including
increased building costs, and secondly to identify whether the development
typologies identified would generate sufficient surplus, over and above a normal
developer profit, to cover any increased costs associated with Nutrient Neutrality.
Given the length of time that has elapsed since the December 2022 version of
the VA, and the continued volatility of the development sector, a June 2024
update has been produced and is available as part of the Supporting
Documents.



Composite Regulation 19 Document

A.23. To assist with understanding the contents of this Addendum in the context of
the 2023 Regulation 19, a composite document has been produced which shows
all of the proposed changes within the overall Regulation 19 document. This
composite document does not form part of the current consultation, and is for
information purposes only, to aid understanding of the highlighted changes in the
Addendum and how they fit with the overall Village Clusters Plan.

A.24. As noted above, several factual updates have also been included in the
Composite document, which reflect the updates to the Supporting Evidence
summarised above, plus other changes, such as the publication of a revised
National Planning Policy Framework in December 2023. These will be
highlighted in a schedule of minor changes which will accompany the submission
document.

PLEASE NOTE:

A.25. The preceding sections set out the context for the Addendum consultation and
will not form part of the final submitted Village Clusters Plan.

10



Part 1 Village Cluster Chapters

1. Barford, Marlingford, Colton and Wramplingham

Form and character

Barford
1.1.Barford is a compact settlement on the north bank of the River Tiffey.

Development has extended northwards away from the B1108 along Cock Street
and Style Loke, with frontage development to the north of Church Lane and
along Chapel Street/Marlingford Road. The historic centre of the village is
concentrated on Cock Street and Chapel Street with later estate development
situated off Chapel Street at Park Avenue and Clarke Close. The village is set in
the attractive valley of the River Tiffey and is characterised by mature tree
planting. The most sensitive area of the village is situated on either side of Cock
Street where the Hall and its grounds on the west side and the popular plantation
on the east side, positively contribute to the form and character of the village.

1.2.Barford has a good road link via the B1108 to Norwich 13km to the east and
links via mainly unclassified roads to Wymondham 6km to the south.

Marlingford
1.3.The main village is located in the bottom of the Yare Valley on the outside of a

bend in the river.

1.4.Marlingford village has developed along two sides of a triangle formed by
Barford Road and Mill Road, which radiate towards the south-west from the
junction with Marlingford Road. The junction forms the focal point of the village.
To the north-east of the junction is the ‘Old Hall’ which is listed. The area around
Old Hall has remained undeveloped which contributes to its setting.

1.5. The wedge of land between Barford Road and Mill Road occupied previously by
allotments and The Common has remained undeveloped and is locally regarded
as Marlingford’s amenity area used for conservation and recreation. This
contributes to the rural character of Marlingford as a village set in open
countryside within the river valley.
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Colton
1.6. Historically, the settlement of Colton developed with a number of large farms and

small cottages which have been joined up by frontage development to form a
distinct settlement grouping. To the south of Norwich Road the buildings are set
in large grounds with trees and hedges along the road frontage. The area to the
north of Norwich Road falls within the administrative area of the Broadland
District Council. Development along The Street is of higher density.

Wramplingham

1.7.Located on the south bank of the River Tiffey, Wramplingham is characterised by
its natural character and cluster of historic buildings around the large central
pond. Development within the parish has been concentrated along Wymondham
Road and The Street with the remainder of the parish displaying a dispersed
settlement pattern comprising individual dwellings and farmsteads. The small
scale development at Wymondham Road is linear in form and concentrated on
the south side of the road.

Services and Community Facilities

1.8.Barford has arange-offacilities-including-a village hall and the a primary school.

There are several industrial and commercial units located within the centre of the
village, which provide local employment opportunities. There are also regular
bus services to Norwich and an infrequent service to Wymondham. Marlingford
has a village hall, pub and daily bus service to Wymondham. Colton also has a
pub and significant local employment opportunities;-and-there-are-several
speetalty—sheps—aemss—ﬂqe—elusteks—sememems' . .

Settlement Limit

Barford
1.9. A Settlement Limit has been drawn to include the main built form of the

settlement. A smaller Settlement Limit has been drawn around the existing
properties on Church Lane to the west of the village.

1.10. Much of the central part of Barford forms part of the Barford Flood Alleviation
Scheme which helps to control flooding in the village. This has therefore
constrained where development could be located in the village, and has resulted
in this areas has-been being excluded from the Settlement Limit.
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Marlingford
1.11. The Settlement Limit has been drawn to include the main built form of the

settlement. Due to its rural character and very limited services the Settlement
Limit has been drawn to allow only very limited infill development.

Colton
1.12. Due to the very limited facilities available in Colton the Settlement Limit has

been drawn around the built form on Norwich Road, to allow for very limited infill
development and to avoid further expansion into the surrounding countryside,
preserving the rural character of the area.

Site allocations

VC BAR1
1.13. The site is located north of the B1108 between Cock Street to the east and

Back Lane to the west. The eastern section of the site is a brownfield site that
lies within the existing development boundary whilst the western section of the
site extends into the open countryside. The existing commercial garage and the
dwelling in the north area of the site will be demolished as part of the
redevelopment of the site. The site is well connected by pedestrian access to
the existing facilities in the village, including the village school on Chapel Street,
and a regular bus service that runs between Norwich and Watton.

1.14. In both landscape and townscape terms the site can currently be considered
in two distinct parts, separated by a mature tree belt running north-south through
its centre. The west part of the site falls within the designated River Valley. The
brownfield element to the east is in a prominent location at the junction of Cock
Street and the B1108. The redevelopment of this site provides an opportunity to
enhance the local townscape. The land at the west side of the site currently
marks the transition between the village and the adjoining countryside, a change
that is further enhanced by the rural appearance of Back Lane. The existing
mature vegetation to the south and west of the site provides effective screening
and enclosure of the site and will need to be retained and enhanced to minimise
the visual impact of the development. The existing central tree belt should be
incorporated into the site layout as far as possible to enhance the appearance of
the site, although some tree loss will be necessary to enable access through the
site. An arboriculture survey will be required to assess the condition of these
trees.

13



1.15. Technical discussions with the Highways Authority have identified a number
of on- and off-site highway works that will be necessary to ensure ongoing
highway safety, including a single point of access into the site from Cock Street
only. The existing garage access onto the B1108 will be closed. Other works
that have been identified include improvements to the Cock Street/B1108
junction at the south-east corner of the site, a frontage footway along Cock
Street and the provision of a pedestrian footway through the site connecting
Cock Street to Back Lane to the west.

1.16. The Cock Inn lies directly opposite the site, south of the B1108. The
supporting Heritage Impact Assessment (HIA) has identified that the
redevelopment of the garage site offers an opportunity to enhance the setting of
this non-designated heritage asset. Sayers Farm, a listed building, lies to the
south-west of the site. Retention of the existing hedgerow along the south and
west boundaries will mitigate the impact of new development in this location.
The HIA also notes that the B1108 creates a separation between the listed
building and its setting and the site, further reducing the impact of development
in this location.

1.17. Wider surface water flowpaths within the settlement have been identified
however discussions with the Lead Local Flood Authority have confirmed that
they do not affect the development of this site which lies north-west of these
areas. However the Stage 2 identifies a high susceptibility to groundwater
flooding, which combined with the nearby flowpaths, will require further
investigation.

1.18. Whilst Anglian Water have measures in place to deal with river water ingress
into the local sewer system, early discussions are recommended to identify
preferred connection solutions.

1.19. An area of 0.76ha of land is allocated for approximately 20 dwellings which is
considered to be a reasonable area to allow for the constraints and infrastructure
requirements noted above to be incorporated into the site layout and design,
whilst also reflecting the context of the site.

14



Policy VC BAR1: Land at Cock Street and Watton Road

0.76ha of land is allocated for approximately 20 dwellings.

The developer of the site will be required to ensure:

e Vehicular access into the site to be from Cock Street only, with the
existing site access onto the B1108 to be closed;

¢ On and off-site highway works to include improvements to the Cock
Street/ B1108 junction, a frontage footpath along Cock Street and a
pedestrian link through the site to create a linkage between Cock Street
and Back Lane;

e Submission of an arboricultural survey to determine the condition of the
central tree belt and to inform a site layout and design that incorporates
these trees as far as possible, as well as the protection of these trees
during the construction phase of development;

e Retention, protection and enhancement of the existing vegetation and
mature trees along the south and west boundaries of the site in order to
minimise the visual impact of the site and protect the setting of Sayer’s
Farm;

o Site layout and design to have regard to the nearby heritage assets with
particular consideration to be given to the setting of The Cock Inn;

e A Phase 1 and Phase 2 contamination survey be undertaken to
determine the presence of any on-site contamination resulting from the
former garage use of the site and to identify appropriate remediation
works; and

e A site-specific Flood Risk Assessment addressing the high
susceptibility to groundwater flooding and the nearby surface water
flows.

VC BAR2

1.20. The site is located north of Chapel Street and contains the current Barford
and Wramplingham Village Hall, the accompanying playing field, and the
recently refurbished playground. To the north is a small agricultural field,
enclosed by hedging and some mature trees.

1.21. Whilst the current Village Hall is still fit for purpose, it would benefit from
upgrading and there are concerns that the length of time left on the land lease
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will make it increasingly difficult to secure the ongoing funding to maintain and
improve the facility. As such, a purpose-built new hall, constructed to the latest
environmental standards and provided on a freehold basis to the community, is
proposed as part of a package which also delivers new housing adjacent to the
heart of the village.

1.22. The site is well located within Barford in terms of townscape and relationship
to services. It is proposed to retain the playground, replace the current village
hall, improve the existing playing pitch, and to keep these grouped together in
the southern part of the site, whilst allocating approximately 40 dwellings in the
northern part of the site. Keeping the community facilities at the southern end of
the site has several benefits. Principal amongst these is the combined use of
the facilities. This also ensures the playing field remains in close proximity to the
Primary School (for school use), retains the parking close to Chapel Street for
school drop off and pick-up times (reducing on-highway parking close to the
school), and allows the south-east corner of the site to remain free from
development helping to preserve the setting of the Listed farmhouse and
associated barns.

1.23. Development of the site will need to maintain continuity of use of all of the
community facilities throughout construction.

1.24. Development of the site will utilise the existing access to the Village Hall,
subject to the provision of acceptable visibility splays. A 2.0m wide footway will
be required on the site frontage, with a crossing point to the footways on the
south of Chapel Street. The developer of the site will also need to work with the
Highways Authority to promote a 20mph speed limit via the Traffic Regulation
Order process.

1.25. The tree belt which bisects the site east/west will need to be retained and
enhanced as far as possible, as will the vegetation on the perimeter of the site,
which will help integrate the development into the surrounding countryside.

1.26. The site is at the head of a significant existing surface water flow-path, and
development of the site will need to investigate the opportunities for alleviating
flooding elsewhere in the village, where appropriate enhancing the existing
Barford Flood Alleviation Scheme.
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1.27. To the south-east of the site is the listed School Farmhouse. Retention of the
playing field in its existing location will allow for the setting of the farmhouse, and
the barns to the rear, to retain a more open agricultural feel. An archaeological
desk-based assessment should be provided to inform any planning application,
with on-site investigation prior to commencement of development if appropriate.

1.28. An area of 4.94ha of land is allocated for approximately 40 dwellings, to the
north of the bisecting tree line, and a replacement village hall with car parking,
retention of the existing playground and an improved playing pitch, south of the
bisecting tree line. This is considered to be a reasonable area to allow for the
constraints and infrastructure requirements noted above to be incorporated into
the site layout and design, whilst also reflecting the context of the site.

Policy VC BAR2: Land at Chapel Street

4.94ha of land is allocated for approximately 40 dwellings to the north of the
bisecting tree line, and a replacement village hall with car parking, retention of
the existing playground and an improved playing pitch, south of the bisecting
tree line.

The developer of the site will be required to ensure:

e Delivery of a new village hall close to the existing playground, of a
function equal to or better than the existing hall, with sufficient parking
and constructed to the latest environmental standards, and provided
freehold to the community;

e Continuity of use of a village hall and the other community facilities
throughout construction of the development;

e Enhancement of the existing playing field, particularly to address
existing flooding/drainage problems which currently limit its use;

e Protection, retention and enhancement of the bisecting tree line which
runs east/west across the site and of vegetation on the site boundaries;

o Assessment of the opportunities arising from the site being at the head
of a surface water flow-path, to alleviate flood-risk within the village and
implementation of the outcomes of this assessment;

e Access using the existing village hall entrance, subject to provision of
acceptable visibility splays; and
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e 2.0m wide footway on the site frontage, with safe crossing points to the
footways on the south of Chapel Street.

The developer of the site will also undertake to work with the Highway

Authority to promote an appropriate 20mph speed limit via the Traffic
Regulation Order process.
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2. Bawburgh

Form and character

2.1.Bawburgh is situated in the bottom of the Yare Valley between the B1108 and
A47. Two distinct settlement groups have developed each side of the river. To
the south of the river, frontage development extends along Church Street
towards the church; more recent estate development is situated on Hockering
Lane, with a detached group of dwellings further south beyond the village hall on
Stocks Hill. To the north of the river, frontage development follows the line of
New Road and Harts Lane, with another nucleus of dwellings to the west of the
junction with Marlingford Road.

2.2.The central area of the village is designated as a Conservation Area in. The
floodplain of the River Yare between the two ‘sides’ of the village has remained
undeveloped. This contributes to the valley setting of Bawburgh.

Services and Community Facilities

2.3.Bawburgh has a range-offacilities-including-the primary school, village hall and

public house. There is a daily weekly bus service to Wymondham, plus on-
demand services available.

Settlement Limit

2.4.The Settlement Limit is divided by the river which runs through the centre of the
village. The northern section includes almost all dwellings on New Road and
Harts Lane, including the small cluster of development at the junction with
Marlingford Road. The southern section includes most buildings on Church
Street and Hockering Lane, but excludes the church itself. The Settlement Limit
has been extended to the south along Stocks Hill, incorporating both recent
development to the west at Saint Walstan Meadow and established development
to the east. There is also a small addition to the Settlement Limit adjacent to the
northern boundary of the VC BAW1REYV allocation.
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Site allocations

VC BAW1REV

2.5.The site is located east of Stocks Hill, adjacent to the southern boundary of the
Bawburgh Conservation Area. Immediately to the west of Stocks Hill is the
village hall and recreational ground, as well as some limited new residential
development. The centre of the village lies to the north. Further to the east,
separated by agricultural land and vegetation is the A47 Norwich Southern
Bypass. The site lies within the Norwich Southern Bypass Landscape Protection
Zone. An existing pedestrian footpath provides a connection to the village school
which is located on Hockering Lane, within 400 metres of the site, however the
allocation provides the opportunity to deliver a second access direct into the
southern side of the school site.

2.6. The site is within a sensitive landscape setting and reflecting this a Landscape
Appraisal will be required to inform the design and layout of the site. The site is
in an elevated position within the River Valley and offers clear views to the east
although existing vegetation screens views to and from the A47 and restricts
views towards Norwich. Whilst development of the site will have a strong
relationship with the existing form of the settlement, particularly the modern
developments in closest proximity to the site, appropriate landscaping will be
required on site to address the visual impact arising in long views towards it from
within the wider landscape.

2.7.Bawburgh Conservation Area encompasses the central area within the village
and extends as far south as the site boundary. Existing vegetation along the
road frontage to the north of the site should be retained, as should the existing
vegetation along the north boundary, as this contributes positively to the
character of the area. The site layout and design, including landscaping and the
choice of materials, should reflect the proximity of the site to the Conservation
Area. In addition, archaeological finds north of the site mean investigation of the
site may be required at the planning application stage, the details of which are to
be agreed with the Historic Environment Service.

2.8.In highway safety terms development of the site is considered to be acceptable
due to the proximity of the site to the local services and facilities, the width of the
existing road carriageway at Stocks Hill and the existing pedestrian connectivity
available from the site.
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2.9. A significant surface water flowpath has been identified to the south of the site,
draining into the River Yare to the east. The Lead Local Flood Authority has not
raised a concern about development in this location however the drainage
strategy for the site should take into consideration the presence of this flowpath.

2.10. The site is within the catchment of Whitlingham Water Recycling Centre
(WRC) and the in-combination effects with development identified in the GNLP
may require phasing of this site beyond the early years of the Plan. Initial
discussions with Anglian Water have also indicated that there may be sewers
crossing the site and therefore early engagement between Anglian Water and
the developer is also advised.

2.11. An area of +4ha 1.97ha of land is allocated for up to 35 dwellings. This is
considered to be a reasonable site area to enable a scheme of an appropriate
design and density to come forward in this location, reflecting the local
sensitivities and constraints noted above.

Policy VC BAW1REV: Land east of Stocks Hill

An area of +-4ha 1.97ha of land is allocated for up to 35 dwellings.

The developer of the site will ensure that:

e The design, layout and landscaping of the site is informed by a
landscape appraisal that seeks to minimise the visual impact of the
development within the wider landscape, including in long views from
the A47. The landscape appraisal shall be submitted as part of the
planning application for the site;

e The design of buildings, including the use of materials, is to make a
positive contribution to Bawburgh Conservation Area having regard to
the Bawburgh Conservation Area Character Appraisal and Management
Guidelines;

e The Historic Environment Record to be consulted to determine the need
for any archaeological surveys prior to development;

e The retention and protection of the existing road frontage vegetation
along Stocks Hill to the north of the site is balanced with the need to
secure an adequate visibility splay. Vegetation as-well along the north
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and south boundaries is retained, in order to maintain the character of
the area and protect the amenities of existing and future residents;

The drainage strategy for the site to have regard to the off-site surface
water flowpath located to the south of the site, details to be agreed with
the Lead Local Flood Authority; and

Provision of a direct pedestrian/cycle access on the northern boundary
of the site into Bawburgh Primary School, to be agreed with the school.
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3. Ditchingham, Broome, Hedenham and Thwaite

Form and character

Ditchingham
3.1. Development within the parish has been concentrated along Loddon Road,

Norwich Road, Station Road and Thwaite Road to form the established village of
Ditchingham. Abutting the village to the east is the village of Broome. To the
south of the parish at Ditchingham Dam is a small area of development which is
contiguous with the built-up area of Bungay lying largely within the Broads
Authority area and includes the large development on the former maltings sites.
Development within the remainder of the parish comprises of individual dwellings
and farmsteads.

3.2.The village has developed a nucleated settlement form largely as a result of
substantial post-war development. The majority of this growth has taken the form
of estate development between Thwaite Road and Loddon Road. An area of
1950s Tayler and Green housing at Windmill Green and Scudamore Place
makes a significant contribution to the character of the village and is now a
Conservation Area. The A143 runs across the south of the parish linking with
Beccles and the A146 to the east and Harleston, the A140 and Diss to the west.
The B1332 provides a link to Norwich, whilst local road and pedestrian facilities
provide easy access to Bungay.

3.3.The village lies close to the Broads, and a large area of the southern part of the
parish lies within the Broads Authority area.

Broome
3.4. Development within the parish has been along Yarmouth Road and Sun Road in

a linear form with an isolated group of development at Broome Street. Elsewhere
the parish displays a dispersed settlement pattern comprising individual
dwellings and farmsteads. The south-western end of the village merges with
development at Ditchingham so that there is no clear distinction between the two
settlements at this point.

3.5. The village is set in attractive open countryside within the Waveney Valley.

Broome Heath, a County Wildlife Site, lies to the north of Yarmouth Road and
the undeveloped nature of this side of Yarmouth Road provides an open aspect
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which contributes significantly towards the rural character of the village. The
A143, which by-passes the village, provides a link to Harleston and Diss to the
south-west and Beccles and Great Yarmouth to the north-east, as well as
Lowestoft via the A146. Local road and pedestrian links provide easy access to
Bungay to the south, whilst the nearby B1332 provides a link to Norwich to the
north.

3.6.Part of the parish lies within the Broads Authority area.

Hedenham
3.7.Hedenham is a sparsely populated parish. It mainly comprises individual

dwellings and farms with a small concentration of development on Church Road.
The settlement is set in attractive open countryside interspersed with small
wooded areas and is partly situated on the south slope of a small valley bounded
to the east by Hedenham Park giving a rural character. The settlement is
characterised by traditional cottages with some Tayler and Green housing at
Smiths Knoll and both Hedenham Hall and Ditchingham Hall with their
associated parklands form an attractive area of historic parkland.

3.8.Hedenham has had a designated Conservation Area since 1994.

Thwaite
3.9. The main concentration of development within the parish has taken place along

Bungay Road towards the church. Individual dwellings and farmsteads are
sparsely distributed throughout the remainder of the parish. The agricultural
nature and the open countryside all emphasis the rural character of the area.

Services and Community Facilities

3.10. The cluster has a range of social, recreational and community facilities
including a village hall, recreation field, shop, post office, pub, restaurant and
primary school. The cluster is also home to several employment uses across
different sectors. Hedenham-has-alimited-bus-service to-Norwich-and-Bungay-
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Bitehingham-is-included-on-all-ofthese-busroutes: Ditchingham has a semi-

regular bus service to Diss, Bungay, Beccles and Yarmouth and a limited service

to Norwich. Broome has a semi-regular bus service to Diss, Bungay, Beccles
and Yarmouth.
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Settlement Limit

Ditchingham
3.11. The Settlement Limit has been drawn to include the main built form of the

settlement, and to include the land to the north of Rider Haggard Way previously
allocated in the 2015 Local Plan. An additional area of land promoted as part of
the Plan process on land north-west of Lambert’s Way has been assessed and
incorporated into the updated Settlement Limit.

Broome
3.12. The Settlement Limit has been drawn to include the existing linear pattern of

development in the settlement and to include the allocations made on the Old
Yarmouth Road within the 2015 Local Plan.

Hedenham
3.13. The Settlement Limit has been drawn around the area of Smiths Knoll to allow

for limited sensitive infill only due to the limited facilities available and character
of the Conservation Area.

Site allocations

VC DIT1 REV
3.14. The site is located to the north-east of the village, immediately north of the

2015 allocation site DIT1. BH4-is-eurrently-underconstruction. A Public Right
of Way (PROW), Ditchingham FP5, runs north-south, parallel to the west east
boundary of the site. Ditchingham Church of England Primary Academy is
located within 100 metres of the site and the site is well connected to the other
existing services and facilities within the settlement. Regularbus Bus services
connect residents of Ditchingham with Bungay to the south and Norwich to the
north.

3.15. The site lies within a larger agricultural field and is bound to the east, south
and west by residential development. Wider views of the site are limited due to
the presence of a substantial tree belt along the northern perimeter of the wider
field, as well as existing vegetation to the east along Thwaite Road. Although
the site lies within a River Valley setting it has a strong relationship with the
existing built form of the settlement and will not have an adverse landscape
impact.
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3.16. Access to the site will be via Hamilton Way to the south with additional
pedestrian connectivity provided to Ditchingham FP5. The site layout and
design, including infrastructure and connectivity, should maximise opportunities
to respond to the adjacent development site (2019/1925). Particular regard
should be given to the amenities of both existing and future residents along all of
the site boundaries.

3.17. Discussions with the Lead Local Flood Authority have identified an area of the
site that is at risk of flooding during the 0.1% AEP flood event. In conjunction
with the promoter of the site the site area has been amended drawn to minimise
the impact of this constraint. It is noted that the identified surface water flowpath
contributes to a wider off-site flowpath and the drainage strategy for the scheme
will need to respond to this appropriately. In order to satisfy the requirements of
the Environment Agency (EA), the drainage strategy will also need to ensure that
waterflows from the site can be accommodated without impacting on the status
of the River Waveney in accordance with the appropriate legislation and
guidance. A site-specific Flood Risk Assessment will be required, with
consideration given to the key issues identified in the Stage 2 VC Strategic Flood
Risk Assessment (SFRA).

3.18. Anglian Water (AW) has advised that their infrastructure may crosses the site
and the developer is encouraged to enter into early engagement with AW
regarding this potential constraint. VC DIT1REV is in addition to the 2015 Local
Plan allocations in Ditchingham and Broome, and the cumulative impact of
recent and planned growth may require phasing of VC DIT1REV to allow for
upgrades to Ditchingham Water Recycling Centre.

3.19. Broome Heath County Wildlife Site (CWS) is to the south of Loddon Road and
includes Broome Heath Pit Site of Special Scientific Interest (SSSI) in the north-
east corner. Impacts on these sites will need to be adequately mitigated.

3.20. The Heritage Impact Assessment (HIA) has identified cropmarks within the
boundaries of the allocation site. These will require further investigation prior to
the commencement of development on site.

3.21. The Minerals and Waste Authority has identified the site as being underlain,
or partially underlain, by safeguarded sand and gravel resources. As such
development on the site must comply with the relevant minerals and waste
safeguarding policy in the Norfolk Minerals and Waste Local Plan.
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3.22. An area of +:566ha 2.53ha of land is allocated for up to 36 45 dwellings, a
scale of development that is considered to be acceptable within the context of
the surrounding built form and sufficient to deliver the required standard
infrastructure whilst addressing the constraints addressed above.

Policy VC DIT1REV: Land at Thwaite’s and Tunneys Lane

4.56ha 2.53ha of land is allocated for up to 35 45 dwellings.

The developer of the site is required to ensure:

e Vehicular access to the site to be via Hamilton Way with pedestrian
connectivity to Ditchingham FP5 to be created;

o Site layout and design to respond to the existing built forms adjacent to
the site, including in terms of building height and massing, safeguarding
the residential amenities of existing and future residents and
maximising opportunities for connectivity;

o Early engagement with Anglian Water (AW) to identify infrastructure
crossing the site and connection to the local water recycling network;

e Protection of the mature established trees on situated both along the
site boundaries and outside the site during the construction phase of
development;

¢ A site-specific Flood Risk Assessment (FRA) and strategy, to inform the
layout of the site, which has regard to the requirements of the Stage 2
VC Strategic Flood Risk Assessment to-demonstrate-thatthe site-is-hot

- -

by-the pre-developed-site-is-preserved; and

e Historic Environment Record to be consulted to determine the need for
any archaeological surveys prior to development.
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VC BRM1

3.23. The site is located to the north-east of the main residential area in the village.
VC BRM1 is a linear site within a wider agricultural field. It is adjacent to the
2015 Local Plan housing allocation (BRO1). The site runs parallel to Old
Yarmouth Road and currently there are no boundary features to the north, east
or west of the site. A detached dwelling set in a substantial plot lies to the south
of Old Yarmouth Road opposite the site.

3.24. Norfolk County Council (NCC) Highways Authority have advised that on-and
off-site highway works will include widening of the existing pedestrian footpath
along the site frontage as well as speed restriction measures to be agreed with
the Highways Authority.

3.25. The site extends development into the open countryside. The Landscape and
Visual Appraisal (LVA) notes the need for careful design and landscaping to
create both a gateway into the village from the north and to integrate the site into
the surrounding countryside. To the north and the west of the site there is an
open landscape with no existing screening and this aspect will be visible from
nearby footpath Broome FP5. As such, careful consideration will need to be
given to the open aspects of the site to ensure it is successfully contained within
the wider landscape.

3.26. Whilst the Stage 2 Strategic Flood Risk Assessment has confirmed that the
site is not affected by surface water flooding in the modelled scenarios, the
northern and eastern boundaries of the site border an area identified as currently
being Flood Zone 2. The developer of the site will be required to submit a site-
specific Flood Risk Assessment (FRA) that includes detailed modelling to
investigate the extent of this flood zone in the future in order to determine
whether it will encroach into the site.

3.27. Anglian Water (AW) has confirmed that whilst there is currently capacity at
Ditchingham Wastewater Recycling Centre, the cumulative growth anticipated in
the area may require infrastructure upgrades to accommodate the development.
The developer is therefore encouraged to enter into early engagement with AW
regarding this matter.

3.28. In order to satisfy the requirements of the Environment Agency (EA), the
drainage strategy will also need to ensure that waterflows from the site can be
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accommodated without impacting on the status of the River Waveney in
accordance with the appropriate legislation and guidance.

3.29. An area of 0.62ha is allocated for at least 12 dwellings in this location. This is
considered to be an appropriate area of land to deliver the standard
infrastructure on site and incorporate appropriate landscaping to integrate the
site into the wider landscape.

Policy VC BRM1: Land west of Old Yarmouth Road

0.62ha of land is allocated for at least 12 dwellings.

The developer of the site is required to ensure:

¢ Highways improvement works to include widening of the existing
frontage footpath along Old Yarmouth Road, as well as speed limiting
measures as required by the Highways Authority;

e Frontage development to Old Yarmouth Road only with development to
be of a form and character that is compatible with the surrounding area;

e Landscaping of the boundaries with the open countryside to
successfully contain the impact of development and integrate the site
into the wider countryside;

e A site-specific Flood Risk Assessment (FRA) and strategy, to inform the
layout of the site, which has regard to the requirements of the Stage 2
VC Strategic Flood Risk Assessment;

e Early engagement with Anglian Water (AW) to ensure that there is
adequate capacity, or capacity can be made available, in the wastewater
network; and

e Historic Environment Record to be consulted to determine the need for
any archaeological surveys prior to development.
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Form and character

4.1.Earsham is located within the Waveney Valley approximately 1km south-west of
Bungay and in close proximity to the Broads. The main area of development in
the parish lies to the south of the modern A143 along The Street. Development
elsewhere in the parish is of a scattered and sporadic nature.

4.2.The main built-up area of Earsham was originally based along the line of The
Street with the core of the village centred on the crossroads of The Street and
Station Road. Significant post-war development has resulted in a more
nucleated settlement form. Earsham has good links, via the A143 with Beccles
and Lowestoft to the east, and Harleston and Diss to the west, and to Norwich
via the B1332. Part of the parish, to the north of the A143 bypass, lies within the
Broads Authority area.

Services and Community Facilities

4.3. The settlement has a range of commercial, social and community facilities
including a primary school, pub and village hall. Earsham is in close proximity to
Bungay which provides a large range of social and community facilities. There is
a regular bus service to Bungay, Beccles, Diss and Yarmouth.

Settlement Limit

4.4.The Settlement Limit includes the main built form of the settlement and includes
the new development at Granary Close, formerly the EAR1 allocation in the 2015
Local Plan.

Site allocations

VC EAR1

4.5.The site is located to the east of Earsham and adjacent to Earsham CEVA
Primary School which abuts the northern boundary of the site. To the east of the
site is the River Waveney, with the site lying within an area identified as the
River Valley Landscape. A Public Right of Way (PROW), Earsham FP9, also
lies to the east of the site, midway between the site and the River Waveney, and
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affords views back towards the settlement. The site relates well to the existing
services and facilities within the village, including the primary school, village hall
and public house.

4.6. Supporting evidence in the form of a Heritage Impact Assessment (HIA) and a
Landscape Visual Appraisal (LVA) have considered the impact of the site on
both heritage assets and the landscape. The impact of development on the
significance of the setting of both The Close and All Saints Church has been
assessed and is considered to be acceptable. Archaeological finds located in
proximity to All Saints Church may extend closer to the site and liaison with the
Historical Environment Service will be required as part of the planning
application process. Some intermittent long views of the site may be visible
within the wider landscape, however with appropriate design and landscaping
the visual impact of the site can be reasonably mitigated. These design
solutions may include lower d