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1.0 Introduction

1.1 The South Norfolk Village Clusters Housing Allocations Plan (VCHAP) aims
to deliver sustainable growth within the villages of South Norfolk. The
VCHAP is being developed alongside the Greater Norwich Local Plan (GNLP)
and in accordance with the Government’s national planning policies and

guidance.

1.2 Overall, the Reg. 19 draft VCHAP identifies 45 new residential allocations
and 11 residential allocations that have been carried forward from the South

Norfolk Site Allocations and Policies Document (adopted 2015).
1.3 The sites within the Village Clusters are split into two categories:

e New Allocations - these are sites typically proposed for between 12 to
50 dwellings, which will go to meeting the 1,200-dwelling requirement in
the GNLP,

e Settlement Limit Extensions - for sites smaller than 12 dwellings,
these will not count towards the 1,200-dwelling requirement but will help
ensure that the ‘windfall allowance’ in the ‘over-arching’ Greater Norwich
Local Plan (GNLP) is achieved.

1.4 My client’s site known as land north of Station Road, Forncett St Peter
(Council Reference SN5027) lies within the Forncett St Peter and Forncett
St Mary Village Cluster and was submitted to SNDC for consideration as an
allocation as part of the Reg. 18 VCHAP Preferred Options consultation ‘call
for sites’ (CFS) in the summer of 2021. However, the site has not been
‘included’ as an proposed allocation within the context of the Regulation 19
version of the VCHAP.

1.5 Part A of this statement is intended to affirm the suitability, availability and
achievability of my clients’ site as an allocation (possibly for self-build
dwellings) within the context of the emerging VCHAP. It is also requested
that the information provided within this section informs the future
assessment of the site as undertaken by the Council as part of their review
of the Housing and Economic Land Availability Assessment (HELAA) that will

in itself inform any future reviews of the VCHAP once adopted.

1.6 The publication of the Reg. 19 version of the VCHAP provides an opportunity

© Copyright Parker Planning Services www.parkerplanningservices.co.uk
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1.7

for the public and other stakeholders to make representations on
whether the Plan is legally compliant and ‘Sound’. The tests of soundness
are set out in the National Planning Policy Framework (NPPF, 2021) are as

follows:

e Positively prepared,
e Justified,
e Effective,

e Consistent with national policy.

Part B of this this statement identifies the reasons why the VCHAP strategy
(including distribution and quantum of development) is potentially an

‘unsound’ one with the omission of my clients’ site as an allocation.
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2.0 Site and Context

2.1 Forncett St Mary and Forncett St Peter are both linear in form and have
developed along Aslacton Road/Low Road which follows the line of the Tas

Valley.

2.2 The cluster’s school is in Forncett St Peter, with Forncett St Mary housing

the village hall. There is a limited bus service to Norwich and Diss.

2.3 The Settlement Limit has been drawn around the cluster of linear
development at Forncett St Mary, leaving the more dispersed outlying areas

outside and around the existing built-up area of Forncett St Peter.

2.4 My clients’ site lies to the north-east and outside of the settlement boundary
as proposed for Forncett St Peter and to the east and outside of the
settlement boundary as drawn for Forncett St Mary (see appendix A).
Importantly, however, my clients’ site is not isolated in any physical or
functional sense, lying adjacent to existing residential development and bus

stops providing access to services and facilities in higher order settlements.

2.5 My client’s site area measures 1.80ha in its entirety and including the
existing Station Bungalow dwelling on the western side and woodland on
the northern and eastern parts. The open grassland/pastureland in the
centre of the site measures some 0.67ha and it might be that this part of
the sites comes forward as an allocation for residential development, (see

blue line, fig. 1.1 below), thus retaining the bungalow and woodland.

2.6 My client has previously indicated that they would be willing to make the

wooded area available as publicly accessible space on allocation.

2.7 The site is bound by Station Road to the south, beyond which is the recent
Hunts Mead residential development. To the north and east and beyond the
woodland lies agricultural land (under cultivation). The site is bound to the

west by the Diss — Norwich railway line.
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Access
point as
existing

Fig. 1.1 - My client’s site in its entirety (red line, 1.80ha) and blue
line delineating that part of the site (0.67ha) that could come
forward for development (as an allocation within the VCHAP)
whereby the Station Bungalow with curtilage and wooded area to
the east are retained. The site access point can be moved

eastwards and along Station Road to improve visibility.
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3.0 PART A - Site Assessment — HELAA - Suitability,
Availability, Achievability (including viability)

Suitability
3.1 The combined settlements of Forncett St Peter & Forncett St Mary are

identified as a ‘village cluster’ in respect of the consultation draft VCHAP.

3.2 The Village Clusters are considered to be ‘suitable’ or ‘sustainable’ locations
for new residential development to meet a proportionate amount of the
housing need of the sub-region, and South Norfolk specifically.
Consequently, the overarching strategic planning document, the GNLP,
provides for 1,200 new homes to be allocated across all of the Village
Clusters up to 2038.

3.3 To assess the ‘suitability’ of specific sites for inclusion within the HELAA
‘capacity assessment’ and ultimately the VCHAP (and subsequent reviews
of the VCHAP itself), the HELAA methodology (2016) document prescribes
a red, , green (RAG) approach to assessing various types of
‘constraints’ on a site’s deliverability in addition to potential ‘impacts’

arising.

3.4 Parker Planning undertook their own RAG assessment in accordance with
the HELAA Methodology Document (2016) that demonstrated the suitability
of our clients’ site for inclusion within the HELAA housing capacity
assessment and as an allocation within the context of the VCHAP (or any

subsequent review).

3.5 It is not the intention of this statement to simply repeat the information
provided within the context of the Reg. 18 response here. Rather, this
section will consider SNDC’s own assessment of the site that followed the

sites submission to the Council in the summer of 2021 (see appendix B).

Potential Site Constraints

3.6 Access to site - NCC (Highways) have identified site access as a ‘red’ and
that it is ‘unlikely’ that satisfactory visibility could be achieved (Appendix .
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B). As identified within the context of our 2021 CFS submission,

there is the possibility that the site access can be moved eastwards and
along Station Road to improve visibility. Further dialogue with NCC
(Highways) should be sought on this matter and possibly to include

submission of appropriate visibility splay drawings.

3.7 Furthermore, NCC (Highways) identify that there is no footway to the
catchment primary school. However, my clients’ site is not unique in this
respect, with proposed allocations featured within the VCHAP also lacking

existing and continuous footways from the site to key services and facilities.

3.8 Access to Local Services and facilities - Our client’s site is well related
to both Forncett St Mary and Forncett St Peter and the services and facilities

available within the cluster and including school and village hall.

3.9 Furthermore, my client’s site is extremely well related to higher order
settlements including Tacolnestone and Forncett End, (Service Village),
1.75 miles, and Long Stratton, (Key Service Centre), 1.5 miles. There is an
existing bus stop in very close proximity of the site, (within 40m - see fig.
1.1 above), connecting the site with the aforementioned and other ‘higher

order’ settlements. RAG assessment = Green.

3.10 Utilities Capacity - Although predominantly ‘greenfield’, the site relates
well to existing development including the Hunts Mead on the opposite side
of Station Road. There is no evidence to suggest that utilities capacity will
be a constraint, albeit the Environment Agency consider that mains foul
water drainage capacity will require further ‘consideration’ in liaison with

AWS (appendix B). RAG assessment = Green.

3.11 Utilities infrastructure - Again, although predominantly ‘greenfield’, the
site relates well to the existing development/utility infrastructure including
Hunts Mead. Again, there is no evidence to suggest that utilities

infrastructure will be a constraint. RAG assessment = Green.

3.12 Contamination - There is no indication that my client’s site, that is
predominantly ‘greenfield’, has contamination issues or has been subject to

any (previous) contaminating land-uses. There are no known potential
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ground stability issues either. RAG assessment = Green.

3.13 Flood Risk - The Lead Local Flood Authority (LLFA) have identified
(appendix B) that surface water flood risk, whilst not precluding
development, is likely to require mitigation. This might be in the form of
SuDS at the design stage. Furthermore, the LLFA identify that a large area
of the site is unaffected by flood risk and has the potential to be developed.

3.14 Whilst it is considered that the access to the site might be affected by
flooding issue, it has already been identified that the access can be moved

outside of any high-risk area. RAG assessment = Green.

3.15 Coastal Change - This site is located some distance from the coast and is
not associated with any Coastal Hazard Zone(s) or similar. RAG

assessment = Green.

3.16 Market Attractiveness - This is an extremely popular place to live with a
demonstrable need for both market and affordable homes. Our client can
confirm that development is viable. Furthermore, A Community
Infrastructure Charge (CIL) is levied in the ‘Village Cluster’ which would
suggest that development in this location must be viable. RAG assessment

= Green.

Potential Site Impacts

3.17 SNDC’s own assessment (Appendix B, landscape) identifies that the
developable area of the site is ‘contained’ and as such development would
have very little impact on the wider landscape providing the wood and trees

are retained.

3.18 SNDC’s assessment (appendix B, townscape) similarly finds that the
developable area is contained and there are existing dwellings to the south

where Hunts Mead has created a cul-de-sac.

3.19 Biodiversity and geodiversity - There are no known biodiversity or
geodiversity interests that will preclude development on the site.
Furthermore, the NCC (Ecologist) has assessed this potential impact as
‘green’ albeit development of the woodland ought to be avoided, (see

appendix B). RAG assessment = Green.
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3.20 Historic environment - NCC’s Historic Environment Service
(HES) have found that there are no nearby heritage assets affected, the

closest being some approx.150m away (see appendix B).

3.21 The HES also identify that the railway line is a Site of Archaeological Interest
although this does not form part of the proposed allocation/developable

area. RAG assessment = Green.

3.22 Open Space - The site is not the subject of any ‘open space’ designation(s).
Appropriate and accessible open space will be provided on site, the quantum
of which will be agreed with the LPA in due course. In addition, were the
site to be allocated, my client would be agreeable to making the wooded

area to the east of the site publicly accessible. RAG assessment = Green.

3.23 Transport and Roads - My client’s site is extremely accessible via the
existing road network. Furthermore, the Government’s CrashMap data
(online resource) finds that there have been no reported accidents in the
vicinity of the site access in the last 10 years (see appendix D). The SNDC
assessment (appendix B) identifies that there is a road link to Long Stratton

and consequently through to the A140. RAG assessment = Green.

3.24 Compatibility with neighbouring uses - The proposed development will
be entirely compatible with the neighbouring land uses. There is existing
residential development to the south and west of the site including the
recent Hunts Mead housing estate (see fig. 1.1 above). RAG assessment

= Green.

3.25 The overall assessment of the council (Appendix B) is that the site is
considered an ‘unreasonable’ option for development. However, issues
identified by the SNDC (flood risk and highways in particular) are capable
of mitigation and following further dialogue with the responsible authorities,
namely NCC (Highways), the EA and AWS.

3.26 The above ‘suitability’ criteria are just one element of the assessment for
the HELAA. In addition to establishing whether sites are potentially suitable
for development, sites are also assessed in terms of whether they are

‘available’ for development and whether they are ‘achievable’.
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Availability

3.27 A site will normally be considered available by the Council and within the
context of the HELAA/VCHAP if it is in the ownership of a developer or
landowner who has expressed and intention to develop or sell the land for
development. Site SN5027 remains under the control of landowners who are

actively promoting the site for development within the emerging VCHAP

process.

3.28 A site will be considered achievable within the context of the HELAA/VCHAP
where there is a reasonable prospect that development will occur on the
site at a point in time. A key determinant of this will be economic viability
of the site. This will be influenced by the market attractiveness of a site, its
location in respect of property markets and any abnormal constraints on the

site.

3.29 It is considered that development on this site remains viable, being in an
area with considerable demand for both market and affordable dwellings
(including self-build). Indeed, the Community Infrastructure Levy (CIL) is
applied to new developments with the Village Cluster, which in itself proves

that development must be viable.

3.30 Furthermore, there remain no abnormal constraints pertaining to the site

that would require mitigation and that might otherwise impact on viability.
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4.0 Part B - Regulation 19 - Test of soundness

considerations

4.1 Para. 35 of the NPPF identifies how Local plans and spatial development
strategies are examined to assess whether they have been prepared in
accordance with legal and procedural requirements, and whether they are

sound. Plans are considered ‘sound’ if they are:

a) Positively prepared - providing a strategy which, as a minimum,
seeks to meet the area’s objectively assessed needs and is informed by
agreements with other authorities, so that unmet need from
neighbouring areas is accommodated where it is practical to do so and
is consistent with achieving sustainable development,

b) Justified - an appropriate strategy, taking into account the reasonable
alternatives, and based on proportionate evidence,

c) Effective - deliverable over the plan period, and based on effective
joint working on cross-boundary strategic matters that have been dealt
with rather than deferred, as evidenced by the statement of common
ground and,

d) Consistent with national policy - enabling the delivery of sustainable

development in accordance with the policies in this Framework.

4.2 Following appropriate assessment of all ‘known’ sites in and around the
‘Village Cluster’ within the context of (among other) the Housing and
Economic Land Availability Assessment (HELAA) and Sustainability Appraisal

(SA/SEA) processes, no sites have been identified as proposed allocations.

4.3 Itis the HELAA and SA/SEA process that should determine the most suitable
sites(s) for allocation. The HELAA assessment (Part A above) would suggest
that my clients’ site would be suitable for development, possibly subject to

mitigation measures in respect of highways and flooding.

4.4 Para. 5.4.4. of the SA/SEA (AECOM, 2023) finds that village clusters with
only ‘rejected’ sites are not reviewed, i.e., no further consideration is given
to the option of allocating one or more of the sites. However, footnote 8 to
para. 5.5.4. identifies that Village clusters not discussed below, but with
better accessibility credentials are: Forncett St Mary and Forncett St Peter

© Copyright Parker Planning Services www.parkerplanningservices.co.uk
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(in fairly close proximity to Long Stratton, albeit via rural lanes).

Indeed, my clients’ site lies closer to the ‘higher order’ settlement of Long
Stratton than the proposed settlement limits of either Forncett St Peter or
Forncett St Mary.

4.5 Furthermore, The SA/SEA of the VCHAP finds my client’s site performing
equally well if not ‘better’ against the topics/objectives than the other sites
considered yet rejected for the Village Cluster (see table 1.1 below). This is
despite the fact that my clients’ site is isolated from the aforementioned
and currently proposed settlement limits or Forncett St Mary and Forncett
St Peter.

Village cluster

Consarvation area
G2* listed bullding

2
E
F
3
2
3

Agricultural land
Priority habitat
G2 listed bullding
Flood Zone 2
Surface water
Primary school
Secondary school
GP surgery

Broads NP

Forncett St Mary and

Forncett St Peter Forncett - SN1002 - Forncett St Peter

Forncett - SN0089 - Land South Of Common Road

Forncett - SN1040 - Land At Mill Road/Overwood Ln/Gilderswoo
Forncett - SN1039SL - Kilamay Farm, Wash Lane

Forncett St Mary - SNOS99REV - Four Seasons Nursery, St Mary
Forncett St Mary - SN2028 - Low Road

Forncett St Mary - SN0429SL - Land Off Spicers Lane

Forncett St Peter - SN5027 - Land Nth Station Road

Forncett St Peter - SN0094 - Land North Norwich Road (B1113)
Forncett St Peter - SN2058 - Tawny Farm, Forncett St Peter

Table 1.1 - 'Performance’ of my clients’ site compared with other
'rejected’ sites in the Village Cluster, (SA/SEA, AECOM, 2023).

4.6 We contend that our client’s site (reference SN2118) should be allocated as
part of the emerging GNLP to ensure that it meets the tests of soundness
and Framework in the following regards:

e Positively prepared - Provides an appropriate growth strategy for
the Forncett St. Mary and Forncett St Mary Village Cluster, (and the
wider VCHAP area) that meets objectively assessed needs. The NPPF
(2021, para. 23), is clear insofar as Strategic policies should provide
a clear strategy for bringing sufficient land forward, and at a sufficient
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rate, to address objectively assessed needs over the plan

period, in line with the presumption in favour of sustainable
development. This should include planning for and allocating sufficient
sites to deliver the strategic priorities of the area.

e Justified - Provides an appropriate strategy that is commensurate
with this Village Cluster’s status in the ‘Spatial Strategy’ and takes
into account a site that is ‘suitable’ (sustainable) as evidenced by the
VCHAP’s supporting documentation.

o Effective - Ensuring the VCHAP includes a site allocation for this
Village Cluster that is demonstrably deliverable within the plan period.
In order to be genuinely plan-led (NPPF, para. 15) and ensure that
the VCHAP is effective, the Council should seek additional allocations
now through the plan-making process to provide an additional supply
buffer. Additional allocations will also ensure the plan is ‘positively
prepared’ to meet identified housing needs including any unmet needs
of the Greater Norwich sub-region more generally.

e Consistent with national policy - Meeting the ‘tests’ of the
Framework insofar as plan-making is concerned including the

requirements that plans are positively prepared.
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5.0 Contribution to VCHAP Objectives

SNVC Objective 1 - Meeting housing needs

5.1 My clients’ site would potentially provide opportunities for 'self-builds' as an

allocation thus contributing to this objective.

5.2 Para. 62 of the NPPF (2021) finds that the size, type and tenure of housing
needed for different groups in the community should be assessed and
reflected in planning policies (including, but not limited to, those who
require affordable housing, families with children, older people, students,
people with disabilities, service families, travellers, people who rent their

homes and people wishing to commission or build their own homes).
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6.0 Concluding Remarks

6.1 For the reasons outlined within this Statement, my clients’ site (SN5027) is
considered suitable, available and achievable.

6.2 To ensure that the strategy for this Village Cluster is commensurate with
this its position in the spatial hierarchy and to ensure that the VCHAP, in
more general terms, meets the tests of ‘soundness’, my clients’ site should
be allocated for development for up-to 20 residential (possibly self-build)

units.

6.3 Furthermore, we kindly request that our client’s site is assessed within the
context of the HELAA as and when this key Local Plan evidence base next
document is updated and in view of the information provided within this
Statement. It is this document will inform site selection for reviews of the
VCHAP in due course.

6.4 Parker Planning Services would like to be kept up to date with the progress
of the VCHAP and reserve the right to participate in the forthcoming
Examination Hearings. For further information, or to discuss, please contact
Magnus Magnusson on 01284 336119 or

magnus@parkerplanningservices.co.uk.
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Appendix A - Forncett St. Peter & Forncett St. Mary
Reg. 19 Policy Maps
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Appendix B — New, Revised & Amended Site
Assessment Forms (Forncett St Peter & Forncett St Mary,
SNDC, December 2022).

Forncett St Mary & Forncett St Peter
Village Cluster
Site Assessment Forms

New, Revised & Amended Sites
December 2022

Contents
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SN Village Clustess D - Site Form

Part 1 - Site Details

Detall IComments
Site Reference SN5027
Site address Land north of Station Road, Forncett St Poter

Current planning status Dutside development boundary

{including previous planning
policy status)
Planning History Variows ] for Station bungal
Site to south:
2011/0016 Removaf of OF Depot and redevelopment for 17
lings Outline appeoved. 2014/0230 Reserved matters 3
Site size, hectares [as Up 0 1.80ha with 0.67ha for residential and remaining as public
promoted) lopen space/wocatand
Promoted Site Use, Allocated ste
(a) Allocated site
(b} St extension
Promotad Site Density 45 dwellings at 25dph on 1.80ha
{If known 17 dwellings at 25doh on0.67ha
assume 25 dwellings/ha)

Greanfield/ Brownfield Greenfield

Part 2. Absclute Constraints

ABSOLUTE ON-SITE CONSTRAINTS (If ‘yes' to any of the below, the ste mill be excluded from further

assessment)

s the site lecsted in, or does | Response

the site include:

SPA, SAC, SS51, Ramsar No

Natiora| Naturo Reserve No

Ancert Woodiand No

Flood Risk Zane 3b No

3

% the site | in, or does =
the site include:
Scheduled Ancient No
Monument

Locally Designated Green No
[ Space
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Part 3. Sultability Assessment
HELAA Scove:

The RED/ AMBER/ GREEN score in the HELAA Score column below is based upon the
assessment citerla set out in Appendix A of the “Norfolk Housing and Economic Land
2 (uly 2018)"

Site Score:

Where a HELAA Assessment has indicated either 3 RED or AMEER score, has the proenater of the
site vy supp g evid to Indicate that the issues can be overcome [e.g., 3 Flood
Risk Assessment, Contaminated Land Survey, Ecoiogical Survey)? If yes, and if appropriate, note
any changes to the HELAA score in the Site Score column. Additional criteria have been included
wnder ‘Access bty to local services and faciities” and ‘Landscape’, which need to be reflected in
the Sto

Score.

(Please note baxes fifled with grey shoold not be completed)

SUITABILITY ASSESSMENT
Constraint HELAA Score | Comments Site Score
(R/ A/ G) R/ A/G)
Access o the site Amber There is an exsting access to service |Red

the site. Promoter has suggested
that, shouid it be necessary, 3 new
access point can be created further
eastwards along Station Road. This
could improve visiity given the
access as existing 15 in relatively
close praximity of 3 bend In the
highway.

NCC Highways - Red. Uniikely to be
able to achieve satisfactory visibility
Gue to road aignment. Network
poor alignment ad) to site, forward
vis concern, no foatway to
catchment primary school
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GNLP Reg. 19 VCHAP Consultation Response parker
planning

Land north of Station Road, Forncett St Peter, NR16 1JA, (SN5027) Sl

Constraint HELAA Score | Comments She Score
(R/ A/ G) R/ AfG)
Accessibisty to local Amber Primary School; 1,700m N/A
services and
faciitios Long Stratton;
Manor Field Infants; 2,700m
fort 1: High School; 2,600m
o Primary School Medical practice; 2,200m
o Secondary school
o Local healthcare Bus stop located S50m along Station
wrvices Road. Sus service I (Konect): runs to
© Fetal services Diss to Norwich 4/5 times 6 days a
© Local emgployment week.
opportunities
© Peak-teme public
transport
N/A Forncett Village Hak, 1,600m Green
Port 2 Long Stratton Leisure Centre; 2,300m
Part 1 fachties, phus
o Vilage/
community hall
© Fublic house/ café
< Preschoo!
facilties
o Formal sports)
recreation
faciities
Utilities Capacity Red Promoter states that there Is no Amber
evidence to suggest that utiities
capacity will be 3 constraint.
Enviranment Agency: Amber,
Mains Foul dralnage goes to
Forncett St Peter WRC - this serves
83 people and we da not have any
measured flow Information for .
Permitted Dry Weather Fiow {DWF)
data & recorded as 31.3 m3/day.
This equates 10 around 50 howses in
total, so this WRC would likely have
limited capacity as aiready serves 93
people. Further consideration would
need undertaking in 1iaison with
AWS.
Wtilities Infrastructure | Amber P that Amber
will need to be made for utdties
infrastructure and given the
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Constraint HELAA Score | Comments Site Score
R/ A/ G) R/ A/ G)

predominantly greenfieid nature of
the site, such utiities are readily

avallabie and given the prosamity of
existing development that inchudes
the recent Hunts Mead residential
deveiopment oppasite.
Better Broadband N/A Avallable to some or all Green
for Norfolk and no further upgrade planned via
EBMN.
entified N/A Not within identified cable route o | Green
ORSTED Cable sbstation location.
Raute
Cantamination Amber No known ground stabillty issues. Amber
& groond Variety of existing uses -~ may neod
stabilny Investigation.
Flood Risk Red Flood Zone 1 Red

Surface Water Flood Risk 1:30 High
Risk running straight through the
open, developabie part of the site.

LLiFA~ Amber. Surface water flood
risk, would not prevent
development but wousd need
significant mitigation. The ste &
affocted by menor flowpath in the
3.33% AEP event and minor/
moderate flow path in the 0.1%
AEP event. The flow path cuts the
ste southeast-west. Flow lines
Incicate this flood water flows west
off of the site. This needs to be

c ed in the site

Afarge arca of the site &
uraffected by flood risk and has
the potential to be developed.

Any water leading from off-site to
onsite should be considered as
part of any drainage strategy for
the she.

EA mapping inchicates high water
depth in the flow path.

Access to the site may be afected

7
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Land north of Station Road, Forncett St Peter, NR16 1JA, (SN5027) Sl

Constraint HELAA Score | Comments Site Score
R/ A/ G) (R/ A/ G)
by the on-site and off-site ficod
risk.
mpact HELAA Score Comments Site Score
R/ A/ G) R/ A/ G)
SN Landscape Type N/A Tributacy Farmiand N/A
{Lond tse
Consultants 2001) Rural River Valley adjacent to
north-west Jong ralaay line
Rural River Valiey
Tributary Farmlang
Tributary Farmianc
with Packiand
Settled Plateay
Farmiand
Valley Urban Fringe
Fringe Farmiand
SN Landscape N/A B1 ~ Tas Tributary Farmiana N/A
Character Area (Land
Use Consultonts Al-Tas Rural River Valley adjacent
2001) to north-west along railway lne.
Agricuitural Land o
Non-agrioftural use
wverat ureen 1 NG QEWSOPADIE areas of the sae ae | Lreen
Landscapo cantained and would have very |ittle
Aszessment imgact on the wider landscape
providing the wood and trees are
retained.
Townscape Green The d areasc Amber
and there are dwellings to the south
where Hunts Mead has created a
cub-de-sac. However this site would
extend to the north of Formcett Road
and would 3dd to development in a
location that Is completely segarated
from the main part of any
sattiement.
Blodiversity Amber The padiock area has relatively low | Amber
o hahitat uakisa haing snlaly grace han it
Geodiversity does form a ink between the
wooded area and hedge lines
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impact HELAA Score | Comments Site Score
R/A/G) R/ A/ G}
susrounding. Would require
Investigation.

NCC Ecologst: Green.

Avoid development in woodland
(not identified as priority habitats).
5551 IRZ - allacation of 43 houses falls
below threshald for consuttation for
residentiad/ rural residential,

Envronment Agency: Forncett St
Peter WRC discharges to the Tas, a
tributary of the River Yare This
river & Medy to be In the Nutrient
Neutralty area, where off-setting
of development &s required for
development to protect the
European sites of Yare Sroads &
Marshes.

Historic Environment Green No nearby heritage assets affected, Green
dosest s approx.150m away.

The radway line is a Ske of
Archaeological interest.

HES - Amber
Open Space Green No Green
Transport and Roads Amber There ks 3 road Bnk to Long Stratton | Red
and conseguently through to the
Alan

Station Road has bus stops however
pedestrian access In efther direction
Is dangeraus, no footpath and uniit.
No safe route to school.

NCC Highways ~ Red. Unlikedy to be
able to achieve satisfactory visibility
due to road aignment. Network
poor alignment ady to site, forward
vis concern, no footway to

catchment primary schook
9
mpact HELAA Score | Comments Site Score
R/ A/ G) R/ A/ G)
Neighbouring Groen Residential and agricultural. Green
Land Uses Rallway boe along entire narth-west
boundary.
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Part & . Site Vesit

Site Visit Observations Comments Site Score
{8ased on Google Stroat View R/ A/G)
Images dated Apeil 2021)
Impact an Hstonc Envioament No impact on historic emdranment. | N/A
and townscape ! 1 s acknowledged that there has
been rel y recent o
opposite at Hunts Mead but thes was
2 brownfeld site ancd was
considered an improvement on the
previous ol depot. This ske &
different and, in tawnscape terms, it
would represent 3 consolidation of
L inthis
focation.
& safe access achievable Into the site? | Two ewsting accesses, ane to the NA
Any additional highways absenations? | bungalow and ane further north
st to the area of grassed and.
Soth on the outsice of 3 severe
bend and would require Highway
Authority consult.
No paths or streetiights and access
by foot to any fachities would be
dangerous.
Existing tand use? (including Past residential; Statico Bungalow, | N/A
patential part wooded, part open grassiand
redevelopment/demolition issues) {pasturefand),
What are the neighbouring land Residential, woodland, railway, NA
wes and are these compatibie? Would the ralway restrict
{impact of develcpment of the site development n dose prostmity?
and on the site)
What is the topography of the ste? Level with a siight slope south-north | N/A
(e any sgnificant changes In levels) and uo fram the road access.
What are the site boundaries? Native hedge to frontage, tree belt | N/&
{e.§ troes, hodgerows, exsting 10 rear and wooded area to north-
development) east.
Landscaping and Ecology ~ are thera Significant habitat with adjacent N/A
any sigreficant troes/ hodgerows/ weoded asea and hedges. Also pond
ditzhes/ ponds etc on or adjacent to in relativedy close proximity to
the site? south, would need Ecologst advice

11
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Site Visit Observations Comments Site Score
{Based on Google Stroet View R/ A/G)
lmages datwd April 2021)
Utilities and Contaminated Land ~ Telephone ine across part of NA
s there any of 3 frontage
infrastructure or contamination on
/ adjacent to the site? (e g.
opeines, tekgraph poles)
of the views [a) into the Minimal views from roadside but N/A
ste and (b) out of the site and atherwise no long views as site |s
hucling impact on the landscaps d ty woodland, radway and
culsting dweling.
Initial sito visit conchesion (NB: this is | Only part of the total site identified | Red
an initsal observation only for would be developabie for
ioforming the overall assessment of 3 residential, the wooded area would
ste and does not determine that 3 have to remain, as would the tree
ste s sutable for development) helt dang the ralwary.
However, aithough there are
facikties in Long Stratton and
Forncett St Peter, these are not
accessible by foot given the lack of
foctpath and dangerous road
conditions. This would be
o inan
location.

Pant 5 - Local Plan Designations

Local Plan Designations, inchuding those in Neighbourhood Plans, should be noted In the tabie
below {excluding Open Countryside which will apply to all Stes promoted outside the
Devefopment Limits).

Local Plan Designations (UNIFORM| Comments Site Score
R/ &/ G)
None N/A
N/A
N/A
Conchusion Development of the site does not Groen
confict with any existing or propased
and use desgnations.
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Part 6 - Avallability and Achievability

AVAILABILITY ASSESSMENT (I laison
with Rnoowners)

& the site in private/ public ownership?

Private

& the site currently being marketed?
(AU il imetiun Lo Ly exbaded

25 appropriate)

Site Score
R/ A/G)

N/A

When might the ste be avallable

for development? [Tick as
3ppropriate)

mmediately
Within 5 years
5~ 10 years
10~ 15 years
15.20 years

Comments:

NA

ACHIEVABIUTY |In llason with
andowners, and induding viability}

Comments

Site Score
(R/A/G)

Evidence submitted to support
ste deiverabity? (Yes/ No)
(Additional information to be
inchsded 25 appropriate)

Promater states that the site ks
viable, no evidence scbmitted.

Amber

Are onsite/ off site improvements
Hhaty 10 be required If the st is
d? (e.g. piwysical, ¢ wEy,

=]

Passible open space, access
Improvements.

Amber

Has the site promoter cond| d thae
the deitvery of the required affordable
housing contridution s viable?

F indicated that it would be
provided, no evidence to support
vishiity.

Amber

Are there any associated public

Would be wiling ta make the

o d as part of deli
of the site?

d area to the north/east of
the site accessible to the public on
allocation,

14
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Part 7 . Conclusion
Suitability

The site s of 2 le size for The Highwarys Auth and LLFA have identified issues
with the development of the ste. In addition, the Environmental Agency has ako flagged issues with
Forncett 5t Peter WRC discharging into the Tas, a tributary of the River Yare.

Site Visit Observations

Ondy part of the site identified would be pable for the ded area would have to
remain, as would the tree belt along the rallway. However, although there are facities in Long
Stratton and Fomeett St Peter, these are not sccessible by foot given the lack of footpath and
dangerows road conditions. This would be develop inan

Local Plan Designations

Cutside development boundary. Located within Trbutary Farmband, Rural River Valley adacent to
naorth-west along ralway line.

Avaitabifity

The site & promoted by an Agent an behalf of the L and appears avallable based on the
Information provided

Achievabity
No further constraints identified.

OVERALL CONCLUSION:

The site & considered an UNREASONABLE cption for development. The site is heavily constrained by
highways; the sie is unable to achieve satisfactoey visibility due to the existing road akgnment. In
the g road i poor where the adjacent road aignmaent to site would
result i forward vesibility which is by no fox y ta catch primary
school. With rogards to surface water ficod risk, the LLFA have aiso hignisghted that whist the
known flood ssues would not prevent development, they would need significant mitigation. It has
also been noted that the access to the site may be affected by the on-site and off-site fiood risk.

Preferred Site:
Reasonable Alternative:
Rejectod: Yes

Date Completed: 27/04/2022
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