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Creeesmmay

This site on the south side of Caistor Lane, Caistor St Edmund is being promoted as a strategic
housing site delivering circa. 99 dwellings. The site has been previously promoted through the
emerging Greater Norwich Local Plan and assigned the reference GNLP0491. The promoted
scheme is further designed to enable the delivery of some 3ha of new green infrastructure to
meet existing public open space deficiencies in this part of the Norwich Policy Area.

Part of the land promoted already benefits from an extant planning permission (South Norfolk
Council reference 2014/1302/0) for 16 no new dwellings. In allowing the appeal the Planning
Inspector found that “...there would be no harm to the character and appearance of the area...
from residential development and that “...the proposal would satisfy the environmental
dimension of sustainable development.” This appeal decision (PINS reference
APP/L2630/W/15/3039128) is contained in Appendix F of this submission document for
information purposes. As such it is logical and entirely appropriate to allocate the GNLP0491 site
for further residential development to meet planned housing requirements within the Norwich
Policy Area.

»

The site is located on the northern edge of the wider Framingham Earl/Caistor St Edmund/Upper
Stoke/Poringland urban area that is within the Norwich Policy Area. The expanded and linked
villages have been a focus for major housing growth in South Norfolk Council area over recent
years. This part of the Norwich Policy Area is particularly sensitive due to the proximity of The
Broads. Specific parts of The Broads are designated Site of Special Scientific Interest, Special
Protection Area, Environmentally Sensitive Area, National Nature Reserve and Ramsar. The green
space being delivered over-and-above normal requirements is sufficiently large to be attractive to
for informal play and dog-walking to act as an alternative to visiting more sensitive sites including
The Broads.

The scheme proposed is highly sustainable as it will deliver net environmental gains for nature as
well as improving public health and community wellbeing within the Framingham Earl/Caistor St
Edmund/Upper Stoke/Poringland urban area.




Lanproy
2 Stemmotucton saDeserpion

The site promoted has already been submitted to the previous call-for-sites process and has been
assigned the reference GNLP0491. The site is some 10 ha in area and is located south of Caistor
Lane on the northern edge of the urban area comprising the linked villages of Framingham Earl,
Caistor St Edmund, Upper Stoke and Poringland. As such the site is sustainably located with good
access to existing shops and services. A Location Plan showing the location of the site is contained
within Appendix B of this document.

The land is controlled by Glavenhill and is immediately available/deliverable to meet planned
housing targets and to address existing acknowledged shortfalls in accessible public open space
within this part of the Norwich Policy Area.

This site is being promoted for circa. 99 new dwellings, including affordable housing, and a large
area of permanent green infrastructure laid-out and planted as recreational open space. This 3ha
area of new green infrastructure can be delivered early in the Local Plan period to offset current
development pressures in Caistor St Edmund, Poringland, Hethersett and Wymondham on The
Broads.

The site is in close proximity and a short walk-time of the Key Service Centre of Poringland and
Framingham Earl. The surrounding area contains a wide range of community facilities, including a
primary and secondary schools, village halls and a community centre, GP surgeries, dentist
surgery, post office, library, public houses, a variety of other shops and services and a regular bus
service into the City of Norwich. The quantum of housing and green infrastructure proposed is
considered appropriate to the surrounding urban area.

Although the extra public open space proposed in this instance would constitute an abnormal cost
in scheme delivery terms, the full cost of laying-out the space and supplying and maintaining any
play equipment required has been factored into the business plan.

The scheme has been devised having regard to planning guidance contained in the National
Planning Policy Framework (NPPF). This development will provide social gain through increased
recreation opportunities which will lead to community development and social inclusion. The
scheme will also deliver net environmental gains for nature and improve existing and future
residents’ quality of life.

The NPPG is very clear that green infrastructure is vitally important to the delivery of high quality
sustainable development. In this instance the additional green infrastructure will improve public
health and community wellbeing within the local area. In addition, the proposals will deliver
wider environmental improvements; new opportunities for recreation and exercise to delivering
mental and physical health benefits.

An indicative layout plan showing how the housing and green spaces areas could be laid-out and
accommodated with the site is contained in Appendix C of this document. The access designs for
the site showing the relevant geometry are also contained within Appendix D of this document.
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An opportunity exists to meet housing needs within the Norwich Policy Area. This area remains
the focus for sustainable development within Norwich, Broadland and South Norfolk Council
areas.

The site is well related to existing services and facilities in the City of Norwich and extended hours
public transport access to the site is excellent.

The opportunity exists to immediately deliver a large amount of housing to meet unmet housing
and a new 3ha area of permanent public open space for recreation and play. This additional open
space will go some way to meeting existing shortfalls in an accessible location within the Norwich
Policy Area.

The mixed-use scheme proposed will also help to reduce visitor pressures on The Broads.
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**answer/delete when appropriate

Section 3 — The Vision and Objectives for Greater Norwich
1. Do you agree with the draft version and objectives for the plan below?

Yes, we broadly agree with the vision and objectives for Greater Norwich to 2036 as set out at
Figure 1, subject to our more detailed representations on specific issues below.

Section 4 — The Strategy

Delivering jobs, homes and infrastructure

2. Do you support the broad strategic approach to delivering jobs, homes
and infrastructure set out in paragraphs 4.1-4.7?

The Greater Norwich Local Plan is an opportunity to make the wider Norwich area a hub for
investment, commercial activity and high- quality place making, which will be of benefit to all who
live and work there, building on the significant existing attributes.

We welcome the joint working of the different authorities, who will lead the planning process for
this Plan, in our view to take the required strategic view essential to the future prosperity of the
Greater Norwich area.

There is a recognition in the Regulation 18 consultation of the positive attributes of the Greater
Norwich area, which are supported. However, to ensure a bright and prosperous future an
ambitious strategy is essential, which also respects existing key characteristics.

We have serious concerns regarding the calculation of the overall housing requirement for the
plan period as set out in our answer to question 4 below. The favoured option must be to deliver
forecast jobs growth plus additional growth. We are of the view that a realistic assessment of the
requirement would lead to a figure of between 11,000-14,000 homes in order to deliver City Deal
jobs growth aspirations.

It is our submission that a new settlement in the Cambridge-Norwich Tech Corridor is the best
way to help bring forward the objectives contained within the GNLP. We believe that the topic
paper and the text at 4.58 to 4.63 has failed to understand the benefits of such an approach. The
barriers identified in this text, such as infrastructure delivery, should not be seen as prohibitive, as
planned new settlements can create certainty for income streams and patient investment, to
secure the required infrastructure and wider improvements.

A new settlement needs to sit alongside a range of smaller sites to be apportioned and located as
set out in our response to question 9 to ensure a choice of sustainable sites and to facilitate
delivery of required housing numbers within the plan period.

Job Targets
3. Which option do you support for jobs growth? (refers to options on
pg.28)
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There is a recognition in the Regulation 18 consultation of the positive attributes of the Greater
Norwich area, which are supported, however to ensure a bright and prosperous future an
ambitious strategy is essential, which also respects existing key characteristics.

The Greater Norwich Local Plan is an opportunity to make the wider Norwich area a hub for
investment, commercial activity and high-quality place making, which will be of benefit to all who
live and work there, building on the significant existing attributes.

The favoured option must, therefore, be to deliver forecast jobs growth plus additional growth
(Option JT1).

Calculating the Housing Numbers for the Plan

4. Do you agree that the OAN for 2017-2036 is around 39,000 homes?

The GNDP’s 2016 call for sites consultation considered that sites for around 12,000 new homes
were needed. It is surprising that this has reduced so significantly to 7200 for this round of
consultation. We are very doubtful that this figure is sufficient to meet the housing requirement
for Greater Norwich for the period to 2036.

At this point in time we do not support the use of the Government’s proposed methodology for
the calculation of OAN as set out in the consultation paper ‘Planning for the Right Homes in the
Right Places’. This is still at the consultation stage and has been subject to a significant number of
representations objecting to various aspects of the proposed calculation e.g. from the Planning
Officers Society, Homebuilders Federation and the RTPl. One of the many failings of the proposed
methodology is the absence of consideration of economic objectives. There is no certainty that
this methodology will come into effect, either in its current form, or at all and we cannot,
therefore, understand why it is being used at this point in time.

We do not support the figure of 7200 homes arising from the use of the draft Government
methodology for the calculation of housing numbers. Para 4.17 of the Growth Options Document
states that the OAN figure for Greater Norwich is 38,988 dwellings for 2017 - 2036 based upon
this methodology. This figure should be used with caution because it uses figures taken from the
‘Application of proposed formula for assessing housing need, with contextual data’ table that
accompanies the Government Consultation document. This is an indicative assessment of
dwellings per annum need based upon a draft formula for the period 2016-2026, rather than for
the period 2017 -2036. Furthermore, it does not consider economic objectives for the area.

Government draft OAN figure 2017-2036: 38,988

Minus commitments of: 35,665

Sub Total: 3,323
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Plus 10% buffer on 38,988 3899

TOTAL HOUSING REQUIREMENT (2017-2036 as | 7222
contained within Growth Options Document)

The calculation of the OAN should in any event be only a starting point for calculating housing
numbers for the plan. The Government OAN figure does not include the housing necessary to
deliver economic objectives via the City Deal which has been agreed with Central Government in
order to help turn knowledge into growth and 13,000 additional jobs’. Delivery of these objectives
is necessary to ensure that the area is eligible to receive the related Government funding for
infrastructure and business support, enterprise and innovation that is due from this. We consider
that it is important that the City Deal requirements are included as they have already been
committed to and will contribute to the Greater Norwich and wider economy.

Plan makers are entitled to utilise different methods of assessing need to the Government’s draft
methodology and if these produce figures that are higher, the Government proposes that
Inspectors should consider such approaches sound unless there are compelling reasons to
indicate otherwise. Therefore, where it is sensible to propose higher figures based on
employment growth or higher affordable housing needs there is scope to do this and the
“significant contribution” that Government sees the City Deal making “to the recovery and future
growth of the UK economy” (source: Greater Norwich City Deal) is valid justification for this.

Furthermore, paragraph 158 of the NPPF requires that Local Plans ensure that strategies for
housing and employment set out in their plans are integrated and take full account of relevant
market and economic signals. Not to include the City Deal requirements would be a failure to
meet this requirement.

If the City Deal housing requirements are added to the Government OAN figures the housing
requirement for the period 2017-2036 should be as follows:

Government draft OAN figure 2017-2036: 38,988
Minus commitments of: 35,665
Sub Total: 3,323

Plus, City Deal Housing Requirement from 2017 | 8,361
SHMA (SHMA fig:101)
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Subtotal: 11,684

Plus 20% buffer on sub-total (see qu. 6 2337
reasoning below):

TOTAL HOUSING REQUIREMENT (2017-2036): 14,021

We consider that the up to date Strategic Housing Market Assessment June 2017 figures for the
calculation of the housing requirement should be used until the Government’s methodology is
formally put into practice. The SHMA sets out a Policy -on full objectively assessed need for
housing for the period 2015-36 for the Greater Norwich Area of 44,714 including the City Deal
housing requirement (Figure 96: Central Norfolk Strategic Housing Market Assessment 2017). This
would indicate a residual requirement of 10,859 homes 2015-2036 taking into account a 20%
buffer:

Policy-on SHMA OAN figure including City Deal: | 44,714

Minus commitments of: 35,665
Subtotal: 9,049
Plus 20% buffer on sub-total (see qu. 6 1810
reasoning):

TOTAL HOUSING REQUIREMENT (2015-2036): 10,859

Paragraph 5.7 of the SHMA states:

” We would note that in the Central Norfolk SHMA 2015, the potential impact of the City
Deal was considered part of the OAN, but greater clarity now indicates that it is an
aspirational jobs target which should be treated as part of the housing requirement (our
emphasis), not the OAN.”

It is important that the City Deal requirements are not ignored and are included in the final
housing requirement figure as they have already been committed to and will contribute to the

10
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Greater Norwich and wider economy. This should be the case whether the Government or SHMA
OAN methodology is used.

Both scenarios suggest that the housing requirement to 2036 should be significantly higher than
the 7200 homes specified in the Growth Options Document and a figure in the range of 11,000 to
14,000 would be more appropriate.

We note that the Growth Options Document is unclear about the proposed base date of the plan
and we consider that clarity on this is required once the OAN methodology is confirmed.
Rebasing the start date of the Local Plan to 2017, should not be used as an excuse to reduce
previous backlog. Both above methodologies are set to different plan start dates, but both are
intended to take into account previous backlog in assessing the housing requirement going
forward.

We also consider that the deliverability of some of the existing 35,665 commitments may be
questionable and further consideration should be given to this to ensure that it is a robust figure
to use in the calculation of the housing requirement.

5. Do you agree that the plan should provide for a 10% delivery buffer and
allocate additional sites for around 7,200 homes?

The figure of 7200 homes is considered to be too low for the reasons set out above and also
because a 10% delivery buffer is too low. This is particularly the case bearing in mind the track
record of persistent under delivery of housing within the Norwich Policy Area since the adoption
of the current Joint Core Strategy. This has necessitated the addition of a 20% buffer to the
calculation of five-year supply of housing land in the Norwich Policy Area. Whichever of the 6
growth options, or variations on them is finally chosen, it is likely that the vast majority of housing
will be allocated in locations in and around Norwich because this is a sustainable model for future
growth. All the growth options show over 70% of housing to be located within the Norwich Policy
Area. We consider that in order to ensure competition and choice in the availability of housing
land and reduce the future likelihood of lack of 5-year supply, a 20% buffer should be added to
the OAN figures for the purposes of calculating the housing requirement. Windfalls should not be
relied upon to make up any shortfalls. (see question 6 for more information).

6. Do you agree that windfall development should be in addition to the 7,200
homes?

Paragraph 4.24 of the plan states that “based upon current trends and projected future delivery, it
is estimated that an additional supply of up to 5,600 dwellings could be provided during the plan
period on “windfall” sites. This is likely to be an over estimate. Recent trends have been very
much influenced by the lack of 5-year housing land supply within the Norwich Policy Area. If
during the new plan period there is no longer a shortage of 5-year land supply, then the amount
of delivery on windfall sites will be significantly reduced. Windfall development in recent years
has also been dependent upon the availability of unallocated brownfield sites within the city and

11
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other towns becoming available. Due to the emphasis on brownfield development in recent years
it is considered that the availability of this source of windfall is also likely to be reduced during the
future plan period. There should not be any reliance placed upon significant amounts of windfall
coming forward within the plan period to deliver the required housing numbers. Windfall should
be in addition to the final housing requirement number chosen.

Delivering Infrastructure

7. Arethere any infrastructure requirements needed to support the overall
scale of growth?

Inevitably with any significant housing and employment growth there will be supporting
infrastructure requirements. It is essential that these are properly planned for at the outset. We
consider that further strategic green infrastructure is required in accessible locations to meet
existing deficiencies and to reduce the impact of planned new development on The Broads.

How should Greater Norwich grow?
Existing Housing Commitment

8. Is there any evidence that the existing housing commitment will not be
delivered by 20367

The existing housing commitment, which comprises allocations in the Joint Core Strategy (JCS) and
sites with planning permission, is substantial at 35,665 homes. There has been a track record of
persistent under delivery of housing within the Norwich Policy Area since the adoption of the
current JCS. This has necessitated the addition of a 20% buffer to the calculation of five-year
supply of housing land in the Norwich Policy Area. Although at this stage we are not putting
forward evidence that the commitment will not be delivered by 2036, we do believe that it should
be treated with caution and it is therefore essential that an adequate buffer is added to the
housing requirement figure in order to mitigate both under delivery of the commitment and of
new allocations.

The Growth Options (options on pg.39-40)

9. Which alternative or alternatives do you favour?

We broadly support Option 3 ‘Supporting the Cambridge to Norwich Hi-Tech Corridor’ with some
variations. These variations relate to the overall level of housing proposed, which we consider
should be within the region of 11,000 — 14,000 new homes rather than the 7200 set out within
the Growth Options Document. The reasons for the additional requirement are set out in our
answers to questions 4-6 above.

In order to accommodate the additional numbers, Growth Option 3 should be amended as
follows:

e Provision of circa — 2000 units to a new settlement within the plan period (more to follow
post 2036)

12
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e Allocation of additional brownfield sites within Norwich City if available options can be
identified.

e Allocation of additional no’s (circa 1000 units) to the north-east on smaller sites to
provide short term delivery in this area to supplement larger growth triangle sites where
delivery rates have been slow to date and to help provide City Deal housing requirement
in association with employment growth around the airport.

e Any remaining requirement to be split proportionally between other locations identified
under option 3.

The reasons why we consider Option 3 ‘Supporting the Cambridge to Norwich Hi-Tech Corridor’
(as amended) to be the best option for future growth to 2036 are as follows:

1. This option would ensure that the proposed housing growth is closely alighed with the
ambitions of the New Anglia LEP Strategic Economic Plan which aims to deliver economic
growth in identified Growth locations including Greater Norwich to build on the City Deal
and within the Al1 corridor. These locations are identified in the Strategic Economic Plan
because they host high impact sector activity and are expected to grow over the plan
period. There is a recognition within the plan that “the northern part of the corridor has
strong potential to develop its advanced manufacturing sector with a focus on Hethel
Science and Technology Park and Snetterton.”

The Growth Options document recognises that “The A11 corridor is a major focus of
growth, with the route providing key strategic access to London, Cambridge and much of
the rest of the UK. The Cambridge-Norwich Tech corridor initiative aims to boost
economic development”. The document sets an indicative target to provide around
45,000 jobs 2015 -2036 (para 4.12 of Growth Options Document) and proposes that the
Greater Norwich Local Plan should aim to deliver forecast jobs growth plus additional
growth which is consistent with evidence and the City Deal agreement with Government.
Option 3 will provide the best support to enable the jobs potential of the Hi-Tech corridor
to be realised in addition to jobs growth associated with the city centre, NRP and airport.

2. Option 3 provides the opportunity to focus significant growth in an area which could
effectively create an extension of the Cambridge, Milton Keynes, Oxford corridor, which
will be the subject of significant investment. In order to compete effectively with and
benefit from the Cambridge regional growth, this option is essential.

3. Growth Options 1-3 have been scored the same within the Interim Sustainability Appraisal
and perform significantly better in sustainability terms than options 4 -6. Options 4-6
should be discounted as least sustainable. The provision of adequate infrastructure and
services to support new housing is extremely difficult under dispersal options and the
increased level of public opposition to numerous dispersed sites that may not be properly
served by infrastructure and services should not be under-estimated. This is not to say
that there should be no dispersal, however. Where smaller sites in towns and villages can
bring community benefit or help the viability of existing services and facilities, this should

13
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be supported. We consider that option 3 provides the right level of dispersal without
making this the focus of the growth strategy.

4. There are some similarities between option 2 (Transport corridors) and Option 3
(supporting the Cambridge to Norwich Hi-Tech corridor) as both are focused upon
Transport routes. There are, however, significant advantages in choosing option 3 over
option 2 as it would enable housing development and investment to be focussed in a core
area that has the potential to generate significant employment in line with the Strategic
Economic Plan objectives. This is a sustainable approach because it provides homes close
to where the jobs will be created. This area also has the potential to benefit from funding
sources through the LEP and Central Government to help deliver the Strategic Economic
Plan objectives for the High-Tech corridor. Putting more development in other transport
corridors as proposed under option 2 would disperse development further, would be
unlikely to benefit from the same funding streams and has less potential for job creation
and contribution to the local economy. There is also a danger that locating housing on key
transport corridors will only add to existing commuting into Norwich, where the majority
of employment opportunities are located. A new settlement within the Hi-Tech corridor
under option 3 can provide new homes close to new jobs and enable a planned approach
towards infrastructure provision linking into various funding streams.

Option 1, (concentration close to Norwich) obviously scores well in sustainability terms
but is very much a repeat of the existing Joint Core Strategy. There have been significant
issues with delivery of the JCS numbers, particularly in certain areas and a repeat of this is
not a desirable outcome. To accommodate the majority of the required housing numbers
within an option 1 scenario would require significant additional pressure being placed
upon Norwich Policy Area towns and villages, and the urban fringe, that are already
experiencing high levels of growth under the JCS. As our evidence suggests that in the
region of 11,000-14,000 new homes are required rather than the 7200 specified in the
Growth Options Document, there is a need to find sites for significantly more homes than
currently presented under this option. Although there may be scope to find some more
suitable brownfield sites within Norwich, it is not considered that there is sufficient
capacity under this option to accommodate all of the growth requirement without having
an adverse impact upon the character of fringe settlements, as well as increased pressure
on infrastructure and services.

The additional benefit of Option 3 is that as well as directing significant growth to a
corridor that can bring valuable benefits in terms of Hi -Tech job creation, the
development of a new settlement based upon garden village principles will have less
impact upon existing towns and villages than too many bolt on urban extensions that do
not always provide the required level of infrastructure and facilities.

5. We consider that the 11,000-14000 homes required would be best accommodated by
growth Option 3 that provides for a new settlement in the right location to help deliver on

14
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economic growth objectives as well as providing a sustainable level of additional growth
to Norwich, its fringe settlements and other main towns and villages.

6. We understand that there may be some nervousness regarding the ability to realise the
delivery of a new settlement to garden village principles under this Growth Option
bearing in mind that this would be a new approach in this area. However, we believe an
ambitious strategy is necessary to ensure a prosperous future for the area, which also
respects the key characteristics of Greater Norwich. Promotion of a new settlement
offers a high level of local authority engagement in the development process to ensure
that there is the correct framework in place for long term investment for required
infrastructure and to ensure that the completed development is vested with the local
community and there is sufficient long-term income flow to ensure long-term
stewardship. There is considerable support for new settlements at a national
Government level and we believe that this is a deliverable model.

7. Our site-specific representation in support of a new settlement based upon Garden
Village principles at Hethel in the Cambridge to Norwich Hi-Tech corridor provides
additional evidence which supports Option 3 as the most appropriate Growth Option and
should be read in conjunction with the answer to this question.

10.Do you know of any infrastructure constraints associated with any of the
growth options?

As set out in our answer to Question 7 inevitably with any significant housing and employment
growth there will be supporting infrastructure requirements. It is essential that these are properly
planned for at the outset.

When reviewing the 6 growth options, the delivery of infrastructure by dispersal options becomes
difficult. We believe that dispersal Options 4,5 and 6 provide significantly more constraints than
Options 1-3. This is discussed in our background papers.

We consider that Option 3 which includes a new settlement in the Hi-Tech corridor provides
infrastructure opportunities. By planning at scale, there is an opportunity to not only provide high
quality housing, long term stewardship and land value capture, but also to understand the needs
of the wider local area, which through a Development Corporation or local development
agreement, can mean that the local authority is at the heart of the development process,
providing leadership, but also reassurance around delivery. New settlements can ensure a range
of local facilities and infrastructure, for example, this could lead to the provision of new and
improved school provision, including a new High School which could serve the new settlement
and Wymondham, and also grasp the opportunity for Further Education, potentially linked to the
Hethel Technology Park.

Planning at scale by way of new settlements enables long term funding streams to provide
infrastructure needed for the occupants and the wider area. This can be linked with existing
employment centres.
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Dispersal options and even urban growth can link into existing infrastructure, however as set out
in our background paper, small development schemes can only provide new facilities and
infrastructure through the pooling of contributions, arising from the development of the most
expensive real estate. This means that there is often not the scheme viability to make significant
contributions and pooling contributions can often be insufficient. They therefore, frequently have
limited impact at the local level.

As such, other than meeting specific local needs, dispersal should only be supported for a
proportion of the growth, but not the main strategic focus. New settlement planning, can ensure
that there is a planned approach for infrastructure, linking into various funding streams and
greater control over housing trajectories.

11.Are there any other strategic growth options that should be considered?

We support Growth Option 3 with amendments for the reasons set out in our response to
Question 9 above. We do not consider that it is necessary to consider any other strategic options.

12.Do you support the long-term development of a new settlement or
settlements?

It is Lanpro’s submission that a programme of new settlements in conjunction with key settlement
expansion is the best way to help bring forward the objectives contained within the

GNLP. We believe that the text at 4.58 to 4.63 of the Growth Options document and the
accompanying New Settlements Topic Paper, which is limited in scope, have failed to understand
the benefits of such an approach. The barriers identified in this text, such as infrastructure
delivery, should not be seen as prohibitive, as planned new settlements can create certainty for
income streams and patient investment, to secure the required infrastructure and wider
improvements. Therefore, in support of our submission, we provide our own background topic
paper reflecting on expansion of existing and new settlements.

We have the strong view that new settlements should be at the heart of the strategic growth plan
for the Greater Norwich area, linked to the Cambridge Norwich Tech Corridor and the wider
Oxford Milton Keynes Cambridge corridor. Our background paper sets out the benefits of new

settlement planning, which has also been set out in our previous responses.

There is a fantastic opportunity for the delivery of great new places in the most sustainable
manner, by a careful site selection process that looks at available land that is deliverable, with
willing landowners and linked to existing employment areas, transport infrastructure in locations
that minimise harm. Hethel offers just such a location; the site is under the ownership of one
landowner, is physically linked to the existing hi-tech employment area at Hethel and provides
easy links to the A11, Wymondham rail station and existing services in Wymondham to support

the new village in its early stages of development.
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A series of new settlements has been part of the approach taken to secure the long-term growth
of Cambridge, which has seen this becoming a major national commercial hub and we believe that
this will provide certainty to local authorities and developers. Furthermore, by supporting a new
settlement at Hethel, it will protect existing towns from sprawling growth, which can be harmful
to their character and context.

New settlements can be part of a long-term plan where trajectories can be agreed

and local authorities play a crucial role in ensuring that the development proceeds in line with a
series of core values and principles, linked to good governance, long term stewardship and
infrastructure funding.

Overall, we believe that this is the only approach to secure the certainty, level of investment and
infrastructure needed to achieve the aims and aspirations of the Plan and which has the capacity
to accommodate the housing requirement of 11,000 — 14000 (see our response to Qu. 4) in a
sustainable manner.

Green Belt

13.Do you support the establishment of a Green Belt? If you do, what are the
relevant “exceptional circumstances”, which areas should be included,
and which areas should be identified for growth up to and beyond 20367

We do not support the establishment of a Green Belt. This would only serve to push the required
housing numbers further into the countryside to achieve a protected area around Norwich. This
would be unsustainable because it would increase the length and number of journeys into the city
and would be likely to have a greater environmental impact on countryside locations.

Norwich City Centre
Defining the City Centre Area

14.Should the area defined as the city centre be extended?

Strategic City Centre Policy

15.Do you support the approach to strategic planning for the city centre in 4.80
above?

City Centre Offices

16.What should the plan do to reduce office losses and promote new office
development in the city centre?

Retailing

17.What should the plan do to promote retailing in the city centre?
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Leisure and Late Night Activity Zone

18.Should the focus for late night activities remain at Riverside, Prince of Wales
Road, and Tombland, or should a more flexible approach be taken?

City Centre Housing

19.What should the plan do to promote housing development in the city
centre?

Cultural, Visitor and Education Facilities

20.How can the plan best support cultural, visitor and educational uses in the city
centre?

Remainder of the Norwich Urban Area and the Fringe Parishes

21.Do you support Option UAL for the remainder of the urban area and the fringe
parishes?

Main Towns

22.Do you know of any specific issues and supporting evidence that will influence
further growth in the Main Towns?

Settlement Hierarchy

23.Do you agree with the approach to the top three tiers of the hierarchy?

Yes, this is supported.

24.Do you favour option SH1, and are the villages shown in appendix 3 correctly
placed?

25.Do you favour the Village Cluster approach in option SH2?

25a. What criteria should be used to define clusters?

25b. Which specific villages could form clusters?

25c. How could growth be allocated between villages within a cluster?

The Influence of the Norwich Urban Area

26.Do you support a Norwich centred policy area and, if so, why and on what
boundaries?

Section 6 — Topic Policies
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The Economy
The Supply of Employment Land

27.What option or options do you support? (refers to options on pg.71-2)

28.Which allocated or existing employment sites should be identified as strategic
sites and protected?

29.Are there employment areas that should be identified as suitable for release for
residential uses?

30.Are there any new employment sites that should be allocated?

Accommodating Expenditure Growth

31.Should the position of any of the centres in the retail hierarchy be changed?

32.Do any of the existing retail centres have scope to expand to accommodate
further floorspace?

The Rural Economy

33.What measures could the GNLP introduce to boost the rural economy?

Access and Transportation
Strategic Transport Issues

34.Are there any other specific strategic transport improvements the GNLP should
support?

Promoting Healthier Lifestyles, Sustainable Travel Choices and Greater
Accessibility to Broadband

35. Are there other measures that the GNLP can promote to support improved
sustainable transport and broadband and mobile networks across the plan
area?

Design
Options

36.What approach do you support for promoting good design of new
development?

We consider that Option DE1 to broadly continue with the existing design and density policy

approaches with some relatively minor changes and updating is appropriate. This approach will
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support good design. Setting more prescriptive design and density policies is likely to be difficult
to achieve across such a large and diverse area and should be approached with caution. Setting a
policy that satisfactorily deals with city centre apartment sites as well as rural infill sites both in
terms of density and design may create more problems than it solves. We consider that a broad
policy is more appropriate and that individual site allocation policies could set more prescriptive
site-specific requirements, backed up by Development Management Policies in each of the
Districts and the City.

Housing
Minimum Affordable Housing Threshold

37.Which approach to affordable housing thresholds do you prefer?

We favour option AH2 that requires only affordable housing on sites of 11 or more dwellings in
line with current and expected Government guidance. We object to option AH1 for the same
reason.

Application of Affordable Housing Percentage Requirements on Sites

38.What approach do you favour for affordable housing percentages?
(refers to options on pg.87)

We consider that the simpler the affordable housing policy is, the more likely it is to deliver
required affordable provision across the Greater Norwich area and to speed up the planning
process by eliminating lengthy negotiations on site viability. The affordable housing target for
Greater Norwich has not been met on annual basis for the past 5 years at least. It would be
interesting to know what the average affordable provision has been across all sites greater than
10 units since adoption of the JCS. It is certainly not 33% as per the aim of the JCS policy. Itis
noted that paragraph 6.8 of the Growth Options Document states that “seeking less than 27%
affordable housing on all sites above the qualifying threshold risks under-delivery of overall
affordable housing targets”, but under delivery of targets is already happening, even with a higher
% target. Lowering the target, could actually increase delivery of all housing types.

We consider that if a realistic % of circa 20% was set across all sites above the qualifying
threshold, it would eliminate the need for viability challenge except in very exceptional
circumstances and would give developers the certainty they need to be able to get on and secure
planning permissions for schemes at a viable level. This would eliminate significant delay and cost
in the planning process associated with lengthy heads of terms and S106 negotiations and would
enable developers to get on and deliver the housing on site. At the present time, the affordable
housing levels are frequently a major hindrance to securing timely delivery of both private market
and affordable housing

Tenure Split for Affordable Housing

39.Do you support the favoured option for tenure split?
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We object to a one size fits all tenure split approach. It is considered that tenure split should be
considered on a site by site basis depending upon local need and upon what Registered providers
want to provide and can fund.

Rural Windfall, Exception Sites and Small Sites

40.Which approach do you think should be taken to rural windfall and
exceptions sites? (refers to options on pg.89-90)

We consider that Option AH7 to allow small scale windfall sites adjacent, or close to settlements
with development boundaries is appropriate. These sites should be subject to a criteria-based
policy to ensure that they are only permitted where they are acceptable in terms of impact on
form and character, landscape setting of the village and are immediately adjacent to settlement
boundaries. We consider that where such sites are permitted they could provide for a proportion
of self-build plots where there is an identified requirement in the location.

Given the sometimes irregular shape of settlement boundaries in villages, we would propose that
“close to” be incorporated into the policy.

Housing Mix — Relative Ratios of House Sizes by Bedrooms

41.Which approach to the mix of housing do you support? (refers to options
on pg.92)

We support option AH10 and object to option AH9 as described on the basis that the market will
always dictate housing mix delivery based on a known existing demand in each District. Any
attempt to apply a blanket housing mix across the entire GNLP area will only serve to frustrate
housing delivery and repeat the mistakes of the past that have resulted in missed housing targets
and a rolled-up housing need. An overly prescriptive policy is not going to assist in meeting
housing delivery targets for any house type.

Housing with Care, Extra-Care Housing and Retirement Housing

42.Which approach or approaches to housing for older people and care
accommodation do you favour?

Houseboats

43.Which of the reasonable alternatives for houseboats do you favour?

Gypsies and Travellers

44.Which policy approach do you favour to planning for the needs of Gypsies and
Travellers?
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45. Are there any suitable sites for Gypsy and Traveller accommodation you wish
to submit?

Travelling Showpeople
46.Do you support the favoured option for planning for the needs of Travelling
Showpeople?

47.Are there any suitable sites for Travelling Showpeople accommodation you
wish to submit?

Residential Caravans/Park Homes
48.Do you support the favoured option for residential caravans and park homes?

49.Are there any potential locations for new/expanded residential caravan sites
that you wish to propose?

Climate Change
50.Do you support the favoured option for climate change policy?

Air Quality
How Should Air Quality be Covered in the GNLP?
51.Which approach do you favour for air quality? (refers to options on pg.104-5)

Flooding
How Should Flooding and Flood Risk be Covered in the GNLP?
52.Do you support the favoured option for flood risk policy?

Nature Conservation, Green Infrastructure and Habitats Regulation
Assessment Mitigation

How Should Nature Conservation and Green Infrastructure be Covered in the
GNLP?

53.Which option do you support? (refers to options on pg.111)

Lanpro supports a variation of option NC1 where specific housing, employment and a new garden
settlement in the Cambridge-Norwich hi-tech corridor are chosen to deliver large areas of

strategic green infrastructure. My clients have already made detailed representations promoting
a number of sites at Rackheath, Salhouse, Barford, Caistor St Edmund, Mulbarton and Hethel (the
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new garden village site) to deliver a network of new large green spaces including Country Parks
linked to housing and new settlement delivery.

Lanpro considers that the blanket application of option NC1 as an enlarged fixed open space
requirement to be delivered on all new housing sites regardless of location, context, scale and
viability will not deliver the quantum, or quality, of strategic green infrastructure needed to meet
existing shortfalls or offset the impact of planned new housing growth on the Natura 2000 sites
(including the Norfolk and Suffolk Broads) quickly enough. This over-and-above requirement will
only serve to frustrate development on viability grounds. Furthermore, this new dispersed
network of extra green space on housing sites in conjunction with Whitlingham County Park will
also not be sufficiently attractive to mitigate against the inevitable recreational impacts of new
growth on the North Norfolk Coast SAC, SPA and Ramsar, The Broads SPA and Broadland SPA and
Ramsar. This is evident through the on-going application of a similar extra-over-and-above green
space policy in Broadland District Council area that is doing very little to meet overall open space
targets/existing deficiencies within the Norwich Policy Area.

We further consider that the pooling of offsite payments as proposed under option NC2 will also
not work for the same reasons. The problem being that land on the edge of existing urban areas
where sustainable growth is being focused has clear hope value and is therefore typically not for
sale for low-value open space and recreation uses.

The clear and obvious way forward is to select specific housing sites as a focus for growth around
the City of Norwich that are sufficiently large to accommodate this shortfall and open space
requirement and to make open space delivery (quantum, type, equipment required and phasing)
a requirement of the allocation in order to provide meaningful Green Infrastructure.

| would direct you to my clients’ previous representations submitted in response to the previous
call-for-sites and the accompanying Supporting Representation document entitled Green
Infrastructure Strategy dated July 2016 that outlines a comprehensive delivery strategy (see
Appendix A).

e Do you think any changes should be made to the Green Infrastructure
network?

In line with Lanpro’s previous representations we consider that changes need to be made through
an expansion of the existing Green Infrastructure network around Greater Norwich. We favour an
alternative approach focused around the deliver new large housing allocations enabling the linked
delivery a network of new County Parks as a properly costed requirement of development. We
have assembled a number of sites in the following locations that are fully costed and can deliver
the following as dedicated mixed-use allocations:

e Barford (circa. 150 dwellings delivering 29ha);
e Rackheath (circa. 300 dwellings delivering 32ha);
e Salhouse (circa. 90 dwellings delivering 7ha);
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e Hethel (circa. 2000 dwellings as a new garden village delivering 73ha);
e Mulbarton (circa. 180 dwellings delivering 10ha); and
e Caistor St Edmund (circa. 300 dwellings delivering 24.5ha).

This linked housing and new strategic green infrastructure approach will deliver circa 175.5ha of
new green infrastructure and open recreational spaces in the form of new Country Parks for
public use. The proposed locations for the Country Parks have been selected as they are all on
main road corridors, on the edge of existing sustainable growth settlements and are also
accessible to walking, cycling and public transport. See our attached Green Infrastructure Paper
at Appendix A for further information.

This smart approach to meeting growth and open space requirements will allow people (both
existing and future residents) to live healthier lives in locations that they don’t feel the need to
escape from at the weekends to reduce the impact to the Natura 2000 sites and on-going and
increasing costs to the public purse.

Landscape
Landscape Character and Protection

54.Which of these options do you favour? (refers to options on pg.115)

Lanpro understands the need to protect sensitive landscapes and river valleys but these
landscapes are generally subject to existing other levels of protection. We also understand the
need to prevent coalescence between existing settlements to protect townscape character and to
enable resident populations to have direct access to countryside recreation and benefits.
Nevertheless, we object in the strongest possible terms to approaches outlined in options LA1 and
LS2 especially the protection of the route of the NNDR that has no real landscape merit (one of
the key reasons the route was selected and evidenced in the original submission documents) and
is designed to facilitate access to new future planned growth areas.

Both approaches favour the blanket application of Green Belt-type constraint policies for no valid
landscape and/or planning reasons when (due largely to a lack of brownfield land supply within
the City) the outward expansion of Norwich into the fringe parishes is inevitable. Indeed, the
current growth strategy for Norwich as contained in the adopted Joint Core Strategy
acknowledges that the Norwich Policy area that is the countryside beyond the existing urban edge
is the most sustainable location for new housing and employment growth.

Lanpro favours a new option that seeks to deliver a proper planning approach to development
and one that allocates sufficient deliverable and viable housing and employment sites to meet
real-time needs (including City Deal growth requirements) rather than the current strategy that
seeks to underprovide for all the wrong reasons. This is the most appropriate way to take the
development pressures off the higher value fringe parishes beyond the outer edge of the City.
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Strategic Gaps

55.Should the GNLP protect additional Strategic Gaps and if so where
should these be?

Lanpro does not agree that new Strategic Gaps are required within the Greater Norwich Local Plan
area to separate existing settlements. This is because similarly worded countryside policies
already acting as development constraints already exist and this type of quasi-Green Belt-type
policy is not required.

Energy

56. Should option EN1 be included in the GNLP?

Water

57.Do you support option W1?

Communities
Location of Affordable Housing within Sites

58.Do you support option COML1 for the distribution of affordable housing?

Health Impact Assessments

59.Which option do you support? (refers to options on pg.123)

Neighbourhood Planning

60.Do you support option NP1? If so, which GNLP policies should be “strategic?

Culture
How Should Culture be Covered in the GNLP?

61. Which option do you support? (refers to options on pg.126-7)

The Broads

62.Do you support option BR1?
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Section 7 — Monitoring the Plan
Monitoring of the GNLP

63.Are there any current indicators that should be excluded or included in
the GNLP monitoring framework?

The existing indicators on which the JCS is monitored are considered appropriate to carry forward.
Additional indicators that should be included are:
= the proportion of housing delivery that is happening on the allocated sites. At the
present time a significant provision of delivery is taking place on 5-year land supply and
windfall sites. The proportion taking place on the allocated sites is not understood. In
order to assess how effective the plan is, it is considered that this measure is essential.
= the provision of self-build plots, particularly if Policy Option AH7 is drafted to include
provision of self-build plots.
= the delivery of private and funded care beds in the plan area as there is a significant need
for these to be provided.

Shortfall in Housing Land Supply

64.Which option do you support? (refers to options on pg.131-2)

We note the policy Option HLS1 to allow the most appropriate HELAA sites to come forward if
there were no 5-year land supply. We are concerned that this approach will be difficult to put into
practice. If this approach is taken it will presumably be based upon the development hierarchy
but how will locations be prioritised between South Norfolk and Broadland in particular? The
level of assessment of HELAA sites is minimal and the onus is on the Councils to undertake this
rather than the landowner/developer. It will be difficult to prioritise sites based on limited
assessment information, in locations where there are multiple sites available. How will this
process be undertaken in a fair and transparent way outside of the Local Plan process? It is
therefore questionable whether this approach would actually provide a simpler and quicker
process than Option HLS2.

We consider that Option HLS2 requiring a short, focussed review of the local plan to allocate more
deliverable sites is the only reasonable approach because it is fair and transparent. This also
places the onus upon the promoter to provide evidence regarding site suitability and delivery.

The need for such a review should be kept under continuous review based upon annual
monitoring reports. This was the approach recommended by the Inspector in relation to housing
shortfall in the Broadland part of the NPA for the JCS and JCS policy 22 was put in place for this
purpose, although it is noted this has not been implemented.

Continuing to allow planning permissions on a 5-year land supply basis until the short-focussed

review has been completed is a reasonable approach and if an appropriate buffer is added to the
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housing requirement figure during plan preparation (see our response to question 5), then the
likelihood of there being insufficient 5-year housing land supply should be minimal in any case.

General Questions

65. Are there any other issues relating to the GNLP you would like to raise?
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Cosensesmen

The HELAA capacity assessment December 2017 has assessed the suitability and availability of
sites for residential development in broad terms by means of a desk top assessment and advice
from a range of technical consultees. It identifies potential constraints to development and/or
impacts of developing a site which may need further investigation and additional measures to
facilitate development e.g. additional infrastructure or mitigation.

Lanpro on behalf of Glavenhill has commissioned more detailed technical assessments on a range
of issues from specialist consultants which have been summarised in Section 4 above. These have
enabled us to draw more detailed conclusions on the suitability of this site as set out below:

Constraints Analysis HELAA Assessment Lanpro Assessment
Access

Accessibility to Services
Utlilities Capacity
Utilities Infrastructure
Contamination and
Ground Stability

Flood Risk

Market Attractiveness
Impacts Analysis
Significant Landscapes
Townscapes
Biodiversity and Geo-
diversity

Historic Environment

Open space and Gl
Transport and Roads
Compatibility with
Neighbouring uses.

Lanpro considers that the individual merits of this housing site that is deliberately designed to
deliver a large area of new permanent public open space has been wrongly assessed in the
published HELAA scoring. We suggest as outlined above alternative scoring that better reflects
the actual merits of the site. We contend that this new scoring should be adopted going forwards
as being the correct scoring for the site.
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It is demonstrated in this submission that the Glavenhill proposals for the site to the south of
Caistor Lane (assigned the reference GNLP0491) can deliver much needed new housing and will
contribute to the achievement of sustainable development.

The proposals are consistent with the principles of policies set out in the National Planning Policy
Framework, including the presumption in favour of sustainable development. The mixed-use
proposals that seek to deliver the new Caistor Country Park are also aspirational but realistic.

It is further demonstrated that the proposals will deliver much needed green spaces to enhance
the natural environment and the village setting and will result in net environmental gains.

We are therefore seeking the allocation of this site for mixed-use development comprising circa.
99 new dwellings and some 3ha of new permanent public open space in emerging Greater
Norwich Local Plan.
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Conewses

Glavenhill is seeking early and meaningful engagement with the Local Planning Authority to
deliver the emerging mixed-use scheme for the Caistor Lane North site.

This will enable all involved to plan positively for new growth, better understand specific local
housing needs and to meet known existing green infrastructure deficiencies within this part of the
Norwich Policy Area early in the Plan period.
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Appendix A

PREVIOUS SUPPORTING REPRESENTATION INC. GREEN INFRASTRUCTURE
STRATEGY SUBMITTED TO THE GREATER NORWICH LOCAL PLAN CALL-FOR-
SITES PROCESS BY LANPRO IN JULY 2016

31



Lanoroy

Greater Norwich Local Plan:
Call for Sites

Supporting Representation:
Green Infrastructure Strategy

July 2016




Greater Norwich Local Plan: Call for Sites
Supporting Representation

Issue Sheet

Supporting Representation:
Green Infrastructure Strategy

July 2016

Prepared by:

Signature:

Name: Ian Reilly
Title: Senior Planner

Date: 08 July 2016

Approved by:

Signature:

Name: Philip Atkinson

Title: Director

Date: 08 July 2016



Contents

1

1.1
1.2
1.3
1.4
1.5
1.6

2

2.1
2.2
2.3

3

3.1
3.2
3.3

INTRODUCTION AND BACKGROUND

INSTRUCTION

NATURAL ENVIRONMENT AND RURAL COMMUNITIES ACT (2006)

NATURAL ENGLAND *NATURE NEARBY’ ACCESSIBLE NATURAL GREENSPACE GUIDANCE (2010)
THE NATURAL ENVIRONMENT WHITE PAPER (2011)

DEFRA - BIODIVERSITY 2020 (2011)

NPPF (2012) AND PPG

GROWTH CONSIDERATIONS

WWNDNNDN

SHMA
NATURA 2000 SITES
SANG

PROPOSED SITES

N O »n

STRATEGIC LOCATIONS
SUSTAINABLE DEVELOPMENTS
DELIVERABLE AND VIABLE

APPENDIX 1 - SITES LOCATION

APPENDIX 2 - 7.5KM BUFFER AROUND NATURA 2000 SITES AND THE BROADS

APPENDIX 3 - PROPOSED SITES ON THE GI NETWORK FOR THE GREATER NORWICH AREA
APPENDIX 4 - PROPOSED SITES ON THE JCS KEY DIAGRAM

0 00



Greater Norwich Local Plan: Call for Sites
Supporting Representation

1 Introduction and Background

1.1 Instruction

1.1.1 Lanpro Services have been instructed to promote 18 strategic sites through the Greater Norwich
Local Plan process.

1.1.2 As part of this instruction Lanpro Services have prepared separate representations on each site,
however it was considered beneficial to also provide an overview of the strategic green
infrastructure theme which has driven the identification and design of the sites.

1.2 Natural Environment and Rural Communities Act (2006)

1.2.1 Section 40 of the Natural Environment and Rural Communities Act 2006, places a duty on all
public authorities in England and Wales to have regard, in the exercise of their functions, to the
purpose of conserving biodiversity. A key purpose of this duty is to embed consideration of
biodiversity as an integral part of policy and decision making throughout the public sector.

1.2.2 Section 40(1) imposes a duty to conserve biodiversity:

Every public authority must, in exercising its functions, have regard, so far as is consistent with
the proper exercise of those functions, to the purpose of conserving biodiversity.

1.2.3 Section 40(3) of the Act explains that:

Conserving biodliversity includes, in relation to a living organism or type of habitat, restoring or
enhancing a population or habitat.

1.2.4 Therefore, the duty applies to all local authorities and extends beyond just conserving what is
already there to carrying out, supporting and requiring actions that may also restore or enhance
biodiversity.

1.3 Natural England ‘Nature Nearby’ Accessible Natural Greenspace
Guidance (2010)

1.3.1 Released in 2010, Natural England’s most up to date advice on accessible natural greenspace,
this document detailed the social, economic and environmental importance of providing GI.

1.3.2 Natural England recognised that access to the natural environment through local green spaces
varies widely across the country, and even within a single local authority area.

1.3.3 Natural England produced Accessible Natural Greenspace Standards (ANGSt) which it advised
should be adopted by Local Authorities. It was envisaged that the adoption of ANGSt would
redress imbalances in GI availability in local communities.

1.3.4 ANGSt recommends that everyone, wherever they live, should have an accessible natural
greenspace:

e of at least 2 hectares in size, no more than 300 metres (5 minutes walk) from
home;

e at least one accessible 20 hectare site within two kilometres of home;

e one accessible 100 hectare site within five kilometres of home; and

e one accessible 500 hectare site within ten kilometres of home; plus

e a minimum of one hectare of statutory Local Nature Reserves per thousand
population.

14 The Natural Environment White Paper (2011)

1.4.1 The Government’s Natural Environment White Paper, The Natural Choice: Securing the Value of
Nature, refers to the role of planning in protecting and improving the natural environment and
facilitating coherent and resilient ecological networks that reflect the value of natural systems.

July 2016



Greater Norwich Local Plan: Call for Sites
Supporting Representation

1.4.2

1.4.3

1.5
1.5.1

1.5.2

1.6
1.6.1

1.6.2

1.6.3

1.6.4

Planning is considered to be a key element of the institutional framework that will achieve the
objectives set out in the White Paper. The aims of the White Paper include halting biodiversity
loss by 2020, supporting *healthy functioning ecosystems’, and establishing ‘coherent ecological
networks'.

The White Paper refers to the role of urban GI as completing ‘the links in our national ecological
network’ and ‘one of the most effective tools available to us in managing environmental risks
such as flooding and heat waves'. It advocates that green spaces should be factored into the
development of all communities.

DEFRA - Biodiversity 2020 (2011)

Department for Environment, Food and Rural Affairs (DEFRA) Biodiversity 2020 is a national
strategy for England’s wildlife and ecosystem services; it was published in summer 2011. It sets
out the Government’s ambition to halt overall loss of England’s biodiversity by 2020, support
healthy well-functioning ecosystems and establish coherent ecological networks, with more and
better places for nature for the benefit of wildlife and people.

The reform of the planning system was identified as key to reducing environmental pressure
from planning and development, by taking ‘a strategic approach to planning for nature’ and by
retaining ‘the protection and improvement of the natural environment as core objectives of the
planning system’. Priority action 3.4 of the Biodiversity Strategy sets out how the approach of
the planning system will guide development to the best location, encourage greener design,
and enhance natural networks.

NPPF (2012) and PPG

Central Government planning guidance contained in the NPPF advises that there are three
dimensions to sustainable development; economic, social and environmental. The key to
providing sustainable development is to ensure that all three are considered within planning
decisions and plan making.

The NPPF (paras 6 and 17) identifies sustainable development as the purpose of the planning
system and conserving and enhancing the natural environment as a ‘core planning principle’.
While specific policies on conserving and enhancing the natural environment are addressed in
Section 11 of the NPPF, these should not be considered in isolation, as other natural
environment related policies, and their consideration in plan and decision-making, can be found
throughout the document, specifically in relation to GI (para. 99) and evidence-gathering (paras
165-168).

Paragraph 9 of the NPPF advises that pursuing sustainable development involves seeking
positive improvements in the quality of the built, natural and historic environment, as well as in
people’s quality of life, including (but not limited to):

e making it easier for jobs to be created in cities, towns and villages;

e moving from a net loss of bio-diversity to achieving net gains for nature;

e replacing poor design with better design;

e improving the conditions in which people live, work, travel and take leisure; and
e widening the choice of high quality homes.

The objectives for the natural environment within the planning system are set out in the NPPF
(in para. 109) and state that the *planning system should contribute to and enhance the natural
and local environment by:

e protecting and enhancing valued landscapes, geological conservation interests and
soils;

e recognising the wider benefits of ecosystem services;
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1.6.5

1.6.6

1.6.7

1.6.8

1.6.9

1.6.10

1.6.11

1.6.12

1.6.13

1.6.14

e minimising impacts on biodiversity and providing net gains in biodiversity where
possible, contributing to the Government’s commitment to halt the overall decline in
biodiversity, including by establishing coherent ecological networks that are more
resilient to current and future pressures;

e preventing both new and existing development from contributing to or being put at
unacceptable risk from, or being adversely affected by unacceptable levels of sail,
air, water or noise pollution or land instability; and

e remediating and mitigating despoiled, degraded, derelict, contaminated and
unstable land, where appropriate.

The NPPF clearly supports the objectives set out in the Natural Environment White Paper by
stressing a proactive and strategic approach to planning for the natural environment. The
ambition of the NPPF is not just to retain protection for existing designations, but to plan ahead
for re-creation of habitat where possible. The NPPF states (para. 114) that local planning
authorities should ‘set out a strategic approach in their Local Plans, planning positively for the
creation, protection, enhancement and management of networks of biodiversity and green
infrastructure’.

Furthermore, the NPPF requires local authorities to ‘plan for biodiversity at a landscape scale
across local authority boundaries’ and ‘identify and map components of the local ecological
networks, including the hierarchy of international, national and locally designated sites of
importance for biodiversity, wildlife corridors and stepping stones that connect them and areas
identified by local partnerships for habitat restoration or creation’ (para. 117).

The NPPF and Planning Practice Guidance define Green Infrastructure (GI) as a network of
multi-functional green space, urban and rural, which is capable of delivering a wide range of
environmental and quality of life benefits for local communities.

Green Infrastructure (GI) is therefore an integral part of the sustainable development goal. GI
ensures that there are net gains for biodiversity and that conditions are improved for leisure.

The creation of, and protection of, existing high quality publically accessible GI also adds value
to the attractiveness of a location for business investment and for house builders.

It is a key requirement of the NPPF for Local Authorities to consider the role of GI within their
plan making and decision taking; failure to do so would result in outcomes which could not be
considered as sustainable development.

The NPPF is the first part of the planning vehicle to implement the requirements of Section 40
of the Natural Environment and Rural Communities Act 2006 and the aims of The Natural
Environment White Paper (2011).

To find any part of a Development Plan sound it must fully reflect the policies of the NPPF.
Therefore, GI and biodiversity requirements need to be filtered through to Local Authority
development plan documents and act as a core consideration within decision taking and plan
making.

The National Planning Policy Guidance (NPPG) defines Green Infrastructure as:

...... a network of multifunctional green space, urban and rural, which is capable of delivering a
wide range of environmental and quality of life benetfits for local communities.

Green infrastructure is not simply an alternative description for conventional open space. As a
network it includes parks, open spaces, playing fields, woodlands, but also street trees,
allotments and private gardens. It can also include streams, canals and other water bodies and
features such as green roofs and walls.

The NPPG highlights that Green Infrastructure is important to the delivery of high quality
sustainable development, alongside other forms of infrastructure such as transport, energy,
waste and water.
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1.6.15

1.6.16

1.6.17

2.1
2.1.1

Green Infrastructure is also recognised in the NPPG as providing multiple benefits, notably
ecosystem services, at a range of scales, derived from natural systems and processes, for the
individual, for society, the economy and the environment.

Furthermore the NPPG advises that to ensure that these benefits are delivered, green
infrastructure must be well planned, designed and maintained. Green Infrastructure should,
therefore, be a key consideration in both local plans and planning decisions.

The NPPG provides further clarification on how successful GI can help to deliver wider planning
policy:
Building a strong, competitive economy

Green infrastructure can drive economic growth and regeneration, helping to create high quality
environments which are attractive to businesses and investors.

Delivering a wide choice of high quality homes

Green infrastructure can help deliver quality of life and provide opportunities for recreation,
social interaction and play in new and existing nejghbourhoods. More broadly, green
infrastructure exists within a wider landscape context and can reinforce and enhance local
landscape character, contributing to a sense of place. Green infrastructure is also an important
approach to delivering ecosystem services and ecological networks.

Requiring good design

Well-designed green infrastructure helps create a sense of place by responding to, and
enhancing, local landscape character. Green infrastructure can also help create safe and
accessible environments in new development and the regeneration of brownfield sites in
existing built up areas.

Promoting healthy communities

Green Infrastructure can improve public health and community wellbeing by improving
environmental quality, providing opportunities for recreation and exercise and delivering mental
and physical health benefits. Green infrastructure also helps reduce air pollution, noise and the
impacts of extreme heat and extreme rainfall events.

Meeting the challenge of climate change, flooding and coastal change

Green infrastructure can help urban, rural and coastal communities mitigate the risks associated
with climate change and adapt to its impacts by storing carbon, improving drainage (including
the use of sustainable drainage systems) and managing flooding and water resources;
improving water quality; reducing the urban heat-island effect and; where appropriate,
supporting adaptive management in coastal areas. Green infrastructure networks also help
species adapt to climate change by providing opportunities for movement.

Conserving and enhancing the natural environment

The components of green infrastructure exist within the wider landscape context and should
enhance local landscape character and contribute to place-making. High quality networks of
multifunctional green infrastructure provide a range of ecosystem services and can make a
significant contribution to halting the decline in biodiversity.

Growth Considerations

SHMA

The Central Norfolk Strategic Housing Market Assessment (SHMA) issued in December 2015
identifies a Core Housing Market Area, a Greater Norwich Housing Market Area and a Central
Norfolk Housing Market Area.
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The SHMA identifies the objectively assessed need for the partner councils until 2036, ten years
beyond the current JCS period.

The JCS required for 37,000 homes to be provided by 2026. The SHMA advises that a further
15,000 dwellings will be required between 2026 and 2036 within the districts of Norwich, South
Norfolk and Broadland.

North Norfolk and Breckland Council are currently in the early stages of their Local Plan process,
their plan periods will run from 2012 until 2036. The SHMA advises that the growth required in
those districts will be circa 25,000 dwellings in that period.

Natura 2000 sites

Natura 2000 sites are considered to be Special Areas of Conservation (SACs), Special Protection
Areas (SPAs) and RAMSAR sites (internationally important wetland sites). It is a requirement of
the Sustainability Appraisal, Habitats Regulations Assessment and Appropriate Assessment to
considered the direct and indirect effects of population growth upon the integrity of these sites.

A major consideration of population growth is the visitor pressures placed on publically
accessible Natura 2000 sites. These recreational pressures have been considered previously
through the adoption of the JCS and the Norwich, South Norfolk and Broadland Council Local
Plans. Many of the Natura 2000 sites had been scoped out through the sustainability appraisal
scoping process as unlikely to be detrimentally impacted upon by the growth projections.

On-site open space provision, delivery of strategic GI through investment and specific
allocations such as South Norfolk’'s Bawburgh Lakes site had been considered sufficient to
mitigate against any impacts which were considered possible on those vulnerable Natura 2000
sites.

In Broadland the onsite open space policy requirements are considered by many developers to
be onerous and at risk of making schemes unviable. The open space requirements which the
Council are seeking are a direct result of concerns raised by Natural England regarding impacts
on Natura 2000 sites.

South Norfolk Council are reliant on a strategy of creating access to the open countryside to
ensure that population pressures do not impact negatively on protected sites. This strategy
does not take into account that the open countryside is out of their control in terms of
accessibility and quality of recreational standard, it also assumes that the average resident is
fully aware of the rural footpath network. It should also be noted that the delivery of circa 70ha
of publically accessible open space at the Bawburgh Lakes site has not made any progress in
over ten years.

The strategies detailed above were devised to ensure that the Natura 2000 sites which had not
been scoped out from the relevant sustainability appraisals would be protected. However, it is
unclear if the scoping exercise undertaken by the Councils took account of the existing
deficiency in natural and semi natural public open space which was evidenced in each Councils
PPG17 study from 2007.

For example, the South Norfolk PPG17 study found that there were large scale deficiencies in
the supply of publically accessible Natural and Semi-Natural Greenspace, specifically 200ha in
the north west and south west of the District

The sustainability appraisal Scoping Report which accompanies the Call for Sites provides an
understanding that there is a need to protect and enhance nationally and internationally
protected nature conservation interests and geodiversity sites in and adjacent to the area, with
particular emphasis on reducing visitor pressure on and improving water quality in Natura 2000
sites and the wider habitats of the Broads.

However, the scoping report repeats the oversight of the previous SA’s undertaken for the Local
Plan process. There is no acknowledgement that the visitor pressures from new development
could be occurring because there is insufficient alternative natural greenspace available on site
or close to their site due to the delivery of strategic GI not coming forward. This would
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compound the evidenced existing problem of open space deficiencies which have not been
identified or addressed correctly through the JCS, South Norfolk Local Plan or Broadland Local
Plan.

Councils are not supplying sufficient accessible natural greenspace with a variety of
environments to satisfy the visitor demands on Natura 2000 sites; which will increase further
due to the proposed growth between now and 2036.

Therefore, it is considered that the scoping of impacts upon the Natura 2000 sites through the
Appropriate Assessment, Sustainability Appraisal and Habitats Regulations Assessment needs to
demonstrate that there is an understanding of the current open space deficiencies to ensure
that the in combination effects of the projected growth plans are fully understood.

SANG

It is understood that Natural England consider there to be a 7.5km catchment area for
publically accessible Natura 2000 sites. Therefore, increased visitor pressures which result from
population growth within the 7.5km catchment area need to be considered within the
scoping/sustainability exercise which accompanies the next iteration of the plan making
process.

At present the spatial distribution of the projected growth is not fixed however what is known is
that the designated sites have a catchment area which spreads across the majority of the three
partner Council’s areas.

Given the existing deficit in publically accessible natural and semi natural open space within
Broadland and South Norfolk, the unsustainable/undeliverable mitigation being promoted
through the respective Local Plans and the projected growth of the SHMA Councils it is
apparent that suitable alternative natural greenspace (SANG) will need to be sought to avoid
negative impacts being experienced at Natura 2000 sites.

The need for a variety of SANG's to be provided can be traced back to the evidence of the
PPG17 studies carried out by the respective Council partners. These studies detailed that a
range of opens spaces of natural and semi-natural open space needed to be provided for the
district Councils to meet Natural England’s ANGST recommendations.

These new spaces need to offer a variety of environments, provide for a range of walks, allow
for car parking at the larger sites, and be located within the 7.5km Natura 2000 catchment area
to provide for a successful SANG.

The long term management of the SANG can be offered to a variety of interested bodies ie
Parish Council, District Council or Norfolk Wildlife Trust or it could be through a private
management agreement.

Proposed Sites
Strategic Locations

Lanpro have been working with our clients to identify and secure sites which are within and
adjacent to the NPA. These sites have been identified as they are within the buffer zone of the
Norfolk Natura 2000 sites, they provide connections/enhancements to the JCS identified GI
corridors and they are within easy reach of growth locations.

The mapping exercise which we have undertaken shows the quantum of GI which we are
offering to act as SANG’s in or adjacent to strategic growth locations. We would anticipate that
these same locations will experience more growth through the new Greater Norwich Local Plan.

The plans detail clearly that all of our promoted sites are within the Natura 2000 buffer zones
and when compared to the JCS Key diagram and GI corridor maps our sites have the potential
to offer a range of opportunities for the Greater Norwich Local Plan.
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Sustainable Developments

The provision of high quality GI within each promoted site has been given careful consideration.
The GI will act as a benefit for the development and the surrounding locality in terms of its use,
but we have also given consideration to the form of the development and its interaction with
the wider landscape setting and characteristics.

The provision of GI at a rate which may be higher than the current policy requirements provides
for opportunities to create high quality design outcomes in built and natural form terms.

The quantum of housing proposed at each site is appropriate to the size of the settlement
which it would be related to. The biodiversity benefits which could also be introduced would
ensure that each development truly provided for a net gain for the natural environment.

The developments can provide social gains through increased recreational and sporting
opportunities which also lead to social inclusion gains.

The NPPG recognises that the provision of high quality GI can result in economic benefits for an
area as it attracts investment in both housing and business.

The provision of these sites as proposed will ensure that the future growth plans for the Greater
Norwich area will be more resilient to the potential for recreational pressures to impact on
vulnerable designated and non-designated sites. Across the 18 sites 143ha of public open space
can be created.

Deliverable and viable

As detailed on all of the separate submission forms we consider all of the promoted sites to be
deliverable and viable. Detailed viability information can be provided but as stated in this
representation previously Lanpro and their clients have identified and secured these promoted
sites on the basis that the Greater Norwich area is in need of SANG's.

The majority of these sites can be taken forward immediately and the Greater Norwich Local
Plan is therefore in a position to front load the provision of necessary GI to offset the
recreational pressures which may occur through population growth, especially in the post 2026
period.

July 2016



Greater Norwich Local Plan:
Call for Sites

Supporting Representation:
Green Infrastructure Strategy

Appendix 1 -
Sites Location







Greater Norwich Local Plan:
Call for Sites

Supporting Representation:
Green Infrastructure Strategy

Appendix 2 —
7.5 km Buffer around
Natura 2000 Sites and The Broads







Greater Norwich Local Plan:
Call for Sites

Supporting Representation:
Green Infrastructure Strategy

Appendix 3-
Proposed Sites on the Gl Network for
the Greater Norwich Area




o il me-harrf
Splxworth ko

1 ""'%,.5;

8l"lulbarton

_Elfotman

-

-.“-'

Stratto

|
ey L

JProposed Sites on the Green Infrastructure
Network for the Greater Norwich Area
1/150000 (A3)

@ North East Norwich - Wroxham - North Walsham Corridor

@ Norwich - Reepham - Aylsham Corridor

@ North West Norwich - Wymondham - Attleborough - Thetford Corridor

@ South West Nerwich - Wymaondham - Attleborough Corridor

@ South Norwich - Mulbarton - Diss Corridor '
(&) South Norwich ~ East Diss Corridor

@ Loddon - Beccles - Lowestoft Corridor

East Norwich - Brundall - Acle - Great Yarmouth Corridor V
" (3) Aylsham - Wroxham - Acle - Great Yarmouth Corridor

Great Yarmouth - Lowestoft Corridor

@ East Norwich - The Broads - Great Yarmouth Corridor

@ Acle - North Walsham - Aylsham - Cromer Corridor

® Lowestoft - Beccles - Bungay - Harleston - Diss - Thetford Corridor

l @ Northern Greater Norwich Area Green Infrastructure Corridor Network
@ Southern Greater Norwich Area Green Infrastructure Corridor Network

|:| Local Green Infrastructure Corridors
[E=3 Sub-Regional Green Infrastructure Corridor
Existing Main Urban Areas

‘,, I River Valleys & Wetlands

. Existing Green Infrastructure Sites
[Strategic Open Spaces & Core Biodiversity Areas, including S55Is and CW5Ss)

Il European & International Designated Wildlife Sites
& -

The Map of the Green
Infrastructure Network for
the Greater Norwich Area
has been extracted from
the Joint Core Strategy for
Norwich, Broadland, and
South Norfolk (2014).

Map Data © Google 2015

PROJECT TITLE
Norwich Policy Area Green

Infrastructure Strategy

PROJECT NUMBER

GLA001-0635

CLIENT

DRAWING TITLE

Proposed Sites on the
Green Infrastructure
Network for the Greater
Norwich Area

DRAWING NUMBER REV

003

SCALE
1/150000 (A3)

DATE
JUNE 2016

DRAWN BY

JBA

Lanproy

|Architecture and Urban Design|

House, 88 F
IMorwich, NR2 1EQ
01603 631 318
www. lanproservices couk




Greater Norwich Local Plan:
Call for Sites

Supporting Representation:
Green Infrastructure Strategy

Appendix 4 -
Proposed Sites on the
JCS Key Diagram




Reepham

<

Dereham
& King’s Lynn

\Hingham

nbridge
retford ,»

&

N

f\
./

Proposed Sites on the JCS Key Diagram
1/150000 (A3)

2 B

p

Aylsham [/
&

# North Walsham

BROADS

Lot tmat™ 0

--
th‘-'

K
-k

Lowestoft

AUTHORITY

L

—
“0".‘ G rea t \

Great Yar
>

Note

SUMMARY

Il Proposed Sites
| Joint Core Strategy Area

| | Norwich Urban Area

Broads Authority Area

Strategic Employment Sites
iy M?'gr Housing Growth
& Associated Facilities
wsws Norwich Northern Distributor
Road

we=== | ong Stratton Bypass
O Major Junction Improvements
e Bus Rapid Transit Corridor

= Green Infrastructure Priority
Corridors supporting key
?mwth locations
Other Green Infrastructure
opportunies throughout
the areal

@ MainTowns
@) KeyService Centres
A Roads

......... Railways

The JCS Key Diagram Map
has been extracted from
the Joint Core Strategy for
Norwich, Broadland, and
South Norfolk (2014).

Map Data © Google 2015

PROJECT TITLE
Norwich Policy Area Green

Infrastructure Strategy

PROJECT NUMBER

GLA001-0635

CLIENT

DRAWING TITLE
Proposed Sites on the JCS
Key Diagram

DRAWING NUMBER REV

004

SCALE

1150000 (A3)

DATE

JUNE 2016

DRAWN BY

JBA

Lanproy

House, B8 F
Morwich, NR2 1EQ
01603 631 318

www. lanproservices couk




Lanproy»

Appendix B






Lanproy»

Appendix C

INDICATIVE LAYOUT PLAN

33



!
al & ¥

el
= T

‘ '_;li'ii;‘; i
(it 1% - L&

| ,.‘11':1.‘," ol '!'\"l.‘
b} ) | _7_i X

et

AR
4l L!‘l

Note

SUMMARY

Y

Land Ownership
—— Site Boundary

Housing Net
[ Developable Area

B Green Infrastructure

Shared Road
o & Footways

| Road

Site Area 9.74 Ha

Net Developable Area 6.10 Ha
Gross Housing Density 10 Dw@Ha
Net Housing Density 16 Dw@Ha
No. Houses 100 Houses
Green Infrastructure  3.00 Ha

Green Infrastructure  31%

© Crown copyright and
database rights 2016

Ordnance Survey Licence
Number 0100031673

PROJECT TITLE

Caistor St. Edmund ||

PROJECT NUMBER

GLA012-0629

CLIENT

Glavenhill

DRAWING TITLE

Proposal Plan

DRAWING NUMBER REV

002 .

SCALE

1/2500 (A1) 1/5000 (A3)

DATE

JUNE 2016

DRAWN BY

JBA

Lanpro»

|Architecture and Urban Design|

Brettingham House, 98 Pottergate,
Norwich, NR2 1EQ

01603 631 319
www.lanproservices.co.uk




Lanproy»

Appendix D

ACCESS DESIGN



/4
N
4N
N |
Location Plan
1:5000(A1)
+
1 Option 1: Type 5 Carriageway
4.0m carriageway width
2 x 1.35m wide footways
4m Radii
N
7
./

Site Access Option 1: Type 5 Carriageway
1:200(A1)

I

N

4 h
)/

Site Access Option 2: Type 6 Mews
1:200(A1)

Option 2: Type 6 Mews

5.8m corridor width

to include 1 x 1.0m wide
pedestrian utility strip
Am Radii

Note

SUMMARY

== Site Boundary (Area:
46.43 Ha)

Proposed new
footway / pedestrian
corridor

PROJECT TITLE

Caister St.Edmund

PROJECT NUMBER

0629

CLIENT

DRAWING TITLE

Site Access Options

DRAWING NUMBER REV

0629/001 D

SCALE

1:200 (A1)

DATE

June 2016

DRAWN BY

EAE

|Architecture and Urban Design|

Brettingham House, 98 Pottergate,
Norwich, NR2 1EQ

01603 631 319
www.lanproservices.co.uk




Lanproy

Appendix E

PREVIOUS ECOLOGICAL OVERVIEW DOCUMENT SUBMITTED TO THE GREATER
NORWICH LOCAL PLAN CALL-FOR-SITES PROCESS BY LANPRO IN JULY 2016

35



aspect ccoooy

Briefing Note

Site: Caistor St. Edmund (5013)
Preliminary Ecological Overview

July 2016

1 Introduction

1.1 Aspect Ecology has been appointed to provide ecological input in respect of potential
development of a site at Caistor St. Edmund. This Briefing Note sets out a preliminary ecological
overview of the site, likely constraints, and the ecological deliverability of potential
development of this site. This initial assessment is based on the results of a desktop study of
free resources (including MAGIC and the Woodland Trust Database) and a review of aerial
photography. A full desktop study is currently being undertaken and records from Norfolk
Biodiversity Information Service (NBIS) are pending.

2 Overview of the Ecological Status of the Site

Likely Constraint | Moderate

Notes No statutory nature conservation designations are present within or immediately
adjacent to the site. A number of international statutory designations are present
within 15 km of the site, including: Broadland Special Protection Area (SPA) and
Ramsar Site, Norfolk Valley Fens Special Area of Conservation (SAC), River
Wensum SAC, and The Broads SAC. A portion of the site falls within relevant
Impact Risk Zones for a number of Sites of Special Scientific Interest (SSSls).

The most likely constraints would relate to effects from increased recreational
pressure and water quality issues. Likely significant effects could most likely be
ruled out with provision of high quality green space within the proposed
development and a well-designed Sustainable Drainage System (SuDS), see
section 3 below.

Likely Constraint | Moderate

Notes The site is situated adjacent to a small residential settlement near Caistor St.
Edmund, largely surrounded by mixed farmland with associated hedgerows, and
areas of woodland.

The site comprises a series of arable and grassland fields, woodland, ponds, and
buildings to the north and south of Caistor Lane. A number of ponds are also
present within 250 m of the site boundary.

Aspect Ecology « Hardwick Business Park « Noral Way « Banbury « OX16 2AF « Tel: 01295 276066 « www.aspect-ecology.com
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Database within the site.

present.

Three blocks of woodland present within the site are listed as the Priority Habitat:
Deciduous Woodland with one also listed as Ancient Semi-natural Woodland.
Additionally, a small number of veteran trees are listed on the Woodlands Trust

Habitats of elevated ecological value within the site that would constrain
potential development are woodland (particularly the ancient woodland),
hedgerows, trees, and substantial areas of species-rich grassland should they be

3 Ecological Deliverability

Statutory Desighations — some constraints currently anticipated, but these could be mitigated

3.1 The Joint Core Strategy for Greater Norwich (adopted March 2011 with amendments adopted
into the South Norfolk Local Plan January 2014) includes specific measures in relation to
developments likely to have an adverse impact on the Broadland SPA / Ramsar site and The

Broads SAC. Policy 18 states that:

“Harmful impacts will be avoided, for example through the provision of informal open space
and attractions that complement the attractions of the Broads area and prevent excess visitor

pressure”

3.2 The South Norfolk Local Plan also includes a number of Neighbourhood Development Plans; no
current plan exists for Caistor St. Edmund. The Joint Core Strategy erroneously recorded Caistor
St. Edmunds as an ‘Other Village’, within which only limited infill development can occur; as
such, the South Norfolk Local Plan currently identifies the area as a Small Rural Community
with no defined development boundary. Consequently, it is unclear if the Habitats Regulations
Assessment (HRA) undertaken of the Site Specific Allocations and Policies Document? considers

larger-scale development within this area.

33 Nevertheless, the aforementioned HRA concluded that Appropriate Assessment for any of the
international designations was unlikely to be required. As such, it is likely that closer inspection
of Local Policies and, if necessary, correspondence with Natural England through the
Discretionary Advice Service will be sufficient to inform suitable mitigation for potential effects
on nearby statutory designations. Consequently, it is considered that potential effects on
nearby statutory designations resulting from an increase in recreational pressure can be

mitigated by the provision of well-designed open space.

3.4 As such, based on this initial assessment, no significant constraints are currently anticipated
which may affect deliverability of development of this site, in terms of statutory designations.
Following a more detailed view of Local Policy and the proposals for the site, a document to

inform a Habitats Regulations Assessment may need to be produced.

35 It should be noted that information on non-statutory designations is pending from NBIS.

1

Document, Wymondham Area Action Plan, Long Stratton Area Action Plan and Cringleford Neighbourhood Development Plan,
undertaken for South Norfolk Council.

5013 Briefing Note BN1 vfl
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3.6

3.7

3.8

3.9

4.1

Habitats and Fauna — some potential constraints currently anticipated which could be
mitigated

Based on this initial assessment, constraints have been identified at this stage in relation to
habitats, albeit these constraints could be mitigated. The ancient woodland within the site is
currently considered to comprise the largest constraint in terms of habitats, followed by the
other deciduous woodlands. Ancient woodland is an irreplaceable habitat and as such should
be fully retained, and protected from degradation during construction and operational phases
of any development, for example through mitigation, buffering (minimum 15 m), access
control, and habitat management.

The other blocks of Priority Habitat Woodland should also be retained as far as possible and
protected during construction and operational phases. As such, the proposals are largely
constrained to retain these habitats together with appropriate buffers. The ancient woodland
in particular will require a sizeable greenspace buffer and consideration of minimising
recreational impact. However, creation of these buffer habitats where arable land currently
extends to the boundary of the woodlands may be presented as a significant ecological
enhancement in a planning application.

The majority of the rest of the site appears to comprise habitats of limited ecological value (i.e.
arable land) for which there are few inherent constraints in terms of habitats. Effects on other
habitats (for example temporary and permanent losses) can be mitigated by retaining and
safeguarding the majority of key habitats such as the hedgerows and associated trees, and any
areas of species-rich grassland should they be present. Retained habitats should not abut
residential gardens and should be accessible by management teams for ongoing ecologically-
sensitive management. Alternatively, mitigation for a number of small losses of these habitats
may be achieved through the creation of new habitats. In accordance with the NERC Act,
incorporating habitat creation/enhancements (such as creation of flower-rich grassland),
utilisation of native species in soft landscaping, and appropriate siting of areas of open space
to buffer key habitats from areas of built development will benefit ecological deliverability.

Based on this initial assessment, in terms of fauna, the site and adjacent/nearby habitats
potentially offers opportunities for nesting birds, roosting bats (trees and buildings),
foraging / commuting bats, and reptiles and amphibians. Recommendations for further survey
work on the aforementioned species will require clarification on completion of a Phase 1
Habitat Survey and data returned from NBIS. However, it is considered that, in the event
protected species are present, mitigation would be achievable through retention of the
aforementioned habitats, selective timing of works, and licence applications where required.

Summary

With sensitive design, it is considered the site would be safely developed without significant
ecological harm. Sensitive design will involve incorporating retention and, where appropriate,
buffering of habitats of ecological value such as woodlands, hedgerows, trees, and ponds, and
provision of accessible green infrastructure for new residents. To avoid potential effects of
nearby statutory designations, an effective SuDS would be required for the development.

5013 Briefing Note BN1 vfl 3
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| @éﬁ? The Planning Inspectorate

A

Appeal Decision

Hearing held on 28 October 2015
Site visit made on 28 October 2015

by Claire Victory BA (Hons) BPI MRTPI
an Inspector appointed by the Secretary of State for Communities and Local Government

Decision date: 11 December 2015

Appeal Ref: APP/L2630/W/15/3039128
Land north of Heath Farm, Caistor Lane, Caistor St. Edmund, Norfolk NR14
8RB

e The appeal is made under section 78 of the Town and Country Planning Act 1990
against a refusal to grant outline planning permission.

e The appeal is made by Mrs Val Hope against the decision of South Norfolk District
Council.

e The application Ref 2014/1302/0, dated 24 June 2014, was refused by notice dated
17 December 2014.

e The development proposed is the erection of 16 dwellings (5 affordable, 11 market) and
proposed access to the south of Caistor Lane.

Decision

1. The appeal is allowed and planning permission is granted for the erection of 16
dwellings (5 affordable, 11 market) and proposed access to the south of Caistor
Lane at land north of Heath Farm, Caistor Lane, Caistor St. Edmund, Norfolk,
NR14 8RB in accordance with the terms of the application, Ref 2014/1302/0,
dated 24 June 2014, and subject to the conditions in the following schedule.

Application for Costs

2. A costs application was submitted at the hearing by the appellant. This is the
subject of a separate decision.

Preliminary Matters

3. The appeal is made in outline with all matters except access reserved for future
consideration. Drawing 4737 101 Rev C provides an indicative layout and
accommodation schedule, and | have determined the appeal on that basis.

4. The Council submitted a statement at the hearing confirming that its Local Plan
- Development Management (LPDM) and Local Plan - Site Allocations (LPSA)
Development Plan Documents were adopted on 26 October 2015. The
statement confirms that Policy ENV 8 of the South Norfolk Local Plan (2003),
referred to on the Decision Notice has been superseded by LPDM Policy DM 1.3.
For the avoidance of doubt | have determined the appeal in accordance with
policies in the LPDM and LPSA.

5. A planning obligation was submitted at the hearing, to provide 5 affordable
dwellings as part of the development, and for the provision and maintenance of
the proposed children’s play area. | shall deal with this matter in more detail
below.

www.planningportal.gov.uk/planninginspectorate
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6. The Council withdrew its sole reason for refusal prior to the hearing.
Notwithstanding the removal of all objections to the proposed development by
the Council, it remains for the appeal to be determined afresh with regard to
the planning issues arising.

Main Issue

7. Having regard to the representations received and my observations on site, the
main issue in the appeal is whether the proposal would represent a sustainable
form of development.

Reasons

8. The appeal site is formed of two grassed paddocks on either side of a farm
track to the south of Caistor Lane. To the north, west and east of the site are
the rear gardens of residential properties on Caistor Lane and St Edmund
Close. A pond and copse of trees are located to the south of the western
paddock, and the eastern paddock wraps around a bungalow at Heath Farm in
an L-shape. The track continues to the south to service the various farm
buildings, which are surrounded by open countryside.

9. Policy DM 1.3 of the LPDM applies the spatial strategy for the broad location
and scale of new housing as set out in the Joint Core Strategy for Broadland,
Norwich and South Norfolk (JCS) (2011, amended in 2014), to development
management decisions in South Norfolk District. The policy directs new
development to a hierarchy of settlements, including Key Service Centres, and
advises that permission for development in the countryside outside of defined
development settlement boundaries will only be granted either where specific
LPDM policies allow, or where it would demonstrate overriding benefits in terms
of economic, social and environment dimensions. This latter criterion is framed
in LPDM Policy DM 1.1 in terms of the presumption in favour of sustainable
development as set out in the National Planning Policy Framework (the
Framework).

10. The site lies outside the defined settlement boundary of Porlingland/
Framingham Earl Key Service Centre as defined on map 009 of the LPSA.
However, the parties are in agreement that the Council cannot demonstrate a
five year supply of deliverable housing sites. Paragraph 49 of the Framework
states that where the Council’s policies for the supply of housing are out of
date at the time of making the decision, proposals cannot be refused solely on
the basis that a site is outside the development boundary. Further to the
above, a presumption in favour of sustainable development applies in
accordance with paragraph 14 of the Framework, and LPDM Policy DM 1.1
unless there would be adverse impacts of significant and demonstrable harm
would outweigh the benefits of the scheme, when assessed against the
development plan as a whole.

11. Section 4 of the LPSA describes the Key Service Centre of Poringland/
Framingham Earl as having a wide range of facilities, including a primary and
secondary school; village hall and community centre; two GP surgeries,
dentist; post office; library; and a variety of shops and services. The
settlement boundary on map 009 is drawn along the rear of properties to the
south of Caistor Lane and excludes No 4 St Edmund Lane so that it does not
abut the appeal site. Nevertheless, the site is just a few metres outside the
settlement and would therefore have ready access to the above mentioned

www.planningportal.gov.uk/planninginspectorate 2
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shops and services, including a post office and convenience store and
secondary school on Norwich Road a short walk away. Furthermore, there are
bus stops on Norwich Road close to the junction with Caistor Lane that are
served by two regular bus services to Norwich and other centres. The
appellant has also agreed to provide a footway between the site access road
and Norwich Road along the southern side of Caistor Lane, where currently
none exists.

12. The appeal scheme would also provide 16 dwellings within a District which has
an acknowledged undersupply of housing, 33% of which would be affordable
housing, secured by a planning obligation. In addition, the obligation would
enable the provision and ongoing maintenance of an equipped children’s play
space in the south west corner of the site. Accordingly | consider that the
social dimension of sustainable development would be met.

13. With regard to the economic dimension, there would be a modest benefit to the
local economy in the short term from the construction of the appeal scheme,
and in the longer term the new occupants of the dwellings would support shops
and services in Porlingland, Framingham Earl and other nearby centres.

14. Turning to the environmental strand, the Council asserts that there would be
harm by virtue of the site being outside defined development boundaries, but
the appeal site is enclosed on three sides by residential properties, and by the
farm to the south and thus the immediate context of the site is of built
development rather than open countryside. The nature of the location to the
rear of existing dwellings means that views of the development would be very
limited from Caistor Lane, and woodland to the east provides substantial
screening of the site when travelling along Caistor Lane west of the access
road. As such, there would be no harm to the character and appearance of the
area. Furthermore, the detailed design of the dwellings and boundary
treatment would be dealt with as reserved matters, and for reasons that follow,
concerns regarding the environmental impacts of the proposal can be overcome
by suitable conditions. Consequently, the proposal would satisfy the
environmental dimension of sustainable development.

15. I conclude therefore conclude that the development would constitute
sustainable development, when assessed against the policies in the Framework
as a whole, in accordance with LPDM Policy DM 1.1 and paragraph 14 of the
Framework. Thus it would accord with national policy.

Other Matters

16. The Council requires planning contributions for affordable housing and
children’s play space, in accordance with JCS Policy 4, which requires 33% of
the dwellings in schemes of 16 or more dwellings to be affordable housing, and
LPDM Policy DM 3.15%, which requires new housing development to provide for
outdoor play facilities and recreational open space. This is supported by
Recreational Open Space Requirements for Residential Areas Supplementary
Planning Guidance (1994), which requires a minimum of 400sgm of children’s
play space to be provided for proposals of 15-24 dwellings, and for the space
to relate well to the dwellings.

1 LPDM Policy DM 3.15 supersedes Policy LE17 of the South Norfolk Local Plan (2003) but the requirements for
children’s play space insofar as they relate to the appeal remain unchanged.
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17.

18.

19.

20.

21.

Although only indicative, the submitted layout and accommodation schedule
suggests that most of the dwellings within the scheme would be houses of 2 or
more bedrooms able to accommodate families. As such | consider there would
be likely to be a demand for children’s play space generated by the
development. | am therefore satisfied that the contributions sought would be
necessary to make the development acceptable in planning terms, are directly
related to the development and fairly and reasonably related in scale and kind.
A planning obligation was submitted at the hearing, which provides for an on-
site local play space (LAP) of at least 400 sgm and a commuted sum towards
maintenance of the open space for a period of ten years. The Council has also
confirmed that the proposal would meet the Council’s requirements for
affordable housing. Accordingly, | consider the development would make
adequate provision for affordable housing and infrastructure and would comply
with the Community Infrastructure Levy Regulations 2010 and paragraph 204
of the Framework.

The planning obligation does not include provision of the proposed off-site
access improvements to provide a footway along the southern side of Caistor
Lane, but agree that this could be secured by condition. The Planning Practice
Guidance (the Guidance) advises that negatively worded ‘Grampian style’
conditions should not be used other than in exceptional circumstances, such as
for major, complex schemes, but the appeal proposal is for major housing
development where there is a need to significantly boost supply, and thus |
consider that such a condition (condition 7 of the attached schedule) would be
appropriate in this particular instance, in the interests of highway safety.

Concerns have been raised about potential for conflict between pedestrians and
domestic and/or farm vehicles along the access track if the appeal were
allowed, but the Council confirmed that the proposal would not result in any
adverse impact on highway safety in the vicinity of the site and there is no
objection from the Highways Authority. Furthermore, the site layout is
indicative and can be refined at reserved matters stage so as to minimise
potential risks through design.

Despite some locally expressed concerns regarding the adequacy of surface
water drainage in the locality, there is no technical objection raised by the
Environment Agency or the Council subject to a condition requiring full details
of the proposed surface water drainage, as shown on drawing 04A of the Flood
Risk Assessment submitted, to prevent increased surface water run-off over
neighbouring properties or an increase in flood risk elsewhere (condition 8).

Finally, there are concerns from the occupiers of neighbouring properties that
the development may lead to overlooking, in particular to habitable windows in
the eastern elevation of No 4 St Edmund Close, but the proposal is in outline
and I am satisfied that this matter can be overcome by consideration of the
layout and appearance at reserved matters stage, to safeguard the residential
amenity of neighbouring occupiers.

Conditions

22.

I have found that the development would be acceptable subject to the
imposition of certain conditions, imposed with regard to the Guidance. In
addition to the conditions already referred to above, other conditions are
imposed generally in accordance with those suggested by the Council and
agreed by the appellant, with minor editing to reduce repetition and for clarity.
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I have also omitted reference to consideration of amendments to approved
details to avoid uncertainty. All the conditions are required to ensure the
implementation of the development without unacceptable planning impacts and
meet the tests in paragraph 206 of the Framework.

23. | have attached conditions limiting the life of the planning permission (1) and
setting out requirements for the reserved matters in accordance with the
requirements of the Act (2). For the avoidance of doubt and in the interest of
proper planning | shall also require compliance with the approved plans (3).

24. Details of proposed roads, footpaths, parking provision and turning areas (4),
along with provision for on-site parking for construction workers (5) and on-
site wheel cleaning (6) are all required in the interests of highway safety.

25. A scheme requiring details of ecological mitigation measures is necessary to
protect biodiversity interests, and details of hard and soft landscaping (9) and
tree protection (12),(13), are required to be submitted to and approved by the
local planning authority in the interests of visual amenity. Details of boundary
treatment (10) and existing and proposed site levels (17) are necessary to
safeguard the residential amenity of neighbouring occupiers.

26. Details of water (14) and energy efficiency (15) measures are required to
ensure an energy efficient and sustainable development in accordance with JCS
Policy 3. The Historic Environment Service has stated that there are historic
crop marks and a projected line of a Roman road running through the site,
indicating that there may be heritage assets with archaeological interest buried
in the locality. | shall therefore require a Written Scheme of Investigation for
archaeological works to be submitted and approved to safeguard these heritage
assets (16). Provision and retention of a water hydrant within the site is
required, as specified by the Norfolk Fire and Rescue Service, due to the
distance from existing infrastructure (18).

27. Finally, due to the proximity to the farm, it is necessary to impose a condition
requiring investigation of any contaminated land not previously identified (19).

Conclusion

28. For the above reasons and with due regard to all other matters raised, |
conclude that the appeal should succeed.

Claire Victory

INSPECTOR
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APPEARANCES

For the Council:

Mrs Tracy Lincoln Planning Officer

Mr Simon Marjoram Planning Policy Officer

For the Appellant:

Mr Jason Parker Parker Planning Services

DOCUMENTS SUBMITTED AT THE HEARING

1

Application for costs, including Costs Decision (APP/L2630/W/15/3005707),
submitted by the Appellant

Statement on the status of the development plan (LPA Doc 1), submitted by
the Council

Extracts from LPDM and LPSA, adopted on 26 October 2015, submitted by the
Council

Planning Obligation, signed and executed on 26 October 2015, submitted by
the Council

Housing Land Supply Joint Position Statement (Cringleford Appeal), submitted
by the Council

Appeal Decision and Costs Decision (APP/L2630/W/15/3003743), submitted by
the Council
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Schedule of Conditions

1.

Application for the approval of the reserved matters must be made before
the expiration of three years from the date of this permission. The
development hereby permitted should be begun before the expiration of two
years from the date of approval of the last of the reserved matters to be
approved.

. No development shall take place until the plans and descriptions giving

details of the reserved matters referred to above shall have been submitted
to and approved in writing by the local planning authority. These plans and
descriptions shall relate to the appearance, scale, landscaping and layout of
any building to be erected together with the precise details of the type and
colour of the materials to be used in their construction.

The development shall be constructed in accordance with the approved
drawings: site location plan drawing 100 Rev B; proposed site plan 101 Rev
C; and land ownership site plan 102.

Prior to the commencement of the development hereby permitted full details
(in the form of scaled plans and/or written specifications) shall be submitted
to and approved in writing by the local planning authority in consultation
with the highway authority in respect of roads, footways, cycleways, foul and
on-site water drainage, parking provision and turning areas.

Development shall not commence until a scheme detailing provision for on-
site parking for construction workers for the duration of the construction
period has been submitted to and approved in writing by the local planning
authority in consultation with the highway authority. The scheme shall be
implemented throughout the construction period.

No works shall commence on site until the details of wheel cleaning facilities
for construction vehicles have been submitted to and approved in writing by
the local planning authority in consultation with the highway authority. For
the duration of the construction period all traffic associated with the
construction of the development hereby permitted will use the approved
wheel cleaning facilities.

. Notwithstanding the details indicated on the submitted drawings no works

shall commence on site until a detailed scheme for the off-site highway
improvement works as indicated on drawing number 4737-101-RevC have
been submitted to and approved in writing by the local planning authority in
consultation with the highway authority. The off-site highway improvements
shall be completed to the written satisfaction of the local planning authority
in consultation with the highway authority prior to the first occupation of the
development hereby permitted.

Prior to the commencement of work on site, full details of the means of
surface water drainage shall be submitted to and agreed in writing with the
local planning authority. The details should follow the Flood Risk
Assessment (FRA, dated 18 June 2014 Rev 0, produced by Amazi), letter
from Amazi dated 15 October 2014, additional supporting calculations,
drawing figure 04A, and the following mitigation measures detailed within
the FRA:
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i. Limiting the surface water run-off generated by the critical storm in all
rainfall events up to and including the 1 in 100 year return period
event including allowance for climate change so that it will not exceed
the run-off from the undeveloped site and not increase the risk of
flooding off-site.

ii.  Provision of surface water storage on site (as shown by drawing Fig
04A) to accommodate the volume of surface water produced by the
contributing areas in all events up to and including the 1 in 100 year
return period rainfall event, including allowances for climate change
when working to the restricted discharge rates detailed in Amazi letter
dated 15 October 2014.

iii.  Details shall be provided of how the scheme shall be maintained and
managed after completion to ensure it operates as designed for the
lifetime of the development.

iv.  Proposed site levels and slab levels shall be carefully designed
following flood routing investigations to ensure that the proposed
development does not flood and the flood risk to the surrounding area
is not increased.

The mitigation measures shall be fully implemented prior to occupation and
subsequently in accordance with the timing / phasing arrangements
embodied within the scheme. The development shall be carried out in
accordance with the approved details prior to the first occupation and shall
be retained as such thereafter. It should be noted that it is the landowner’s
responsibility to ensure adequate drainage of the site so as to not adversely
affect surrounding land, property or highway.

9. No development shall take place until full details of both hard and soft
landscape works have been submitted to and approved in writing by the
local planning authority. These works shall include proposed finished levels
or contours; means of enclosure; car parking layouts, other vehicles and
pedestrian access and circulation areas; hard surfacing materials; minor
artefacts and structures (e.g. furniture, play equipment, refuse
storage/collection areas, lighting etc.); proposed and existing functional
services above and below ground (e.g. drainage, power, communication
cables, pipelines etc.); retained historical landscape features and proposals
for restoration where relevant. Soft landscaping shall include planting plans;
written specifications (including cultivation and other operations associated
with plant and grass establishment); schedules of plants, noting species,
plant sizes and proposed numbers/densities where appropriate;
implementation programme. If within a period of five years from the date of
planting, any tree or plant is removed, uprooted or is destroyed or dies, or
becomes in the opinion of the local planning authority seriously damaged or
defective, another tree or plant of the same species and size as that
originally planted shall be planted at the same place. These works shall all
be carried out as approved.

10.No development shall take place until a plan indicating the positions, design,
materials and type of boundary treatment to be erected shall be submitted
to and approved in writing by the local planning authority. The boundary
treatment shall be completed before the buildings are first occupied.
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Development shall be carried out in accordance with the approved details
and retained as such thereafter.

11.The development hereby permitted shall be carried out in accordance with
the mitigation measures in the submitted ecological report dated June 2014.

12.No trees or hedges shall be cut down, uprooted, destroyed, lopped or
topped, other than in accordance with the approved plans and particulars.
Any trees or hedges removed without consent shall be replaced during the
next planting season November to March with trees of such size and species
as agreed in writing with the local planning authority.

13. No works or development shall take place until a Tree Protection Plan (and
accompanying Method Statements if appropriate) have been submitted to
and approved by the local planning authority, with reference to BS5837
Trees in Relation to Construction. All approved tree protection measures are
to be installed prior to the commencement of the development hereby
permitted. The approved tree protection measures are to be maintained in
good condition and observed throughout the construction period. The
following activities may not be undertaken at any time within the identified
Construction Exclusion Zones and fenced areas: storage and/or siting of
vehicles, fuel, materials, site huts or other buildings or ancillary equipment;
raising or lowering of ground levels; installation of underground services,
drains etc.

14.The development hereby approved shall be designed and built to achieve a
water consumption rate of no more than 105 litres per person per day. No
occupation of any dwellings shall take place until an assessment which
relates to that dwelling and which confirms that the development has been
constructed in accordance with the above requirement for water usage has
been submitted to and agreed in writing by the local planning authority. All
completed water conservation measures identified shall be installed in
accordance with the approved details prior to the first occupation of any
dwelling hereby permitted and retained as such thereafter.

15.No development shall take place until a scheme for generating a minimum of
10% of the predicted energy requirement of the development from
decentralised renewable and/or low carbon sources (as defined in the
National Planning Policy Framework or successor document) has been
submitted to and approved in writing by the local planning authority. No
dwelling shall be occupied until the approved scheme has been implemented
and made operational. The approved scheme shall remain operational
thereafter.

16.No development shall take place until a Written Scheme of Investigation
(WSI) for a programme of archaeological works has been submitted to and
approved by the local planning authority in writing. The scheme shall
include: an assessment of the significance of heritage assets present; a
programme and methodology of site investigation and recording; a
programme for post investigation assessment of recovered material;
provision to be made for analysis of the site investigation and recording;
provision for the publication and dissemination of the analysis and records of
the site investigation; provision for archive deposition of the analysis and
records of the site investigation; nomination of a competent person or
persons/organisation to undertake the works set out in the WSI. No
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demolition/development shall take place other than in accordance with the
WSI. The development shall not be occupied until the WSI scheme has been
implemented as set out above.

17.No development shall take place until details of the existing site levels,
proposed finished floor levels of the dwellings, and the proposed finished
ground levels of the site, relative to a datum point which is to remain
undisturbed during the development have been submitted to and agreed in
writing by the local planning authority. The details shall also provide
comparative levels of eaves and ridge heights of adjoining properties and
details of the levels of any existing or boundary treatments. The
development shall be carried out in accordance with the approved details.

18.No development shall commence on site until a scheme has been submitted
to and agreed by the Council for the provision of a hydrant (served by mains
water supply on a minimum 90mm main). No dwelling shall be occupied
until the hydrant serving the properties has been provided to the satisfaction
of the local planning authority. It shall be retained as such thereafter.

19.1n the event that contamination that was not previously identified is found at
any time when carrying out the development hereby permitted, it must be
reported in writing immediately to the local planning authority. All
development shall cease and shall not recommence until a report is
submitted to and approved by the local planning authority that includes
results of an investigation and risk assessment together with proposed
remediation scheme to deal with the risk identified; and the agreed
remediation scheme has been carried out and a validation report
demonstrating its effectiveness has been approved in writing by the local
planning authority.
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