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Dear Annette  

 

Ref: Response to Matters, Issues and Questions for VCHAP Examination   

Site: Land north of Blacksmiths Gardens, Thurlton 

Cluster reference: Cluster 40: Thurlton and Norton Subcourse (27)  

Allocation reference: THU1 (12) 

 

Ahead of the Examination of the South Norfolk Village Clusters Housing Allocations Plan (VCHAP), 

I have provided responses to the Standard Questions for Each Allocation set out within the Matters, 

Issues and Questions in relation to the land north of Blacksmiths Gardens, Thurlton, on behalf of my 

client, Steven Collen.   

 

a) Has the site been allocated previously or is it a new allocation?  

 

The site is a new allocation.  

 

b) Does the site have planning permission and/or are there current applications under 

consideration?  

 

There are no planning permissions or applications on the site.  

 

c) What is the land currently used for, what is the ownership position and is the site currently being 

promoted by a developer? Are there any site occupiers/leaseholders who would be affected, if 

so how?  

 

The site is owned by O C Collen & Son and is being farmed for arable crop. There are no occupiers 

or leaseholders affected.  
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d) Is the site sustainably located in relation to village services and facilities? Where is the nearest 

(a) primary school (b) convenience shop (c) village hall (d) recreation ground (e) other key 

facilities? How accessible are these for walkers and cyclists, in the case of walkers for example by 

continuous footways?  

 

The site is in a central location in the southern part of the village, within walking distance of 

numerous facilities including:  

 

a) Thurlton Primary School – 0.6 miles / 2 minute drive / 13 minute walk by road. However, the 

school can also be accessed via the public footpath which runs from the site, north towards 

Church Road, emerging immediately opposite the primary school. It can therefore be reached 

on foot without walking on a road.  

 

Thurlton Pre-School – 0.4 miles / 2 minute drive / 8 minute walk / 2 minute cycle  

 

b) Thurlton Community Store – 0.3 miles / 1 minute drive / 6 minute walk / 2 minute cycle   

 

c) Norton, Thurlton and Thorpe Village Hall - 0.3 miles / 1 minute drive / 6 minute walk / 2 minute 

cycle   

 

d) Playing field/recreation ground at the Village Hall - 0.3 miles / 1 minute drive / 6 minute walk / 

2 minute cycle   

 

e) The village also benefits from community allotments, close to the primary school, Thurlton Bowls 

Club and the Queen’s Head public house, all within walking distance.  The primary school, 

allotments and bowls club can all be reached via the public right of way mentioned above, 

meaning residents can walk to these facilities without walking on a public highway.  

 

e) Would the landscape and other physical impacts of the housing allocation be acceptable? 

Would it be acceptable in relation to the character and appearance of the area? How does it 

relate to the existing built-up area of the settlement? Are there any other significant constraints?  

 

The site is very well concealed behind a row of houses, and is not visible from the surrounding 

roads. The allocation wording proposes boundary treatments to minimise visual impact on the 

footpath, which is supported.   

 

The site is in a logical location for development, with the site to the south-east, also owned by our 

Client, having been recently developed. There are no potential impacts on heritage assets or 

ecological features.  

 

f) Is the access and site acceptable in highway terms?  
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Access is proposed through Blacksmiths Gardens, not directly from Beccles Road, though the 

existing farm track could provide a footpath/cycle link. This limits the number of dwellings to 12. 

Durrants has engaged in initial discussions with County Highways and the Council’s policy team 

following advise from a transport consultant, which is how the 12 dwelling limit was agreed upon. 

We are confident on this basis that a satisfactory access can be achieved.  

 

g) Is the estimate of site capacity justified?  

 

The 12 units was determined by the capacity of Blacksmiths Gardens. This represents a fairly low 

density of development at 15dph, but given the rural location and the access constraints, this is 

deemed acceptable and justified.  

 

h) Are the site-specific requirements for development of the site justified, consistent with national 

policy and would they be effective?  

 

We consider the proposed allocation wording to meet these tests.  

 

i) Would development of the site be viable, including the delivery of policy compliant affordable 

housing? 

 

The site is considered to be viable including 33% affordable housing. Durrants has an in-house Land 

& New Homes team and are confident that there will be demand for the site and plots. The 

previous site at Blacksmiths Gardens sold very well.  

 

j) Overall, is the site deliverable within the plan period? When is development likely to commence? 

Has the landowner/developer confirmed this? 

 

Assuming the VCHAP is adopted in April/May 2026, the site will be marketed for sale to a developer 

immediately thereafter, with a sale agreed July/August 2026, planning application submitted 

Winter 2026, permission granted Spring/Summer 2027 and start on site later in 2027. The landowner 

has confirmed these dates are achievable as the site can be sold at the earliest opportunity.  

 

Yours sincerely,  

 

 

Jasmine Philpott M.Sc. MRTPI AssocRICS 

Senior Planner & Development Surveyor  

  

 
  


