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Summary 

Wicklewood is a rural settlement of 407 households set on an elevated plateau surrounded by open 
farmland.  
The village offers limited employment opportunities.  
It has no secondary schools, shops, GP surgery, dentist, banking, library and other key facilities. 
Existing infrastructure such as primary school places, sewage disposal and surface water drainage are 
already inadequate for the current population. 
The combined housing allocations of 52 new dwellings represent a disproportionate increase (13%) in 
the size of the village. 
The proposed sites are on high grade farmland1 outside the established development boundary of the 
village; set apart from the existing built-up area. 
The proposed sites are prominent in the landscape and would be an intrusion into the wider 
landscape to the south of the village. 
Previous attempts to develop these sites have been denied on the grounds that they would destroy 
the essentially rural character of this open and prominent landscape. 
The proposed development would require significant roadworks that would negatively affect the rural 
character of the village entrance and create traffic hazards. 
The proposed allocation of 52 new dwellings in Wicklewood is part of a disproportionately high 
concentration of housing allocation clusters around Wymondham that lacks appropriate balance 
when compared with, for example, the allocation of 0 dwellings to 11 of the other potential clusters 
in the region. 
The Parish Council are keen to support appropriate development but respectfully submit that the 
proposed allocation is out of proportion to the existing settlement, flies in the face of previous 
planning policy, would be unsustainable in terms of current services and infrastructure and fails to 
accurately and appropriately evaluate the potential of alternative sites within the existing 
Wicklewood settlement and elsewhere in the region. 
 
Addressing these in more detail we believe the proposals for Wicklewood fail to adequately address 
three key areas of concern:  
1. Character of the landscape and scale of development 
2. Capacity of essential services and infrastructure 
3. Assessment process 
 

 
1 Source: SNC VCHAP Site Assessments: Wicklewood 
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1. Character and scale 

Character 

SNVC objective 3 states – ‘Ensure that the scale, location and density of housing is well related to the 
form and character of existing villages, protects the historic environment, including protected 
landscapes, and ensures appropriate landscaping measures are delivered as part of new 
development.’  South Norfolk Council’s own landscape assessment for this area, Character Area E3: 
Hingham-Mattishall Plateau, states “the overall strategy is to conserve the peaceful, undisturbed 
character of the Hingham-Mattishall Plateau Farmland with its open views.” 
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The proposed development would destroy the large central open area and views of the surrounding 

countryside that contribute to the rural character of the village. Previous planning applications in this 

area have been refused on the grounds of obstructing these views. No amount of sensitive landscaping 
can replace a landscape that has been identified as needing protection as is the case in Wicklewood. 
 
Previous planning applications for these sites have also been refused due to them being on the opposite 

side of the road to the main village. Building on new greenfield sites, detached from existing historic 
development, which would require carriageway widening on The Green from a single track lane to a 
width of 5.5 metres, installation of pedestrian pavements and a crossing point across Hackford Road 
to improve connectivity to the existing settlement, would be the antithesis of conservation of the 
peaceful, undisturbed character of this much cherished and special landscape.   
 

 
 
The Green and WIC1 site location. 
 

Scale 

Wicklewood is a rural settlement of just 407 households with very few employment opportunities and 
no infrastructure beyond the village public house, primary school, village hall and modest 
play/recreation facilities. 
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 Wicklewood village play/recreation area is limited. 
 
The only village shop closed a quarter of a century ago. 
 

 
 
Former village shop: closed in the early 2000s. 
 
The combined housing allocations of 52 new dwellings represent a significant increase (13%) in the 
size of the village. Such a disproportionate increase would impose insuperable demands on the 
capacity of existing services such as school places, drainage, sewerage, road capacity, recreation and 
leisure.   

2. Capacity 

School places 

The local school already runs at virtually full capacity with 182 pupils. While there are some spare 
spaces in the Reception Class (5 available places) and Year 6 (6 available places) this has to be viewed 
in context: The school is above average in the UK for Special Educational Needs (SEN) pupils. The 
specialist requirements necessary for these children mean that classes cannot run at full theoretical 
capacity. There is certainly not enough room to accommodate 24 more (ie. The 13% increase implied 
by the VCHAP proposals).  
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Wicklewood primary school is full. 
 
More school-age children in the village would necessarily entail bussing to other schools across the 
region at least in the short term.  

Surface drainage 

There are serious concerns about how the drainage of these sites would affect surface water and the 
septic tanks of nearby properties in the light of the acknowledged flooding potential of this 
development.  There is already flooding in the area around The Green and Primrose Farm. In 
particular, severe surface water flooding already occurs on the field and The Green to the south of the 
sites.  
 

  
Flooding on The Green  
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Field flooding adjacent to The Green. Hackford Road flooding at the junction with The 

Green 
 
Ponding also occurs on the carriageway along the site frontage to the east on the Hackford Road, 
creating a hazard. Additional surface water run-off from new developments would add to this hazard 
and, additionally, water flowing from this site would threaten the nearby Wicklewood Mere which is 
an SSI. Flooding in this area is frequent, as shown by this series of photographs. 
 

Sewerage 

Safe sewage disposal is also a concern. The properties along Milestone Lane to the west of the sites 
are not on main sewers and additional ground water run-off would affect their septic tanks, with 
associated risks of soil contamination, wildlife degradation and threat to public health.   
 
 

 
 
Wicklewood Pumping Station.  

https://drive.google.com/drive/folders/1hVqi-mVYNvATyRDBb5CegUQjzYOJL_9_?usp=sharing_eil&ts=68efc6f0
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The capacity of the Wicklewood Pumping Station holding tank has not been increased since it was 
originally constructed circa 1980. Many new properties have been added since then and the village of 
Morley now feeds into it as well. Pungent smells are frequently reported from this site and there have 
been discharges from the pumping station into the river due to inadequate retention capacity. 
 
Anglian Water have confirmed that the Wicklewood Pumping Station does not have sufficient 
capacity to get tankers on site quickly enough to prevent overspill into the river if the pumps fail.  
Between 2021-2024, sewage was discharged in, or near (~3mi.), Wicklewood 165 times for a total 
of 1922.7 hours. In 2024, sewage was discharged in, or near (~3mi.), Wicklewood 38 times and for a 
total of 425 hours. Wicklewood has featured in the Anglian Water worst stations list every year since 
2021 when data collection started. 
 

 
 
Overall, rapid and disproportionate increases in the village population that exceed the capacity of 
local infrastructure potentially threaten the health, well-being and educational opportunities for 
residents and the biosafety of the local environment. Expectations that investment will follow 
development, expanding the capacity of key facilities to match demand, are not supported by current 
experience. To increase demand without being able to ensure health and environmental protection 
would be irresponsible. 
 

Highways  

There is already considerable traffic on the Hackford/Wymondham road B1135 (approx 1200 traffic 
movements on weekdays in each direction2), despite an hourly bus service between 
Wicklewood/Wymondham/Norwich.  Sites WIC1 and WIC2 front onto the B1135 and can be expected 
to add directly to these traffic flows. Assuming, very conservatively, that the new households would 
possess on average one car each and rely more on car transport than the bus service for convenience, 
a 13% increase in dwellings could add approximately 156 extra vehicle journeys daily for work, leisure 
and essential services to this already busy route. Increased traffic flows will add to the potential risk 
of accidents, especially in relation to traffic entering and leaving the proposed sites. 
 

 
2 Source: Wicklewood Parish Council SAM2 traffic speed recording data 
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View of the Hackford road/The Green junction. 
 
It has been suggested that site access risks can be mitigated to some extent by creating access via side 
roads. In the case of WIC1 it is proposed to create an entrance off The Green close to the junction 
with the Hackford Road. However, access is more problematic than the tranquil view of this junction 
above might suggest. The proposals for WIC1 do not adequately take into account the level of traffic 
and extensive parking around this junction at school dropping off and collection times. At these times 
the wide clear views of approaching traffic on the B1135 in both directions are often obstructed by 
cars parked on the generous verges at the junction and on the verge opposite the junction. 
 
 

 
 
Further hazards are created by vehicles pulling onto and off the verges into the traffic.  
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Parking on Hackford Road/The Green junction verges. 
 

 
 
 

Parking on the Hackford Road obscuring the approach to the 
junction with The Green. 
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Far from reducing the risk of road accidents therefore, the selection of this junction to provide site 
access increases the risk due to local traffic conditions when large numbers of children may be 
present, entering or leaving the adjacent school premises.  
 

 
 

 
 
School traffic conditions close to the Hackford Road/The Green junction. 
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3. The assessment process 

In addition to these key concerns, we ask that the Inspector examine whether the process to select 
suitable sites has been conducted appropriately in order to achieve a balanced allocation of sites 
across our region. We note the allocation of 0 dwellings to 11 of the other potential clusters in the 
region, for example. 
 
Within Wicklewood itself, we question whether the process to select suitable sites has accurately 
assessed the potential of the full range of available sites or applied appropriate weightings to the 
evaluation criteria used.  
 
WIC1 and WIC2 are disconnected from the existing settlement pattern and would destroy a precious 
landscape. Previous planning applications for developments on these sites have been refused 
precisely for these reasons. For example, as recently as 2020 the South Norfolk VCHAP assessed the 
site south of the primary school to be an UNREASONABLE option for allocation.  
 
On the other hand, other potential sites within the SNC VCAP Site Assessments3 seem to have been 
discounted unreasonably. As an example, SN04064 Wickelwood Nurseries was discounted even 
though it is assessed as suitable for 12 dwellings and access to the site is expected to be achievable. It 
has been asserted that utilisation of this site would result in the loss of existing employment land.  
This is erroneous. Wicklewood Nurseries are in the process of a phased closure, 2025-2027. There is 
no direct employment at the site any more and no prospect of it returning ever.  
 

 
 
Wicklewood Nurseries. 
 
Another example is SN0535 land to the south of Church Lane, assessed as unsuitable due to 
significant access constraints.  This assessment is misleading. The site is accessible from the rear of 
the Woodview Farm industrial estate. The estate is currently accessible to HGVs. 
 
 

 
3 South Norfolk Council Village Clusters Housing Allocations Plan Site Assessments Wicklewood 
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Land to the south of Church Lane. 
 

 
 
HGV access to Woodview Farm industrial estate. 
 
These are just two examples that we believe illustrate erroneous and misleading site assessments 
which fail to attach appropriate weight to the potential impact on historic landscape and integration 
within the existing settlement. A robust professional reappraisal of all the sites  that attaches due 
weight to these key priorities may reveal more. 

Conclusion 

The Parish Council recognises the urgent need for more housing across the region and is keen to 
support appropriate, proportionate, development in our village. However, we respectfully submit that 
the SNVC proposals are unsound, based as they are on a falsely optimistic characterisation of the level 
of services and key infrastructure present, while they underplay practical limitations such as flooding, 
highways, sewerage and school capacity and critical aspects of previous planning policy, landscape 
assessments, agricultural land quality assessments and highway safety.  
 
The SNC VCHAP site assessment itself noted that development of the proposed sites would result in 
significant intrusion into the character of the elevated plateau landscape previously highlighted as 
precious and irreplaceable.  
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Rather than support these flawed proposals therefore, Wicklewood Parish Council would like to see: 
1. A more balanced allocation of housing across the totality of potential sites in the region including 
the 11 potential clusters that currently have 0 allocations. 
2. Housing allocations in the village based on more rigorous site assessments that attach proper 
weight to Impact on historic landscape and Integration within the existing settlement. 
3. The scale of development reduced to a level more proportionate to the size of the village and the 
capacity of existing services and infrastructure.  
 


