Cluster 46: Winfarthing & Shelfanger

Matter C, 46a

Site Allocation: VC WIN1, Land west of Hall Road, Winfarthing

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

VC WINT1 is a new allocation in the VCHAP.

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

Members resolved to approve an outline planning application at Development Management
committee in May 2025 subject to agreeing a small number of outstanding details, as well as
the S106 Agreement. Those matters have now been agreed and the S106 Agreement is due to
be completed in November/ December 2025.

Planning application reference number: 2024/2476

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?

Current land use: VC WIN1 is a greenfield site

Ownership position: The site is in sole ownership

Promotion by developer: Unknown

Impact on site occupiers/ leaseholders: The site is currently vacant

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?

Yes, the site is sustainably located in relation to village services and facilities. The table below
summarises the connectivity of the site to the identified services and facilities.

FACILITY LOCATION SETTLEMENT
Primary school Mill Road Winfarthing
Local shop Various Diss

Village hall Hall Road Winfarthing
Recreation ground Common Road Shelfanger
Other (bus stop) Hall Road Winfarthing
Other (public house) The Street Winfarthing



https://info.southnorfolkandbroadland.gov.uk/online-applications/
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The site is connected to the primary school, the village hall, the public house and the bus stop
(limited service only) via existing pedestrian footpaths/ informal footways, however the
remaining services and facilities lie further afield in neighbouring settlements and/or the nearby
market town of Diss. Pedestrian connectivity to these services and facilities is not available,
and whilst cyclists may be able to access them it is reasonable to assume that most journeys
would be via private transport.

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?

VC WINT1 is to the north of the village, at the edge of the settlement. It lies within part of a larger
agricultural field and as such careful consideration will need to be given to the layout and
landscaping of the site through the detailed layout and design stages (as set out in the site-
specific policy). The site will however be read in the context of the existing development at
Chapel Close and will need to be sympathetic to the scale and layout of development on that
site. The detailed site-specific requirements reflect the rural context of the site and seek to
lessen the visual impact of the development.

Assessments of the landscape and townscape impact are included within the following
evidence base documents:

Site assessment (B.1A)

Landscape Visual Appraisal (B.5.1)

f) Is the access and site acceptable in highway terms?

Yes. A suite of on- and off-site highway works were identified in discussion with the highways
authority and these have been included in the site-specific policy requirements and explored
through the planning application process.

g) Is the estimate of site capacity justified?

Yes. The site allocation forms part of a wider agricultural parcel with the boundaries drawn
around the site to reflect the objectives of the Plan. The density of the site reflects the rural
context of the site and the edge of village location. The site allocation is for approximately 20
dwellings and the outline planning application is for 21 dwellings.

Appendix 1 of the Topic Paper sets out the site density (B.11.1).

h) Are the site-specific requirements for development of the site justified, consistent with
national policy and would they be effective?


https://www.southnorfolkandbroadland.gov.uk/asset-library/vchap-allocations-and-settlement-limit-extensions.pdf
https://www.southnorfolkandbroadland.gov.uk/asset-library/vchap-landscape-visual-appraisals.pdf
https://www.southnorfolkandbroadland.gov.uk/asset-library/topic-paper-v2.pdf
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Yes. The site-specific policy requirements are supported by the evidence base for the Plan and
have been informed by discussions with key technical consultees (such as the highways
authority). The policy requirements are justified by the evidence, are consistent with national
policy and the Council considers that they will be effective.

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

The Council has produced a Viability Appraisal as part of the evidence base for the Plan, (B.6.1),
and considers that the site is viable, and will deliver a policy compliant quantum of affordable
housing.

The site owner has not submitted delivery statements for the site, opting to engage through the
planning application route instead. However, the outline planning application proposes 7
affordable housing units in compliance with policy requirements.

j) Overall, is the site deliverable within the plan period? When is development likely to
commence? Has the landowner/developer confirmed this?

Yes, the site is deliverable within the Plan period. The site promoter has not submitted
Developer Statements for this site but has continued to engage with the development
management process.

Anticipated planning permission date: Late 2025 (based upon discussions with the case officer
for 2024/2476)

Commencement of works on site expected: Unknown

Completion expected: Unknown



https://www.southnorfolkandbroadland.gov.uk/asset-library/vchap-viability-appraisal.pdf
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Matter C, 46b

Site Allocation: VC WIN2, Land off Mill Road, Winfarthing

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

VC WIN2 is a new allocation in the VCHAP.

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

The site is subject to a current application that has not yet been determined.

Planning application reference number: 2025/0004

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?

Current land use: VC WIN2 is a greenfield site

Ownership position: The site is in sole ownership

Promotion by developer: Unknown

Impact on site occupiers/ leaseholders: The site is currently vacant

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?

Yes, the site is sustainably located in relation to village services and facilities. The table
below summarises the connectivity of the site to the identified services and facilities.

FACILITY LOCATION SETTLEMENT
Primary school Mill Road Winfarthing
Local shop Various Diss

Village hall Hall Road Winfarthing
Recreation ground Common Road Shelfanger
Other (bus stop) Hall Road Winfarthing
Other (public house) The Street Winfarthing



https://info.southnorfolkandbroadland.gov.uk/online-applications/search.do?action=simple&searchType=Application
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The site is connected to the primary school, the village hall, the public house and the
bus stop (limited service only) via existing pedestrian footpaths/ informal footways,
however the remaining services and facilities lie further afield in neighbouring
settlements and/or the nearby market town of Diss. Pedestrian connectivity to these
services and facilities is not available, and whilst cyclists may be able to access them it
is reasonable to assume that most journeys would be via private transport.

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 adjacent to the southern edge of the settlement and abuts the existing
settlement boundary. VC WIN2 comprises part of a wider agricultural parcel and
appropriate boundary treatments will be required to minimise the views of the site from
the local Public Right of Way network. An existing belt of established trees to the south
will restrict wider views of the site on the approach from the south.

Assessments of the landscape and townscape impact, as well as the potential heritage
impact of development, are included within the following evidence base documents:

Site assessment (B.1A)
Landscape Visual Appraisal (B.5.1)
Historic Impact Assessment (B.4.1)

An area of flood risk in the northeast corner of the site was identified in the Level 2
Strategic Flood Risk Assessment, however this was updated in the subsequent
revisions to the national flood data mapping released in 2025. The Strategic Flood Risk
Assessment Addendum illustrates the changes to the flood risk within- and adjacent
to the site boundaries. The schedule of Proposed Modifications submitted alongside
the VCHAP includes an update to the site-specific policy requirements to reflect this.

Level 2 Strategic Flood Risk Assessment (B.9.1, B.9.2, B.9.23 and B.9.25)

List of Additional Modifications and Potential Main Modifications Arising from the
Statements of Common Ground (SoCG) and the Level 2 Strategic Flood Risk
Assessment NaFRA2 Addendum (May 2025) (A.6.2)

f) Is the access and site acceptable in highway terms?

Yes. On- and off-site highway works reflecting discussions with the highways authority
have been included in the site-specific policy requirements.


https://www.southnorfolkandbroadland.gov.uk/asset-library/vchap-allocations-and-settlement-limit-extensions.pdf
https://www.southnorfolkandbroadland.gov.uk/asset-library/vchap-landscape-visual-appraisals.pdf
https://www.southnorfolkandbroadland.gov.uk/asset-library/vchap-heritage-impact-assessments.pdf
https://www.southnorfolkandbroadland.gov.uk/asset-library/vchap-level-2-sfra-report.pdf
https://www.southnorfolkandbroadland.gov.uk/asset-library/sfra-appendix-a1-site-summary-tables.pdf
https://www.southnorfolkandbroadland.gov.uk/asset-library/vchap-sfra-level-2-geopdf-vcwin2.pdf
https://www.southnorfolkandbroadland.gov.uk/asset-library/level-2-strategic-flood-risk-assessment-nafra2-addendum.pdf
https://www.southnorfolkandbroadland.gov.uk/asset-library/list-of-additional-and-potential-main-modifications-arising-from-the-socg.pdf
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g) Is the estimate of site capacity justified?

Yes. The site is proposed for up to 20 dwellings and the planning application
proposes 19 dwellings on a slightly larger site area. This reflects the changes to the
areas identified as being at risk of flooding.

Appendix 1 of the Topic Paper sets out the site density (B.11.1).

h) Are the site-specific requirements for development of the site justified,
consistent with national policy and would they be effective?

Yes. The site-specific policy requirements are supported by the evidence base for
the Plan and have been informed by discussions with key technical consultees (such
as Historic England). The policy requirements are justified by the evidence, are
consistent with national policy and the Council considers that they will be effective.

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

The Council has produced a Viability Appraisal as part of the evidence base for the
Plan, (B.6.1), and considers that the site is viable. However, the Council and the
applicant are currently discussing the provision of affordable housing on the site
through the planning application process and it is anticipated that the applicant will
submit a viability report to support their position for zero affordable housing in due
course once all other site-specific matters have been resolved.

The 2024 and 2025 Delivery Statement documents are appended to this statement.

j) Overall, is the site deliverable within the plan period? When is development likely
to commence? Has the landowner/developer confirmed this?

Yes, the site is deliverable within the Plan period. The site promoter reconfirmed the
anticipated timescales for delivery of the site in their October 2025 Delivery
Statement.

Planning application submission date: January 2025

Commencement of works on site expected: 2026

Completion expected: 2028



https://www.southnorfolkandbroadland.gov.uk/asset-library/topic-paper-v2.pdf
https://www.southnorfolkandbroadland.gov.uk/asset-library/vchap-viability-appraisal.pdf
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DELIVERY STATEMENT FOR SOUTH NORFOLK COUNCIL

VILLAGE CLUSTERS HOUSING ALLOCATIONS PLAN

SITE REFERENCE:
VC WIN2

SITE ADDRESS (as per the site allocation policy):
Land off Mill Road

PROPOSED DEVELOPMENT:
Up to 20 dwellings on 0.98ha

DELIVERY STATEMENT COMPLETED BY (and on behalf of):
KFD Architecture (on behalf of the Applicant - Mr David Mitchell)

DATE OF COMPLETION OF DELIVERY STATEMENT:
22/10/2024 (original). Updated on 15/10/2025, in red.

1. Please confirm whether the site meets the three tests set out in the National Planning Policy
Framework (NPPF) and can therefore be considered to be available, suitable and
deliverable taking into account the policy requirements of the GNLP and the VCHAP, as well
as CIL payments, Biodiversity Net Gain, and where appropriate Nutrient Neutrality.

We believe the site meets the three tests set out in the NPPF, as noted below:

Economic - The proposal would make a positive contribution to the housing supply by providing
new, high-quality housing.

The new dwellings would provide short-term economic benefits through their construction, and
longer-term economic benefits through additional household spend within the local
community.

CIL contributions and GIRAMs payments will be made in accordance with policy.

Social — As mentioned above the benefit of bringing new families into the area supporting the
local school and businesses would be net positive.

Winfarthing benefits from several bus stops within walking distance of the site, which provide
regular and frequent services to Diss. Directly north of the site is All Saints Primary School and
further North is a public house.

Environmental — The site is currently an agricultural field which is regularly maintained,
therefore as existing, the site provides relatively low level of natural habitat. Ecology mitigations
will be put forward to ensure the site achieves 10% biodiversity net gains.

Each dwelling will have electric vehicle charging points and each will be heated using
renewable energy sources.

This site lies outside the nutrient neutrality catchment area therefore should be considered a
deliverable site.
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2. Please confirm the land ownership details of the site, including any discussions and/or
agreements with developers if appropriate.

Area of land owned by the Applicant — Mr David Mitchell.

3. Please provide any details relating to progress made towards the submission of a
planning application on the site if applicable (i.e., obtaining pre-application advice,
technical surveys, engagement and/or agreements with statutory bodies, or the
submission of a planning application).

Pre-application submitted under ref. ENQME/2023/0838 with initial response received in late
2023. Further sketch drawings and follow up enquiry has been submitted and discussions
ongoing with Christopher Rickman.

Highways enquiry submitted December 2024 ref. PRE568189988; response received February
2024. Further sketch drawings submitted and correspondence, with latest comments received
October 2024 and ongoing.

Topographical Survey completed in March 2023.

Drainage proposals and Flood Risk Assessment (FRA) instructed and awaiting completion prior
to Full Planning submission.

As part of this delivery statement we have provided evidence that there are feasible foul
and surface water drainage options at the above site, prepared by PDC (Plandescil) Ltd.

Ecology survey carried out January 2024 and Preliminary Ecology Impact Assessment report
completed April 2024.

Full Planning application submitted reference 2025/0004. Application has gone through several
house design and drainage strategy alterations, following third party consultee responses.

Latest drawings issued which we believe will satisfy all consultees and we are anticipating a
positive determination shortly.

4. Please provide a brief commentary on the site’s delivery, for example an anticipated
date for the submission of a planning application, a predicted start-on-site date and the
likely completion date of the development.

Full Planning application submitted in January 2025 under reference 2025/0004.

Application has gone through several house design and drainage strategy alterations, following
third party consultee responses.

Latest drawings issued which we believe will satisfy all consultees and we are anticipating a
positive determination shortly.

The predicated start-on-site date could be early 2026, with a two / three-year construction
process, the likely completion of development could be 2028. Still deemed a realistic target.
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Matter C, 46¢

Settlement Limits: Winfarthing and Shelfanger

a) Are the settlement limits proposed suitable and justified given their policy
function?

Yes, the settlement limits for Winfarthing and Shelfanger are suitable and justified.

The existing settlement limit for Winfarthing follows the linear nature of the village along
The Street and Hall Road and has been tightly drawn to allow for limited infill that will
contribute to the existing character. Open areas that contribute towards the character
of the area such as the church have been purposely excluded.

Much of the existing built form of Shelfanger is within flood zone areas and further
intrusion into the countryside needs to be avoided. The existing settlement limit has
been defined to provide some limited infill development whilst precluding further
expansion of the ribbon development to the east and west of the village.

The current settlement limits do not meet any of the criteria outlined in the Topic Paper
and therefore there are no proposed changes to the existing settlement boundaries.

There are no significant areas of existing development that are not included in the
settlement limits.

b) Where changes to settlement limits are proposed, are these:
(i) Justified by development on the ground? or

(ii) Where potentially allowing further development, that development would be in
a suitable location relative to services and facilities, would not harm the character
and appearance of the area and would not have any other adverse planning effect?

No changes to the settlement limits are proposed as part of the VCHAP.

c) Should any other settlement limits be included in the plan to reflect other
hamlets or existing areas of development in the cluster?

No. There are no other hamlets or existing areas of development that are of a significant
enough scale to justify a settlement limit.
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