Cluster 6: Bawburgh

Matter C, 6a

Site Allocation: VC BAW1REV, Land East of Stocks Hill, Bawburgh

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

VC BAW1REV is a new allocation for the VCHAP.

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

The site has a resolution to grant full planning permission from Development
Management Committee on 22 October 2025.

Planning application reference number: 2024/3480

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 BAW1REV is a greenfield site.

Ownership position: The land is under sole ownership.

Promotion by developer: Crocus Homes have a legal agreement / contract with the
landowner to purchase the land.

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 Hockering Lane Bawburgh



https://info.southnorfolkandbroadland.gov.uk/online-applications/simpleSearchResults.do?action=firstPage
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FACILITY LOCATION SETTLEMENT
Localshop Major out-of-town retail, Costessey
William Frost Way

Supermarket, Wendene Bowthorpe, Norwich

Local shops, Great Melton | Hethersett

Road
Village hall Stocks Hill Bawburgh
Recreation ground Stocks Hill Bawburgh
Other (bus stop) Stocks Hill Bawburgh
Other (public house) Harts Lane Bawburgh

There is a footway on the eastern (allocation) side of Stocks Hill connecting to a footway
on Hockering Lane, providing a continuous route to the primary school. Footways in
other parts of the village are limited. The Village Hall and playing field are on Stocks Hill,
immediately opposite the allocation.

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 fills a gap between two groups of existing development on Stock’s Hill; whilst
this gap provides views towards Norwich, which could be appreciated by those on foot,
the frontage is relatively limited. The site falls within the Norwich Southern Bypass
Landscape Protection Zone, which is a landscape policy within the 2015 Development
Management Policies document (document ref. F.1.3) designed to prevent development
encroaching on the setting of the city. The limited scale of the allocation, and the fact
that the site would be seen in the context of development on three sides, limits the
adverse impacts. Policy VC BAW1REV requires the design, layout and landscaping of
the site to be informed by a landscape appraisal that seeks to minimise the visual
impact of the development within the wider landscape.

The Bawburgh Conservation Area is immediately to the north of the site, however the
orientation of the road and existing vegetation mean that the site is not prominentin
views in/out of the Conservation Area. The site also represents a transition from the
historic development around the village core to the more modern development on the
periphery. Policy VC BAW1REV requires the design of buildings, including the use of
materials, to make a positive contribution to Bawburgh Conservation Area having regard
to the Bawburgh Conservation Area Character Appraisal and Management Guidelines.

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)


https://www.southnorfolkandbroadland.gov.uk/asset-library/south-norfolk-lp-dm-policies.pdf
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
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Historic Impact Assessment (B.4.1)

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

Policy VC BAW1REV requires adequate visibility splays onto Stocks Hill, as such Norfolk
County Council as highways authority has no objections to the allocation, and the splay
is secured in the application which has Committee resolution to approve.

g) Is the estimate of site capacity justified?

In the initial January 2023 Regulation 19 version of the VCHAP the 35 dwellings were
allocated on a small (1.4ha site). Whilst this was in keeping with other areas of
development in the village, particularly on Hockering Lane, the Council has responded
to concerns raised during that process and, as part of the Regulation 19 Addendum in
2024, increased the site area by approximately 40% to achieve a density more
appropriate to the site context.

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
those concerned with highways and heritage). 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 is subject to a Committee resolution to approve 35 dwellings, including 34%
affordable units.

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


https://www.southnorfolkandbroadland.gov.uk/asset-library/vchap-heritage-impact-assessments.pdf
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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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 updated the
anticipated timescales for delivery of the site in their October 2024 Delivery Statement.
However, as permission has been granted earlier than anticipated, the October 2025
Delivery Statement comments upon how the site is anticipated to be delivered:

Commencement of works on site expected: September 2026.

Completion expected: March 2028.
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Delivery Statement: Supplementary/Amended Information
(October 2025)
SITE REFERENCE:
VC BAW1REV.
SITE ADDRESS (as per the site allocation policy):

Land east of Stocks Hill (Bawburgh)

SUPPLEMENTARY/ AMENDED INFORMATION COMPLETED BY (and on behalf of):
Matt Davidson on behalf of Crocus Homes Limited.

DATE OF COMPLETION OF SUPPLEMENTARY/ AMENDED INFORMATION:
15t October 2025.

Please provide an update in the text box below to any of the original responses provided
in response to Questions 1-4 of the ‘Delivery Statement for South Norfolk Council
Village Clusters Housing Allocations Plan’ for your site. You will need to refer to the
original submission when completing this form and clearly state which response is to
be updated. This information will be brought to the attention of the Inspector as part of
the Examination process.

(Please continue on a separate sheet if necessary).

or

Question 3

Full Planning Application Ref 2024/3480 for “Development of 35 dwellings and
associated infrastructure, access, parking and landscaping” was submitted on 22"
November 2024.

The Application we understand will go to South Norfolk Councils Planning
Committee in October 2025, worst case November 2025.

Question 4

All dates therefore previously provided remain relevant and there is potential to
improve on these if Planning is secured by end 2025 as previously estimated.

The information submitted in 2024 remains valid and unchanged

(signature) (date)
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Delivery Statement for South Norfolk Council Village
Clusters Housing Allocations Plan
SITE REFERENCE:
VC BAW1REV
SITE ADDRESS (as per the site allocation policy):
Land east of Stocks Hill
PROPOSED DEVELOPMENT:
Up to 35 dwellings on 1.97ha
DELIVERY STATEMENT COMPLETED BY (and on behalf of):
Matt Davidson on behalf of Crocus Homes Limited
DATE OF COMPLETION OF DELIVERY STATEMENT:

27th September 2024

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.

(Approx. 100 words)

Yes. A Full Planning Application is imminent and will confirm that the site is
available, suitable and deliverable.

2. Please confirm the land ownership details of the site, including any discussions
and/or agreements with developers if appropriate.

(Approx. 100 words)

Crocus Homes have a legal agreement/contract to purchase with our
landowner subject to Planning Permission being granted by South Norfolk
Council, at the appropriate time. The land is unencumbered and owned by a
single party/owner.
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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).

(Approx. 100 words)

Following extensive pre planning work including advice from Statutory
Authorities a full Planning Application will be submitted in the early part of
October 2024 - this includes full details of all planning matters and based on
in depth survey work from specialists.

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.

(Approx 100 words)

Planning Application = October 2024.

Planning Permission = December 2025.

Technical Work to achieve Start on Site = June 2026
Start on Site = September 2026

Completion of Development = March 2028
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Matter C, 6b and 6¢

Settlement Limit: Bawburgh

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

Yes, the settlement limits for Bawburgh are suitable and justified. The settlement limits
have been drawn around the two main built areas of Bawburgh which are separated by the
River Yare. The northern section covers development along New Road and Hart’s Lane. The
southern settlement limit has been drawn around church street, stocks hilland Hockering
Lane.

The settlement limit to the south has been extended to include development along Stocks
Hill on both sides of the road. A small extension has also been added along the northern
boundary of VC BAW1REV.

The settlement limits will focus future infill development to the most sustainable locations
in the cluster whilst preventing encroachment into the countryside.

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?

The changes to the settlement limits can be justified under both conditions (i and ii).

In terms of (i), the extension of the settlement limit along the western side of Stocks Hill
incorporates new development since 2015 (permitted due to a former lack of housing land
supply). Onthe eastern side of Stocks Hill, south of VC BAW1REV, the developmentis long
established but was previously detached from the main part of the village; with the
development of VC BAW1REV these dwellings will become contiguous with the rest of the
settlement, and therefore it is appropriate that they fall within a settlement limit.
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In terms of (ii) the extension along the northern boundary of VC BAW1REV is well contained
within the landscape and therefore provides an opportunity for subdivision of an existing
residential plotin an area that will not determinately harm the character of the village.

Allocations and Settlement Limit Extensions Site Assessments (B.1A)

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.


https://www.southnorfolkandbroadland.gov.uk/asset-library/vchap-allocations-and-settlement-limit-extensions.pdf
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