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Matter C, 9a 

Site Allocation: VC BUN1, Land to the north of Bunwell Street, Bunwell 

 

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

VC BUN1 is a new allocation for the VCHAP. 
 

b) Does the site have planning permission and/or are there current applications 
under consideration? 
 
The site does not have planning permission and there are no current planning 
applications under consideration. 

 

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: VCBUN1 is a greenfield site. 

Ownership position: The site is in sole ownership. 

Promotion by developer: The site owner has entered into an agreement with Peerless 
Properties.  

Impact on site occupiers/ leaseholders: The site is currently unoccupied.  

 

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  Old Turnpike  Bunwell 
Local shop Bunwell Street Bunwell 
Village hall The Turnpike Bunwell 
Recreation ground The Turnpike Bunwell 
Other (bus stop) Bunwell Street  Bunwell 
Other (local employment) Bunwell Street  Bunwell 
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The site is connected to all of the services and facilities set out above via continuous 
footpaths.  The site connects to facilities and services along The Turnpike and Old 
Turnpike via a pedestrian footpath along Church Lane.  

 

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? 
 
Yes.  The site is located to the east of the settlement and adjacent to the existing 
settlement boundary.  It also lies opposite existing residential development.  The site 
has a strong relationship with the existing pattern of development, and there are 
opportunities to develop a gateway site into the village.   The landscape impact of 
development in this location has been assessed through both the site assessment and 
the landscape visual appraisal which recognise that appropriate landscaping and 
boundaries along the north and east boundaries will be required to integrate the site 
into the wider countryside setting. 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)  

Anglian Water have advised that a vacuum sewer system operates at Bunwell and 
developers are advised, via the site-specific policy, to enter into early engagement with 
Anglian Water at the design stage of the development process. 

 

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

Yes.  The site can be directly accessed from Bunwell Street.  Highway mitigation 
measures have been identified in connection with the delivery of this site (the provision 
of a footway along the site frontage and consideration being given to a possible 
extension to the existing 30mph speed limit along the site frontage) and are included in 
the site-specific policy requirements.  

 

g) Is the estimate of site capacity justified? 

Yes. The site density responds to the development to the west of the site and allows 
opportunities for appropriate landscaping of the site to ensure that is incorporated into 
the wider countryside. Appendix 1 of the Topic Paper sets out the site density (B.11.1). 

 

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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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 
the Highways Authority and Anglian Water).  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 proposed developer of the site submitted a Delivery Statement in 2024 confirming 
that they are aware of the policy requirements for the site.  The position remained 
unaltered when Delivery Statements were updated in October 2025.   

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, as set out in the October 2024 
Delivery Statement (B.10.1)   

Anticipated planning application submission date:  Within 4 months of the site 
allocation 

Submission of reserved matters application expected:  Unknown 

Commencement of works on site expected: Within 6 months of planning permission 
being granted 

Completion expected: 2028 

 

https://www.southnorfolkandbroadland.gov.uk/asset-library/vchap-viability-appraisal.pdf
https://www.southnorfolkandbroadland.gov.uk/asset-library/delivery-statements-final.pdf
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Delivery Statement for South Norfolk Council Village Clusters 
Housing Allocations Plan 
 

SITE REFERENCE: 
 

VC BUN 1 

SITE ADDRESS (as per the site allocation policy): 

 
Land to North of Bunwell, Street 

 

PROPOSED DEVELOPMENT: 

Approximately 20 dwellings on 1.2 

DELIVERY STATEMENT COMPLETED BY (and on behalf of): 

Peerless Properties (Norfolk) Ltd 

DATE OF COMPLETION OF DELIVERY STATEMENT: 

07th October 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) 

Available - yes - an option agreement is in place with a developer who is 

ready to commence work once planning permission is obtained. 

 
Suitable location now - yes - this has already been determined as part of the 

VCHAPS assessment process 

 
Achievable - yes within the lifetime of the plan. The site is allocated in a 

development plan, but a planning application has yet to be submitted and will 

need to address Biodiversity Net Gain and Nutrient Neutrality, both of which 

have the potential to affect the number of homes that can be delivered on the 

site (due to the need for mitigation). 

 
The developer is aware of the potential CIL liability. 
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2. Please confirm the land ownership details of the site, including any discussions 

c3nd/or agreements with developers if appropriate. 

(Approx. 100 words) 

Land ownership - Moira and Kevin Gedge both of Lilac Farm, 128 Bunwell 

Street, Bunwell, NR16 1QX. 

Option to purchase with local developer who is ready to commence works. 

 

 

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) 

Due diligence has been undertaken by Peerless Properties in reaching 

agreement with the landowner including initial work on layouts 

demonstrating the sites capacity for the allocation of new homes and 

consideration of technical matters. 

 

 

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) 

Detailed planning application would be submitted within 4 months of 

confirmation of site allocation. 

 
Planning period is anticipated to be at least 6 months, due to the need to 

resolve nutrient neutrality issues. 

 
Start on site within 6 months of receipt of detailed planning permission 

(subject to pre-commencement conditions). 

Estimate completion by 2028. 
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Matter C, 9b 

Site Allocation: BUN2, Land opposite Lilac Farm, Bunwell Street, Bunwell 

 

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

VC BUN2 is a new allocation for the VCHAP. 
 

b) Does the site have planning permission and/or are there current applications 
under consideration? 
 
The site does not have planning permission and there are no current planning 
applications under consideration. 

 

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: VCBUN2 is a greenfield site. 

Ownership position: The site is in sole ownership. 

Promotion by developer: The site owner has entered into an agreement with Palgrave 
Investments Ltd to develop the site.  

Impact on site occupiers/ leaseholders: The site is currently unoccupied.  

 

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. 
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FACILITY  LOCATION SETTLEMENT 
Primary school  Old Turnpike  Bunwell 
Local shop Bunwell Street Bunwell 
Village hall The Turnpike Bunwell 
Recreation ground The Turnpike Bunwell 
Other (bus stop) Bunwell Street  Bunwell 
Other (local employment) Bunwell Street  Bunwell 

 

The site is connected to all of the services and facilities set out above via continuous 
footpaths.  The site connects to facilities and services along The Turnpike and Old 
Turnpike via a pedestrian footpath along Church Lane.  

 

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? 
 
Yes.  The site is located between two linear sections of development on the main road 
(Bunwell Street) through the village.  The site currently forms a small landscape gap in 
the continuous road frontage along Bunwell Street.  It lies opposite a commercial site 
with large industrial buildings that are set back from the site frontage.  The significance 
of the visual impact of the landscape gap afforded by the site is limited due to its 
position between the two linear sections of residential development.  The allocation 
site has a strong relationship with the existing built form and pattern of development 
that characterises Bunwell Street.  

There are a number of listed buildings in proximity to the site including, most notably, 
Lilac Farm on the opposite site of Bunwell Street. With specific regard to Lilac Farm, 
the Heritage Impact Assessment explored the impact of the proposed allocation on the 
setting of this listed building and concluded that if some views are retained between 
the farmhouse and the open countryside to the north of VC BUN2 this would provide 
acceptable mitigation for the impact on the setting of the listed building.  The site-
specific policy sets this out as a requirement for the development of the site.   

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

 Site assessment (B.1A)  

 Landscape Visual Appraisal (B.5.1)  

Heritage Impact Assessments (B.4.1) 

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
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Anglian Water have advised that a vacuum sewer system operates at Bunwell and 
developers are advised, via the site-specific policy, to enter into early engagement with 
Anglian Water at the design stage of the development process. 

 

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

Yes.  The site can be directly accessed from Bunwell Street.  On- and off-site highway 
works required by the policy are: the provision of a pedestrian footpath along the site 
frontage and some localised carriageway widening along Bunwell Street.  

 

g) Is the estimate of site capacity justified? 

Yes. The site density responds to the development to the east and west of the site and 
is appropriate for the overall site area. An area of open space will be required within the 
site to retain visual connections between Lilac Farm and the agricultural land beyond 
the site.  

 

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 
the Highways Authority, Historic England and Anglian Water).  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 proposed developer of the site submitted a Delivery Statement in 2024 confirming 
that they are aware of the policy requirements for the site.  The position remained 
unaltered when Delivery Statements were updated in October 2025.   

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

 
 

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, as set out in the October 2024 
Delivery Statement (B.10.1)   

Anticipated planning application submission date:  Spring 2026 

Submission of reserved matters application expected:  Unknown 

Commencement of works on site expected: Autumn 2026 

Completion expected: Summer/ Autumn 2027 

https://www.southnorfolkandbroadland.gov.uk/asset-library/delivery-statements-final.pdf
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Delivery Statement for South Norfolk Council Village Clusters 
Housing Allocations Plan 

 
SITE REFERENCE: 

 

VC BUN2 
 

SITE ADDRESS (as per the site allocation policy): 

Land opposite Lilac Farm, Bunwell Street 
 

PROPOSED DEVELOPMENT: 

Approximately 20 dwellings on 0.85ha 

DELIVERY STATEMENT COMPLETED BY (and on behalf of): 

Graham Bloomfield MRTPI - Land & Planning Partner at Sequence (UK) Ltd on 

behalf of Sanjib Mozumder, Palgrave Investments Ltd 

DATE OF COMPLETION OF DELIVERY STATEMENT: 

28 October 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) 
 

Sequence consider the site to be viable, suitable and deliverable when considered 

against these 3 tests under paragraph 69 of the Framework.  

The site is available with the site under option to Palgrave Investments to bring the 

site forward including making these representations.  

Sequence would concur with the findings of planning officers and councillors of 

South Norfolk Council through a thorough site assessment process that the site is 

suitable for residential development and a sustainable location for the reasons set 

out in the Regulation 19 VCHAP document.  

With regard to deliverability, again the site is being brought forward by a developer 

in Palgrave Investments, supported by Sequence (UK) Ltd who can undertake 

detailed financial and viability appraisal. It is recognised that the site is affected by 

nutrient neutrality within the Yare Catchment, which does bring a degree of 

uncertainty in terms of costs but at this stage there are no particular concerns in 

terms of the deliverability of the 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. 

(Approx. 100 words) 

The site is being promoted by Palgrave Investments Ltd, a developer with a proven 

track record, who have an option agreement with the landowner. 

 
 

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) 

 

Due diligence has been undertaken by Palgrave Investments in reaching 
agreement with the landowner including some initial work on layouts 
demonstrating the site does have capacity for the proposed allocation of new 
homes, and consideration of technical matters. 

Unless specifically encouraged by South Norfolk Council to bring the site 
forward sooner, it is anticipated that submission of a planning application would 
follow adoption of the VCHAP or certainly significant progression through EIP 
and receipt of the Inspector's Report, particularly in the context of the site being 
affected by nutrient neutrality. 

However, Palgrave Investments ltd is keen to bring the site forward as soon as 
appropriate, working collaboratively with South Norfolk Council. 
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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) 

The most recent Local Development Scheme (LOS) for South Norfolk dated 
January 2024, proposes adoption of the VCHAP by September/October 2025. In 
line with the response set out above, Sequence would therefore propose that 

submission of a planning application would be Winter 2025 or Spring 2026 but again 
consideration would be given to bringing the site forward sooner. 

On this basis, a target date of 13 weeks for a major application (unlikely to trigger 
EIA) to be determined would see full planning permission granted Spring /Summer 
2026. 

With a likely requirement to discharge conditions this could add a further couple of 
months which would see a commencement Summer/ Autumn 2026. For a site and 

developer of this scale it is anticipated construction would be completed in less 
than a year which would see completion in Summer / Autumn 2027. 
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Matter C, 9c 

Settlement Limit: Bunwell 

 

a) Are the settlement limits proposed suitable and justified given their policy 
function? 
 
Yes, the settlement limits for Bunwell are suitable and justified. The settlement limits 
have been drawn around the main areas of development, namely along Bunwell Street, 
around Little Green, The Turnpike, and Old Turnpike near to the primary school. The 
settlement limit along Bunwell Street is split at Lilac Farm to exclude the agricultural 
buildings. The settlement limits include the allocations in the 2015 Local Plan.  

A small extension has been made to include the development at Smockmill Close. 
 
The settlement limits will allow some limited future infill development to occur in the 
most sustainable location 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 change to the Bunwell settlement limit is considered to be suitable under part (i). 
The extension has been made to include the new rural exceptions site development at 
Smockmill Close.  

 

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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